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L PROJECT DESCRIPTION

The proposed project involves the demolition of an existing gas station with two repair bays and the
construction of a new mixed use building. The new 18,196 square foot mixed use building would be
comprised of eight residential condominiums and approximately 5,000 square feet of commercial
space, located on the ground floor, All of the residential units would be located on the second and third
tloors. Five residential units would include two bedrooms, two units would include one bedroom each
and one unit would include three bedrooms. 38 parking spaces are provided, with nine covered parking
spaces located at grade level and 29 parking spaces located below grade. Grading would be
approximately 9,500 cubic yards of cut and 1,500 cubic yards of fill.

Currently, the 18,196 square-foot site is split by two zoning designations; the northern portion, totaling
approximately 7,150 square feet, is zoned R-2, and the southern portion, totaling about 11,046 square
feet, is zoned C-1. The Planning Commission initiated re-zoning the portion of the subject property
zoned R-2 (Two Family Residential) to C-1 (Limited Commercial) on April 7, 2005. The entire
property is located in the Coastal Overlay (SD-3) Zone, which would not change with this request.

Background

The site was developed first as a residence in the 1930s, and then converted to a gasoline station,
which has been rebuilt at least once since the late 1940s. The southern portion of the site was rezoned
to C-1 in 1946. The line of ficus trees along the northern property line appear to be in place since the
1950's and thus would be considered legal and nonconforming.

IL REQUIRED APPLICATIONS

The discretionary applications required for this project are:

1. A recommendation to City Council for a Zoning Map Amendment to change the zoning
from R-2, Two-Family Residential, to C-1, Commercial Zone District (SBMC
§28.92.080.B);
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IIL.

A recommendation to the City Council for a Local Coastal Program Amendment to
change the zoning to match the Local Coastal Plan designation of General Commerce.

A Modification to allow a portion of the building to encroach 7 feet into the required 17
foot northern interior yard setback (SBMC §28.92.110.A.2);

A Modification to allow the 10% common open space to be located above the ground
floor level (SBMC §28.92.110.A.2);

A Modification to allow one second floor covered balcony to encroach 3 feet 6 inches
into the 10 foot front yard setback on Coast Village Road (SBMC §28.92.110.A.2);

A Modification to allow the an emergency stairway to encroach up to 9 feet 2 inches
into the 10 foot front yard setback on Olive Mill Road (SBMC §28.92.110.A.2);

A Coastal Development Permit (CDP2005-00003) to allow the proposed development
in the Non-Appealable Jurisdiction of the City’s Coastal Zone (SBMC §28.44.060);

A Development Plan to allow the construction of 5,000 square feet of nonresidential
development (SBMC §28.87.300); and :

A Tentative Subdivision Map for a one-lot subdivision to create eight (8) residential
condominium units and one (1) commercial unit (SBMC 27.07 and 27.13).

RECOMMENDATION

With approval of the Modifications and Council and Coastal Commission approval fo the requesting
Zoning and Local Coastal Program Amendments, the proposed project conforms to the City’s Zoning
and Building Ordinances and policies of the General Plan and Local Coastal Plan. In addition, the size
and massing of the project are consistent with the swrrounding neighborhood. Therefore, Staff
recommends that the Planning Commission approve the project contingent upon City Council approval
of the Zone Change and recommend that the Council approve the Zone Change, making the findings
outlined in Section VII of this report, and subject to the conditions of approval in Exhibit A.
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IV,  SITE INFORMATION AND PROJECT STATISTICS
B. SITE INFORMATION
Applicant: John Price ] .
Agent Jeff Gorell, Lenvik & Minor Property Owner: TOSCO Corporation
Parcel Number: 009-230-043 Lot Area: 0.41 acres (gross);18,196 s.f.
Zoning: C-1, Commercial (partial)
General Plan: General Commerce R-2, Residential
SD3 — Coastal Overlay Zone
Existing Use: Gasoline Service Station Topography: 2%
Adjacent Land Uses:
North - Residential East — Residential/US 101 Freeway
South — Hotel/Restaurant West — Commercial/Office
C. PROJECT STATISTICS
Existing Praposed
Unit # # of Bedrooms | Size of Unit (s.f.) | % of Req. Lot Area
Unit 1 2 1,604 s.f, 69%
Unit 2 2 1,486 s.f. 64%
Unit 3 1 1,292 s.f 1%
Livine Area N/A Unit 4 1 I,112s.f. 60%
i Unit 5 3 2,126 5.1, 76%
Unit 6 2 1,394 s 1. 60%
tnit 7 2 1,444 s.f. 62%
Unit 8 2 1,776 s.f. 76%
Total — 12,270 s.f
. 2,360 s.1.
o 3 E]
Commercial | goriee | West N/A 2.640 .. N/A
ation ast 5.000 s.f.
Garage/ 12 37 spaces (17 residential + 20 commercial)
Parking uncovered 9 spaces covered @ ground level, 28 spaces below grade
Accessory N/A 8 storage units for the residents -
V. ZONING ORDINANCE CONSISTENCY
Standard Requirement/ Allowance Existing Proposed
Setbacks
Coast Village Rd. ¢/ Coast Village Rd. - 10’
Olive Mill Rd. Olive Mill Rd. - 10/
Front 10 Foot setback Structure — 40 {Note: Modifications to the
' Parking Area - (' setbacks for minor
encroachment are being
requested for each front
setback)
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Standard Requirement/ Allowance Existing Proposed
0" — adjacent to commercial North Interior Yard - 17
-Interior 1 zoned lot
_________________________________ Atheheight L
Three (3) stories - Max
forty-five feet (45).
Adjacent to resm.len.t;a!.ly Building — 35
zoned lots - within a Architectural Element - 39.5'
Building Height distance of twenty-three 12 feet Within 17" .
, ithin 17' of North Interior
(23) feet or one-half (1/2) Lot Line — 25' :
the height of the proposed B
structure, whichever is
less, height to be 25 feet.
Multiple Residential Unit.
1 bedroom: 1-1/2 spaces/
unit,
2 or more bedrooms: 2
spaces/unit. Residential — 15 spaces
Parking Approximate: Guest Parking — 2 spaces
Guest parking - 1 space/4 12 uncovered Commercial - 20 spaces
residential units. Total -~ 37 Spaces
Commercial
1 space per/250 square feet
of net floor area or fraction
thereof.
1 bedroom unit
ﬁgga‘;‘éz o 1,840 s.f/unit 21 bedroom - 3,680 s.f,
Each Uni t. 2 bedroom upit: N/A — Commercial 5 -2 bedroom — 11,600 s.{.
(Variable 2,320 s.f./unit only 1.~ 3 bedroom — 2,800 s 1.
Density) 3 bedroom unit + Total - 18,080 s.f.
2,800 s, f/unit
1,020 s.f. glziozmd level
10% Open Space 1,820 s, N/A 1,820 frlf)c;f?catif;;[ wla
Unit T - 270 s.f.
Unit 2 - 230 s.f.
Private Outdoor 2ud Floor Units and above: 222 31 i gég Z]i
. 1 bedroom unit - 72 s.1. N/A - Commercial . "
Living Space . Unit 5 - 470 s.f.
2 bedroom unit - 84 s.f. .
3 bedroom unit — 96 s.f. .Un.it 618451,
Unit 7 - 200 s.1.
Unit 8 —~ [74 s.1.
Lot Coverage
-Building N/A 1,189 s.f. 7% 12,697 s.f. 69.8%
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Standard Requirement/ Allowance Existing Proposed
N/A
1 Paving/Driveway N/A
-Paving 15,866 5.f. 87% 1,653 s.f. 9.08%
-Landscaping L141sf 6% |3846sf - 21.12%

~ With the following recommendations and approvals, the proposed project would meet the

requirements of the C-1 Zone District, with the exception of the Modifications.

A. CHANGE OF ZONE

A change of zone is a legislative process and City procedures require that the Planning
Commission or City Council initiate the rezoning before the applicant can submit a formal
application for rezoning. A zone change can be initiated by either an applicant, the Planning
Commuission or City Council. In this case, the property owner applied for the zone change and
the Planning Commission initiated the process at their April 7, 2005 hearing, to change a
portion of the subject property from R-2 (Two-Family Residential) to C-1 (Commercial). This
designation change is required in order to process the applicant’s mixed-use project proposal.
Currently, the project site is split by two zoning designations; the northern portion is zoned R-
2, and the southern portion is zoned C-1. Although there is only on Assessor's Parcel Number,
the project site consists of two legal parcels and the zone line follows the parcel line. Both
parcels have a General Plan designation and a Local Coastal Plan designation of General
Commerce.

The project site is a corner lot. The western lot line abuts two lots and the northern lot line
abuts one lot. The southwestern adjacent lot (1290 Coast Village Road), developed with a
commercial building, is under the City jurisdiction and is zoned C-1 (Limited Commercial
Zone). The northwestern lot, developed as a parking lot serving Long's Drug Store and other
commercial businesses, is under the County's jurisdiction and is zoned C-2. The adjacent
northern lot (115 Olive Mill Road), developed with a single family dwelling, is zoned R-1
(Residential) and is also under the County's jurisdiction.

The intent of the proposed C-1 zone is that it strives to provide a desirable living environment
by preserving and protecting surrounding residential land uses in terms of light, air and existing
visual amenities. Given the residential development and zoning on the adjacent northern parcel,
this would be an appropriate zone district. The development that is being proposed, with the
commercial component oriented to the south along Coast Village Road and the residential use
oriented to the north, would reflect the intent of the zone district. Additionally, the general
commercial use along with the residential uses that are being proposed would be less intensive
than the current service station. Finally, the proposed change would be consistent with the
current General Plan and Local Coastal Plan designation. Staff recommends that the Planning
Commission recommend to the City Council the approval of the zone change from R-2 to C-1.
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B. MEASURE E

The project includes the demolition of approximately 1,189 square feet (s.f) of commercial
space and construction of approximately 5,000 s.f. of commercial space. Because the project
site consists of two legal parcels, pursuant to the provisions of SBMC §28.87.300, the project
would be allocated a total of 2,000 s.f. of Measure E nonresidential square footage from the
Minor Addition category and 1,811 s.f. from the Small Addition category for the project
parcels, leaving 3,189 s.f. of Small Addition square footage. Development Plan findings for
this square footage are included in Section VII below.

. MODIFICATIONS

Northern Side Yard Setback — This Modification would allow a portion of the building to
encroach into the required northern side yard setback. Because the project site abuts a
residential zoned lot, the C-1 Zone District states that the setback shall have an interior vard of
no less than ten (10) feet or one-half (1/2) the height of the building, whichever is greater. In
this case, the overall building height is 35 feet, thus the setback would be 17 feet 6 inches. The
total length of development along the northern portion of the lot is 110 feet. This is not a solid
line of development, as the private and common space, located in the center, occupies 25 feet
of that length. The portion of the development that would encroach into the setback would
include both the first and second floor and occupy an area measuring 7 feet 6 inches in depth by
45 feet in length. On the ground level, the portion of the building that would encroach into the
setback would be used as storage area for each of the units. Access to the storage area would be
oriented toward the garage and there would be no windows or other openings facing the
northern property line. On the second floor, a portion of the living room, dining room and patio
of Unit 8 would encroach into the setback.

The remaining development along the northern property line, including the entire length of the
third floor, would be consistent with or greater than the required setbacks. The driveway would
be setback a minimum of five feet from the property line and will continue to be landscaped.
Currently, there is a hedge approximately twenty feet in height along this property line, but, as
stated above, it is legal and nonconforming and would remain. Additionally, a solid wall of at
least six feet in height is provided along the property line and will remain as part of the project,
which is consistent with the requirements for development adjacent to a residential zone
district.

Therefore, staff can support this Modification for several reasoms. The majority of the
development, on all floors, meets or exceeds the northern setback by at least 10 feet, Unit [,
which is the next closest residential unit to the north property line, is setback by 33 feet and has
minimal windows along the north facing walls. The outdoor patio for Unit 1 is setback from the
northern property line by 34 feet, which would allow privacy to the adjacent property. The
remaining required outdoor private space for each of the residential units, all located on the
second floor, would be clustered around the common open space courtyard further south. The
additional residential balconies or decks are oriented toward the public street or the adjacent
commercial buildings,




Planning Commission Staff Report
1298 Coast Village Road (MST2004-00493)
January 17, 2008

Page 8

The majority of the second floor public open space is oriented in the middle of the
development, approximately 60 feet from the northern property line, and the stairway and
elevator accessing this space is from Coast Village Road, which keeps the majority of the
pedestrian traffic away from the adjacent residential use. Six out of eight units would be
accessed off of the central common open space court yard. There is no exterior, unenclosed
access to the third floor. All residential units are accessed via the second floor and each unit
includes interior stairs to their respective third floors.

The patio for Unit 8, which would partially encroach into the setback, is oriented in the north-
western corner of the lot and faces both the commercial parking lot to the west and the
residential garage to the north. The patio is approximately 40 feet from the westernmost portion
of the adjacent residence. Thus, the impacts from the patio to the adjacent residence would be
minimal. Further, the portion of the building that is subject to this modification would be
consistent with the additional building height requirement under the C-1 zone district. This
requirement states that if portion of a structure is within a distance of twenty-three (23) feet or
one-half (1/2) the height of the proposed structure, whichever is less, of an adjacent residential
zone, it shall not exceed the allowed height in the most restrictive adjacent residential zone. In
this case, the project site is adjacent to a County zoned Single Family Residential Zone District
with a maximum height of 25 feet. Therefore, the height of the portion of the building that is
within 17.5 feet (1/2 the height of the building) of the northern property line does not exceed 23
feet. Another consideration is that the applicant has provided solar calculations for Unit 8
demonstrating that, if the zone district were to remain residential, the structure would comply
with the Chapter 28.11, Protection and Enhancement of Solar Access.

10% Common Open Space — This Madification would allow a portion of the required common
open space to be located above the ground floor level. As required by the Municipal Code, the
common open space shall be located outside of the required setbacks and, based upon the size
of the lot, a minimum of 1,820 square feet of open space shall be provided. Approximately
2,820 square feet of common open space is being proposed. Approximately 1,000 square feet
of common open space is provided on the ground level, primarily in the southern and western
portions of the lot. Along the western property line, pedestrian access will be provided not only

- for the project site, but for emergency access from the adjacent commercial lot. On the second

floor 1,820 square feet of common open space will be provided and is placed in a central court
vard location that will lead to an entry into each of the residential areas.

The C-1 zone district is a unique commercial zone district requiring front yard setbacks of ten
feet. With approximately 95% of the development respecting the front setbacks, 2,000
additional square feet of pathways and landscaping is being provided and, coupled with the five
foot wide planter to separate the adjacent residential zone to north from the driveway, there
would be a fotal of approximately 2,500 square feet of additional open space within the
required setbacks. Finally, the private outdoor space provides for each unit is more than double
that required by the Municipal Code requirement. Therefore, since at least 50% of the common
space is being provided on the ground level, the proposed common open space exceeds the
Municipal Code requirement, there is additional open space being provided by the setback
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requirements, and large private outdoor areas arc provided for each unit, staff supports this
Modification,

Front Yard Setback on Coast Village Road - This Modification would allow the encroachment
of a covered balcony into the setback. This balcony would be located on the second floor and
encroach up to four feet into the setback and span a length of 26 feet. This balcony is not
providing the required private outdoor space, but would provide some articulation to help break
up the massing of the building, The balcony would not extend beyond the line of the

- development located to the west. The overall design was supported by the Architectural Board

V1.

of Review (ABR). Therefore, staff supports this Modification.

Front Yard Setback on Olive Mill Road — This Modification would allow the encroachment of
an emergency stairway into the setback. The majority of the stairs would follow the line of the
building and encroach into the front setback by approximately four and one-half feet. The last
five risers would face Olive Mill Road and encroach into nearly the entire setback. Since these
stairs would occupy an area of approximately 20 feet in length, not impede pedestrian traffic,
and would not be located adjacent to a residential use, staff can support this Modification.

ISSUES

A. DESIGN REVIEW

This project was reviewed by the Architectural Board Review (ABR) at one meeting (meeting
minutes are aftached as Exhibit D). On November 14, 2005, the ABR stated that they were
supportive of the overall development and provided specific comments on the architectural
details, This area is not subject to the Urban Design Guideline,

B. PLANNING COMMISSION CONCEPT REVIEW

On February 16, 2006, the project was presented to the Planning Commission for conceptual
review and comment (Attachment F). The proposal presented to the Planning Commission
included a building height of 42 feet. The Planning Commission was supportive of the overall
design and thought the project would be a good gateway project for Coast Village Road. There
was concern expressed about the line of trees along the north property line and if these trees
would remain. There was also concern about the height of the building, especially to the north
of the lot. The applicant has responded by lowering the height to 34 feet and the trees along the
north property line will remain.

C. COMPLIANCE WITH THE GENERAL PLAN AND THE LOCAL COASTAL PLAN

The project site is located within the Coast Village area under the General Plan and Component
7 North of U.S. 101 under the Local Coastal Plan (LCP). No major coastal issues within this
area were identified in the LCP. The General Plan designates this area for commercial uses, and

- it is anticipated that they will continue and probably expand. In addition to commercial

development in the area, it is anticipated that further residential development may occur, The
Coast Village area is primarily a commercial district with residential development being
subordinate. The Vons shopping center anchors the western end of Coast Village Road at Hot
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Springs Road and the Montecito Inn, located south of the project site, anchors the eastern end at

- Olive Mill Road. This area has evolved from providing roadside service in the early 1900s to
being a commercial retail and business service area for the Montecito and Eastside
communities. Between Hot Springs Road and Olive Mill Road, a mix of condominiums and

~ apartments can be found among restaurants, offices, hotels, a nursery and service stations. The

- topography descends rapidly from the north to Coast Village Road, and then descends down to
Coast Village Circle to the south. This topographical change is reflected along parts of Coast
Village Road in the development, with two and three story development on the north side and
single story on the south side. The Local Coastal Plan designates this site for General
Commerce and the proposed rezone would result in the entire site being consistent with this
designation.

1. Land Use Flement

The subject site has a General Plan designation of General Commerce. The residential portion
of the mixed-use development would be subject to the density requirements of the R-3/R-4
Multiple Family Residential Zones, which can be either based upon one unit per 3,500 square
foot of land, with no limit on the bedroom size or based upon the variable density standards
with a limit on the number of bedrooms. The applicant is proposing a residential development
based upon the variable density component and, as stated above, would be consistent with the
amount of square footage of land necessary to develop eight condominiums, Further, by
providing a mix of bedrooms per condominium, the project would be consistent with the
Housing Element, stated below.

2. Housing Flement

The City Housing Element encourages construction of a wide range of housing types to meet

the needs of various household types. This proposal, with one, two and three bedroom units
would satisfy that goal.

In accordance with Housing Element Policy 3.3, which requires new development to be
compatible with the prevailing character of the neighborhood, the proposed building would be
compatible in scale, size and design with the surrounding neighborhood.

The surrounding neighborhood, from Hot Springs Road to Olive Mill Road, is comprised of a
mix of office, residential and commercial buildings, with a range of heights. The uses are a
mixture of offices and commercial uses with most of the residential development setback to the
north of Coast Village Road. The three- story building undulates in some areas and is mostly
setback 17.5 feet from the adjacent residential use. Additionally, the apparent height of the
building as viewed from the adjacent residential areas is lessened a small amount due to the
natural topography that situates the adjacent homes at a higher elevation than the project site.
Further to the north-west, in the Montecito Community Plan area, the residential development
is located on a mesa that varies from 40 feet to 70 feet higher in elevation.

3. Circulation Element

The Circulation Element contains goals and policies that promote housing in and adjacent to
commercial areas, such as Coast Village Road, to facilitate the use of alternative modes of
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transportation and (o reduce the use of the automobile. For example, Circulation Element
[mplementation Sirategy 13.1.1 encourages “the development of projects that combine and
locate residential uses near areas of employment and services.” This project provides housing
as well as commercial space in the Coast Village Road area and is, therefore, consistent with
this goal.

The project is consistent with the development standard policies stated in the Circulation
Element. A transit stop is located adjacent to the site and the project also includes removing
three out of four driveway entrances, consistent with the Pedestrian Master plan of minimizing
curb cuts. By eliminating curb cuts, additional on-street parking will be provided which is
consistent with the goal in the Coastal Zone of providing more public parking. The additional
on-street parking spaces will not interfere with the existing westbound bike lane. Bicycling
parking will be provided on site both for the residential use and the commercial use. Finally, all
parking will be provided on the project site, also consistent with the Local Coastal Plan.

b. ENVIRONMENTAL REVIEW

Environmental review of the proposed project has been conducted pursuant to the California
Environmental Quality Act (CEQA) and related Guidelines. An Initial Study and Mitigated
Negative Declaration {Attachment D) were prepared to evaluate the project’s potential impacts
on the physical environment. The analysis identified potentially significant but mitigable
environmental effects in the following issue areas: air quality (short-term), hazards (short-
term), noise (long-term), traffic/circulation (long-term) and. Also evaluated in the document as
less than significant impacts are aesthetics, air quality (long-term), biological resources,
cultural resources, geophysical conditions, noise (short-term), public services traffic/circulation
(short-term} and water environment.

A Draft Mitigated Negative Declaration (MND) was prepared and released for public review.
During the public review period from November 12, 2007, to December 13, 2007, public
comment on the draft MND was taken. No Environmental Hearing was held by the Planning
Commission because one was not requested by the public. Staff received two letters of concem
regarding the project during the public comment period that focused on policy and design
issues, not environmental concerns. Concerns related the size of the project, construction
traffic and solar impacts.

The analysis concludes that no significant environmental impacts would result from the project
as mitigated. Below is a brief summary of the Final Mitigated Negative Declaration evaluation.

1. AESTHETICS

The project site is located in an urban setting in the Coast Village Road area of the City.
Views of the site from public vantage points are primarily from the adjacent streets and
sidewalks. Existing development along this portion of the Coast Village Road corridor
includes one-, two- and three-story buildings. There is a mix of office, commercial and
hotel development in the project vicinity. The site is currently developed with a single
story structure, paved parking areas and a limited amount of landscaping. The proposed
new building would be three stories and would measure 35 feet above existing grade.
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The two existing eucalyptus trees on the site would remain. The Architectural Board of
Review (ABR) has reviewed the project and has made generally positive comments.
The size, height, architecture and siting of the proposed building would result in a visual
change to the site; however, this is considered a less than significant environmental
impact,

2. AR QUALITY

This project will not result in long-term air quality impacts. The primary concerns
related to air quality impacts are pollutant emissions from vehicle exhaust or other
stationary sources, particulates and nuisance dust associated with grading and
construction. Because a gasoline service station is being removed, long-term emissions
would be reduced and are much less than the Santa Barbara County Air Poliution
Control District threshold of significance for air quality impacts; therefore, long term
project air quality impacts are less than significant. The MND has incorporated
mitigation measures to minimize short-term impacts from construction emissions and
dust.

4, GEOPHYSICAL CONDITIONS

Project impacts related to ground shaking, liquefaction, seiche, tsunami, landslides,
mudslides or excessive grading are considered less than significant. Potential impacts
due to subsidence or expansive soils would be minimized to less than significant levels
due to the excavation of most of the site for an underground garage.

5. HAZARDS

The project site is currently under a soil and ground water contamination remediation
program due to the gasoline service station. The contamination results from minor tank
leakage prior fo the early 1990s. State regulations after that time required all service
stations to install double walled tanks that can be monitored in the event that the inner
wall fails. Based upon the monitoring reports, the level of contamination has been
lowering consistently since the remediation began. With the excavation of the site for
the proposed underground garage, all the site would fully remediated. The project
includes a mitigation measure that completion of final Corrective Action Plan shall be
approved by both the California Regional Water Quality Control Board and the Santa
Barbara County Fire Department. The site is not located within a High Fire Hazard
Area,

6. NOISE

The project is located in an area where noise levels range from 60-65 dBA Ldn, due
primarily to traffic noise from Coast Village Road and US Highway 101. All of the
units are oriented in a horse shoe pattern, with the private outdoor space at the center of
this pattern. The building will shield the outdoor space from adjacent road noise and no
further mitigation will be necessary. Since the majority of the units face the adjacent




Planning Commission Staff Report
1298 Coast Village Road (MST2004-00493)
January 17, 2008

Page 13

public roads and highway, interior noise levels of 45 dBA or less will be achieved
through windows being closed and mechanical heating and cooling being provided.
Short-term construction noise would be adverse, but less than significant. Mitigation
measures have been recommended to further minimize any construction noise impacts.

7. TRANSPORTATION/CIRCULATION

Due to the present use as a gasoline service station and a car detailing service, the
proposed project would cause a reduction in traffic trips. The project is expected to
generate 36 less a.m. peak hour trips, 19 less p.m. peak hour trip and 367 less average
daily trips. Therefore, there would be no impact to traffic or the operation of
intersections in the area.

Short term construction traffic would not result in a significant impact to the traffic
network because of the temporary nature of the trips generated and the size of the
project. Standard mitigations recommended to minimize any adverse impact include
restrictions on the hours permitted for construction trips and approval of routes for
construction traffic.

The project would include 37 parking spaces for both the commercial and residential
uses, which is consistent with the Ordinance requirements and would also meet
projected parking demand. Additionally, with the removal of three out of four
driveways, three additional on street parking spaces will be provided.

VH. FINDINGS

The Planning Commission finds the following:

A.

FINAL MITIGATED NEGATIVE DECLARATION ADOPTION

s The Planning Commission has considered the proposed Final Mitigated
Negative Declaration together with comments received during the public review
process. '

° The Planning Commission finds on the basis of the whole record before it

(including the initial study and comments received) that there is no substantial
evidence that the project will have a significant effect on the environment.

) The Planning Commission finds that the Final Mitigated Negative Declaration
reflects the Planning Commission’s independent judgment and analysis.

. The Planning Commission finds that the Final Mitigated Negative Declaration
has been prepared in compliance with CEQA, and constitutes adequate
environmental evaluation for the proposed project. The Planning Commission
hereby adopts the Final Mitigated Negative Declaration for the project.

e The Planning Commission hereby adopts a mitigation monitoring and reporting
program for measures required in the project or made a condition of approval to
mitigate or avoid significant environmental effects.
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® The location and custodian of the documents or other material which constitute
the record of proceedings upon which this decision is based is the City of Santa
Barbara Community Development Department, 630 Garden Street, Santa
Barbara, California.

LOT AREA MODIFICATION — SETBACKS (SBMC §28.92.110.A.2)

A modification of yard, lot and floor area regulations where the modification is
consistent with the purposes and intent of this Title, and is necessary to (i) secure an
appropriate improvement on a lot, (ii) prevent unreasonable hardship, (iii) promote
uniformity of improvement, or (iv) the modification is necessary to construct a housing
development which is affordable to very low-, low-, moderate- or middle-income
households.

The Modification to the setbacks would provide more flexibility in the design of the
development, to break up the massing and provide visual corridors to the north of the
site. Portions of the overall development are not being fully developed to the required
setback lines and additional common open space and private outdoor space beyond
what is required is being provided, thus the Modification would not cause an
overdevelopment of the site and would meet the purpose and intent of the Zoning
Ordinance.

LoT AREA MODIFICATION — COMMON OPEN SPACE (SBMC §28.92.110.A.2)

A modification of yard, lot and floor area regulations where the modification is
consistent with the purposes and intent of this Title, and is necessary to (i) secure an
appropriate improvement on a lot, (i) prevent unreasonable hardship, (iii) promote
uniformity of improvement, or (iv) the modification is necessary to construct a housing
development which is affordable to very low-, low-, moderate- or middle-income
households,

Approximately 1,000 square feet of the required 1,820 square feet is being provided on
the ground level, consistent the Municipal Code. The Modification would allow the
remaining portion of the Common Open space to be located on the second floor. As
proposed, 1,820 square feet would be located in a court yard seiting, with landscaping
being considered. Additionally, with two front yard setbacks, the project would have
approximately 2,000 square feet of additional open space, with landscaping.

AMENDMENTS AND CHANGES TO ZONE BOUNDARY (SBMC §28.92.020)

The change is justified by public necessity convenience, general welfare or good zoning
practice.

The intent of the C-1 Limited Commercial Zone District is fo provide a desirable living
environment by preserving and protecting surrounding residential land uses in terms of
light, air and existing visual amenities. Given the adiacent residential zone district to
the north and that the subject lot is the easternmost commercial lot of Coast Village
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Road; this would be an appropriate zone district. Further, the zone change is consistent
with the General Plan and Local Coastal Plan designation..

THE TENTATIVE MAr (SBMC §27.07.100)

With approval of the zone charge, the Tentative Subdivision Map is consistent with the
General Plan and the Zoning Ordinance of the City of Santa Barbara. The site is
physically suitable for the proposed development, the project is consistent with the
variable density provisions of the Municipal Code and the General Plan, and the
proposed use is consistent with the vision for this neighborhood of the General Plan.
The design of the project will not cause substantial environmental damage, and
associated improvements will not cause serious public health problems.

THE NEW CONDOMINIOM DEVELOPMENT (SBMC §27.13.080)
1. There is compliance with all provisions of the City’s Condominium Ordinance.

2, The project complies with density requirements. Each unit includes laundry
facilities. separate utility metering, adequate unit size and storage space, and the
required private outdoor living space.

3. The proposed development is consistent with the General Plan of the City of
Santa Barbara.

4, The project can be found consistent with policies of the City’s General Plan
including the Housing Element, Conservation Element, and Land Use Element.
The project will provide infill residential development that is compatible with
the surrounding neighborhood.

5. The proposed development is consistent with the principles of sound community
planning and will not have an adverse impact upon the neighborhood's
aesthetics, parks, streets, traffic, parking and other community facilities and
resources.

6. The project is an infill residential project proposed in an area where residential
development is a permitted use. The project is adequately served by public
streets, will provide adequate parking to meet the demands of the project and
will not result in traffic impacts. The design has been reviewed by the City’s
design review board, which found the architecture and site design appropriate.

COASTAL DEVELOPMENT PERMIT (SBMC §28.45.009)

1. The project is consistent with the policies of the California Coastal Act.

2. With approval of the Local Coastal Plan Amendment, the project is consistent
with all applicable policies of the City's Local Coastal Plan, all applicable
implementing guidelines, and all applicable provisions of the Code.

3. The project is consistent with the Chapter 3 (commencing with Section 30200)
Policies of the Coastal Act regarding public access and public recreation,
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because there will be no effect on the coastal access and minimal effects on
public recreation.

DEVELOPMENT PLAN APPROVAL (SBMC §28.87.300)

The proposed development complies with all of provisions of the Zoning
Ordinance upon approval of the requested Zone Boundary Change;

The proposed development is consistent with the principles of sound community
planning;

The proposed development will not have a significant adverse impact upon the
neighborhood’s aesthetics/character in that the size, bulk and scale of the
development are compatible with the neighborhood;

The proposed development will not have an unmitigated adverse impact upon
the City and South Coast affordable housing stock;

The proposed development will not have a significant unmitigated adverse
impact on the City’s water resources;

The proposed development will not have a significant unmitigated adverse
impact on the City’s traffic;

Resources are available and any applicable traffic improvements will be in place
at the time of project occupancy.

The proposed project includes three Modifications and with approval of those
Modifications, the project would be consistent with the Municipal Code. The project
would provide a gateway development into the Coast Village area, for both residential
and commercial uses. The project would be adding housing to a site that is currently
developed with commercial usage only. The overall development was conceptually
reviewed by the Architectural Board of Review and considered compatible with the
surrounding neighborhood. The water and traffic use would decrease with the proposed
development. Therefore, the project can be found consistent with this finding.

Conditions of Approval
Negative Declaration dated November 14, 2007
Applicant's letter, dated January 7, 2008

Site Plan




PLANNING COMMISSION CONDITIONS OF APPROVAL

1298 COAST VILLAGE ROAD
MODIFICATIONS, DEVELOPMENT PLAN, COASTAL DEVELOPMENT PERMIT, TSM,
ZONING MAP AMENDMENT & LOCAL COASTAL PROGRAM AMENDMENT
JANUARY 17, 2008

In consideration of the project approval granted by the Planning Commission and for the benefit of the
owner(s) and occupant(s) of the Real Property, the owners and occupants of adjacent real property and the
public generally, the following terms and conditions are imposed on the use, possession, and enjoyment
of the Real Property: '

A. Approval Contingent Upon Adoption of Zoning Map Amendment. Approval of the
subject project is contingent upon adoption of an Ordinance by the City Council
approving the Zoning Map Amendment,

B. Recorded Agreement. Prior to the issuance of any Public Works permit or Building
permit for the project on the Real Property, the Owner shall execute an "dgreement
Relating to Subdivision Map Conditions Imposed on Real Property”, which shall be
reviewed as to form and content by the City Attorney, Community Development Director
and Public Works Director, recorded in the Office of the County Recorder, and shall
include the following:

1. Uninterrupted Water Flow, The Owner shall provide for the uninterrupted flow
of water through the Real Property including, but not Hmited to, swales, natural
watercourses, conduits and any access road, as appropriate.

2. Recreational Vehicle Storage Prohibitien. No recreational vehicles, boats, or
trailers shall be stored on the Real Property.

3. Landscape Plan Compliance. The Owner shall comply with the Landscape Plan
approved by the Architectural Board of Review (ABR). Such plan shall not be
modified unless prior written approval is obtained from the ABR. The landscaping
on the Real Property shall be provided and maintained in accordance with said
landscape plan. If said landscaping is removed for any reason without approval by
the ABR, the owner is responsible for its immediate replacement.

4. Storm Water Pollution Control and Drainage Systems Maintenance. Owner
shall maintain the drainage system and storm water pollution control devices
intended to intercept siltation and other potential pollutants (including, but not
limited to, hydrocarbons, fecal bacteria, herbicides, fertilizers, etc. ) in a
functioning state (and in accordance with the Operations and Maintenance
Procedure Plan approved by the Building Official). Should any of the project’s
surface or subsurface drainage structures or storm water pollution control methods
fail to capture, infiltrate, and/or treat, or result in increased erosion, the Owner shal}
be responsible for any necessary repairs to the system and restoration of the eroded
area. Should repairs or restoration become necessary, prior to the commencement
of such repair or restoration work, the applicant shall submit a repair and
restoration plan to the Community Development Director to determine if an
amendment or a new Coastal Development Permit is required to authorize such

EXHIBIT A
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work. The Owner is responsible for the adequacy of any project-related drainage
facilities and for the continued maintenance thereof in a manner that will preclude
any hazard to life, health, or damage to the Real Property or any adjoining property.

Approved Development. The development of the Real Property approved by the
Planning Commission on January 17, 2008 is limited to the following project
description:

The proposed project involves the demolition of an existing gas station with two
repair bays and the construction of a new mixed use building, The new 18,196
square fool mixed use building would be comprised of eight residential
condominiums and approximately 5,000 square feet of commercial space, located
on the ground floor. All of the residential units would be located on the second and
third floors. Five residential units would include two bedrooms, two units would
include one bedroom each and one unit would include 1hree bedrooms. 38 parking
spaces are provided, with nine covered parking spaces located at grade level and
29 parking spaces located below grade. Grading would be approximately 9,500
cubic yards of cut and 1,500 cubic yards of fill. And the improvements shown on
the Tentative Subdivision Map signed by the chairman of the Planning Commission
on said date and on file at the City of Santa Barbara.

Use Limitations. Due to potential parking uses other than office and commercial
uses, as described under §28.90.100.1 Parking Requirements, are not permitted
without further environmental and/or Planning Commission review and approval.
Prior to initiating a change of use, the Owner shall submit a letter to the
Community Development Director detailing the proposal, and the Director shall
determine the appropriate review procedure and notify the Applicant.

Required Private Covenants. The Owners shall record in the official records of
Santa Barbara County either private covenants, a reciprocal easement agreement, or
a similar agreement which, among other things, shall provide for all of the
following:

a. Common Area Maintenance. An express method for the appropriate and
regular maintenance of the common areas, common access ways, common
utilities and other similar shared or common facilities or improvements of
the development, which methodology shall also provide for an appropriate
cost-sharing of such regular maintenance among the various owners of the
condominium units.

b. - Garages Available for Parking. A covenant that includes a requirement
that all garages be kept open and available for the parking of vehicles
owned by the residents of the property in the manner for which the garages
were designed and permitted.

C. Assigned Residential Parking. At least one, but no more than two,
parking space(s) shall be assigned to each residential unit.

Updated on 1/9/2008
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d. Unassigned Parking. All parking spaces other than those designated for
residential purposes shall remain unassigned and available to all occupants
and visitors to the site

e. Landscape Maintenance. A covenant that provides that the landscaping
shown on the approved Landscaping Plan shall be maintained and preserved
at all times in accordance with the Plan, including the row of existing Ficus
trees along the northern property line.

f. Trash and Recycling. Trash holding areas shall include recycling
containers with at least equal capacity as the trash containers, and
trash/recycling areas shall be easily accessed by the consumer and the trash
hauler.  Green waste shall either have containers adequate for the
landscaping or be hauled off site by the landscaping maintenance company.
If no green waste containers are provided for common interest
developments, include an item in the CC&Rs stating that the green waste

will be hauled off site.

e Gates. Any gates that have the potential to block access to any designated
commercial space shall be locked in the open position during business
hours,

f. Covenant Enforcement. A covenant that permits each owner to

contractually enforce the terms of the private covenants, reciprocal
easement agreement, or similar agreement required by this condition.

C. Public Works Submittal Prior to Final Map Approval. The Owner shall submit the
following, or evidence of completion of the following, to the Public Works Department
for review and approval, prior to processing the approval of the Final/Parcel Map and
prior to the issuance of any permits for the project:

l.

Final Map. The Owner shall submit to the Public Works Department for approval,
a Final Map prepared by a licensed land surveyor or registered Civil Engineer. The
IFinal Map shall conform to the requirements of the City Survey Control Ordinance.

Dedication(s). Easements as shown on the approved Tentative Subdivision Map
and described as follows, subject to approval of the easement scope and location by
the Public Works Department and/or the Building and Safety Division:

a. Al street purposes along Coast Village Road and Olive Mill Road in order
to establish a variable width wide public right-of-way for sidewalk
purposes.

Can and Wil Serve Letters. Obtain a "can and will serve" letter from Montecito
Water District.

Water Rights Assignment Agreement. The Owner shall assign to the City of
Santa Barbara the exclusive right to extract ground water from under the Real
Property in an Agreement Assigning Water Extraction Righis. Engineering
Division Staff will prepare said agreement for the Owner’s signature.

Updated on 1/9/2008
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Required Private Covenants. The Owner shall submit a copy of the recorded
private covenants, reciprocal easement agreement, or similar private agreements
required for the project. If the private covenants required pursuant to Section A **
above have not yet been approved by the Department of Real Estate, a draft of such
covenants shall be submitted.

Drainage Calculations. The Owner shall submit drainage calculations prepared
by a registered civil engineer or licensed architect demonstrating that the new
development will not increase runoff amounts above existing conditions for a 25-
year storm event. Any increase in runoff shall be retained on-site.

Drainage and Water Qualify. Project drainage shall be designed, installed, and
maintained such that stormwater runoff from the first inch of rain from any storm
event shall be retained and treated onsite in accordance with the City’s NPDES
Storm Water Management Permit. Runoff should be directed into a passive water
treatment method such as a bioswale, landscape feature (planter beds and/or lawns),
infiltration trench, etc. Project plans for grading, drainage, stormwater treatment
methods, and project development, shall be subject to review and approval by City
Building Division and Public Works Department. Sufficient engineered design and
adequate measures shall be employed to ensure that no significant construction-
related or long-term effects from increased runoff, erosion and sedimentation,
urban water pollutants (such as automobile oil, grease and metals), or groundwater
pollutants would result from the project. The Owner shall maintain the drainage
system and storm water pollution control methods in a functioning state. (W-2)

Coast Village Road Public Improvement Plans. The Owner shall submit C-1
public improvement or building plans for construction of improvements along the
property frontage on Coast Village Road. The C-1 plans shall be submitted
separately from plans submitted for a Building Permit and shall be reviewed and
signed by the City Engineer. As determined by the Public Works Department, the
improvements shall include: State Street style decorative brick sidewalk, curbs,
gutters, crack seal to the centerline of the street along entire subject property
frontage and slurry seal a minimum of 20 feet beyond the limit of all trenching,
underground service utilities (SBMC§22.38.125 and §27.08.025), connection to
Montecito Water District water main and City sewer main, public drainage
improvements with supporting drainage calculations for installation of drainage
improvements, supply and install one Coast Village Road style street light, preserve
and/or reset survey monuments and contractor stamps, supply and install
directional/regulatory traffic control signs as determined by the Transportation
Operations Manager, provide storm drain stenciling at existing drop inlet, supply
and install new designated street trees and tree grates as determined by the City
Arborist, and provide adequate positive drainage from site. Any work in the public
right-of-way requires a Public Works Permit. (W-3)

Olive Mill Road Public Improvement Plans. The Owner shall submit C-1 public
improvement or building plans for construction of improvements along the

Updated on 1/9/2008
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12.

13.

property frontage on Qlive Mill Road. The C-1 plans shall be submitted separately
from plans submitted for a Building Permit and shall be reviewed and signed by the
City Engineer. As determined by the Public Works Department, the improvements
shall include the following: State Street style decorative sidewalk, driveway apron
modified to meet Title 24 requirements, curbs, gutters, access ramp(s), crack seal to
the centerline of the street along entire subject property frontage and slurry seal a
minimum of 20 feet beyond the limit of all trenching, underground service utilities
(SBMC$22.38.125 and §27.08.025), connection to Montecito Water District water
main and City sewer main, public drainage improvements with supporting drainage
calculations for installation of drainage improvements, supply and install one Coast
Village Street light (if not located on Coast Village Road), preserve and/or reset
survey monuments and contractor stamps, supply and install directional/regulatory
traffic control signs as determined by the Transportation Operations Manager,
storm drain stenciling at drop inlets (if any), supply and install new designated
street trees and tree grates as determined by the City Arborist, and provide adequate
positive drainage from site. Any work in the public right-of-way requires a Public
Works Permit. (W-3)

Land Development Agreement. The Owner shall submit an executed Agreement
Jor Land Development Improvements, prepared by the Engineering Division, an
Engineer’'s Estimate, signed, and stamped by a registered civil engineer, and
securities for construction of improvements prior to execution of the agreement,

Encroachment Permits. Any encroachment or other permits from the City or
other jurisdictions (State, Flood Control, County, etc.) for the construction of
improvements (including any required appurtenances) within their rights of way
(easement).

Removal or Relocation of Public Facilities. Removal or relocation of any public
utilities or structures must be performed by the Owner or by the person or persons
having ownership or conirol thereof,

Relocation of MTD Fixtures. Relocation of the MTD bus stop, red curb, bench
pole and sign on Olive Mill Road, as applicable and as determined by the Public
Works Director and MTD, .

Design Review. The following items are subject to the review and approval of the
Architectural Board of Review (ABR). ABR shall not grant preliminary approval of the
project until the following conditions have been satisfied.

1.

Tree Protection Measures. The landscape plan and grading plan shall include the
following tree protection measures:

a. Landscaping & Development Adjacent to Trees. [Landscaping &
development of the driveway adjacent to the Ficus tree(s) shall be
compatible with the preservation of the tree(s).

Updated on 1/9/2008
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b. Arborist’s  Report. Include a note on the plans that
recommendations/conditions contained in the arborist’s report prepared by
Bill Spiewak, dated June 1, 2006, shall be implemented. (BIO-1)

3. Landscape Screening. The existing Ficus trees along the northern property line
shall continue to be maintained to buffer the parking area and site development
from the adjacent residential zoned lot.

4, Useable Common Open Space. Adequate usable common open space shall be
provided in a jocation accessible by all units within the development.

5. Minimize Visual Effect of Paving, Where feasible and consistent with Fire
Department regulations, textured or colored pavement shall be used in paved areas
of the project to minimize the visual effect of the expanse of paving, create a
pedestrian environment, and provide access for all users.

6. Screened Check Valve/Backflow. The check valve or anti-backflow devices for
fire sprinkler and/or irrigation systems shall be provided in a location screened
from public view or included in the exterior wall of the building.

Public Works Requirements Prior to Building Permit Issuance. The Owner shall
submit the following, or evidence of completion of the following to the Public Works
Department for review and approval, prior to the issuance of a Building Permit for the
project.

I. Recordation of Agreements. After City Council approval, the Owner shall
provide evidence of recordation to the Public Works Department.

2. Approved Public Improvement Plans and Concurrent Issuance of Public
Works Permit. Upon acceptance of the approved public improvement plans, a
Public Works permit shall be issued concurrently with a Building permit.

Community Development Requirements Prior to Building or Public Works Permit
Application/Issuance. The following shall be finalized prior to, and/or submitted with,
the application for any Building or Public Works permit:

1. Project Environmental Coordinator Required. Submit to the Planning Division
a contract with a qualified representative for the Owner, subject to approval of the
contract and the representative by the Planning Division, to act as the Project
Environmental Coordinator (PEC). The PEC shall be responsible for assuring full
compliance with the provisions of the Mitigation Monitoring and Reporting
Program (MMRP) and Conditions of Approval to the City. The contract shall
inciude the following, at a minimum:

a. The frequency and/or schedule of the monitoring of the mitigation
measures.

b. A method for monitoring the mitigation measures.

c. A list of reporting procedures, including the responsible party, and
frequency.

ipdated on 1/9/2008
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d. A list of other monitors to be hired, if applicable, and their qualifications.

e. Submittal of biweekly reports during demolition, excavation, grading and
footing installation and biweekly reports on all other construction activity
regarding MMRP and condition compliance by the PEC to the Community
Development Department.

The PEC shall have authority over all other monitors/specialists, the contractor, and
all construction personnel for those actions that relate to the items listed in the
MMRP and conditions of approval, including the authority to stop work, if
necessary, to achieve compliance with mitigation measures.

Neighborhood Notification Prior to Construction. At least thirty (30) days prior
to commencement of construction, the contractor shall provide written notice to all
property owners, businesses, and residents within 300 feet of the project area. The
notice shall contain a description of the project, the construction schedule,
including days and hours of construction, the name and phone number of the
Project Environmental Coordinator (PEC) and Contractor(s), site rules and
Conditions of Approval pertaining to construction activities and any additional
information that will assist the Building Inspectors, Police Officers and the public
in addressing problems that may arise during construction. The language of the
notice and the mailing list shall be reviewed and approved by the Planning Division
prior to being distributed. An affidavit signed by the person(s) who compiled the
mailing list shall be submitted to the Planning Division. (N-6)

Contractor and Subcontractor Netification. The Owner shall notify in writing
all contractors and subcontractors of the site rules, restrictions, and Conditions of
Approval. Submit a copy of the notice to the Planning Division.

Traffic Control Plan. A traffic control plan shall be submitted, as specified in the
City of Santa Barbara Traffic Control Guidelines. Traffic Control Plans are subject
to approval by the Transportation Manager.

Arborist’s Monitoring. Submit to the Planning Division an executed contract
with a qualified arborist for monitoring of all work within the dripline of all trees
during construction. The contract shall include a schedule for the arborist's
presence during grading and construction activities, and is subject to the review and
approval of the Planning Division. (BIO-1)

Prepare a Structural Crack Survey and Videoc Reconnaissance. At least twenty
(20) days prior to the issuance of a demolition permit, Owner shall notify owners
and occupants of structures within 100 feet of the project site property lines of the
opportunity to participate in a structural crack survey and video reconnaissance of
their property. Prior to the issuance of a demolition permit, Owner shall prepare a
structural crack survey and video reconnaissance of the property of those owners or
occupants who express a desire to participate in the survey. The purpose of the
survey shall be to document the existing condition of neighboring structures within
100 feet of the project site property line and more than 30 years old. After each

Updated on 1/9/2008
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major phase of project development (demolition, grading, and construction), a
follow-up structural crack survey and video reconnaissance of the property of those
owners and occupants who have elected to participate in the survey. Prior to
issuance of a certificate of occupancy, Owner shall meet with the owners and
occupants who have elected to participate in the survey to determine whether any
structural damage has occurred due to demolition, grading or construction at the
project site. Owner shall be responsible for the cost of repairing any structural
damage caused by project demolition, grading, or construction on properties that
have elected to participate in the survey.

Corrective Action Plan - Written evidence of completion of a Corrective Action
Plan approved by the California Regional Water Quality Control Board and the
Santa Barbara County Fire Department shall be provided prior to issuance of any

building permits other than those permits necessary to complete the Corrective
Action Plan. (H-1)

Green Building Techniques Required. Owner shall design the project to meet
Santa Barbara Built Green Two-Star Standards and strive to meet the Three-Star
Standards.

Letter of Commitment for Pre-Construction Conference. The Owner shall
submit to the Planning Division a letter of commitment that states that, prior to
disturbing any part of the project site for any reason and after the Buiiding permit
has been issued, the General Contractor shall schedule a conference to review site
conditions, construction schedule, construction conditions, and environmental
monitoring requirements. The conference shall include representatives from the
Public Works Depariment Engineering and Transportation Divisions, the assigned
Building Inspector, the Planning Division, the Property Owner, the Arborist, the
Project Engineer, the Project Environmental Coordinator, the Contractor and each
subcontractor,

Building Permit Plan Requirements. The following requirements/notes shall be
incorporated into the construction plans submitted to the Building and Safety Division for
Building permits.

1.

Design Review Requirements. Plans shall show all design, landscape and tree
protection elements, as approved by the Architectural Board of Review, outlined in
Section C above.

Pre-Construction Conference, Not less than 10 days or more than 20 days prior
to commencement of construction, a conference to review site conditions,
construction schedule, construction conditions, and environmental monitoring
requirements, shall be held by the General Contractor. The conference shall
include representatives from the Public Works Department Engineering and
Transportation Divisions, Building Division, Planning Division, the Property
Owner Arborist, Project Environmental Coordinator, Contractor and each
Subcontractor.

Updated on 1/9/2008
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Mitigation Monitoring and Reporting Requirement. Note on the plans that the
Owner shall implement the Mitigation Monitoring and Reporting Program
(MMRP) for the project's mitigation measures, as stated in the Mitigated Negative
Declaration for the project,

Grading Plan Requirement for Archaeological Resources. The following
information shall be printed on the grading plans:

If archaeological resources are encountered or suspected, work shall be halted or
redirected immediately and the Planning Division shall be notified. The
archaeologist shall assess the nature, extent, and significance of any discoveries and
develop appropriate management recommendations for archaeological resource
treatment, which may include, but are not limited to, redirection of grading and/or
excavation activities, consultation and/or monitoring with a Barbarefio Chumash
representative from the most current City Qualified Barbarefio Chumash Site
Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the
remains are Native American, the Coroner shall contact the California Native
American Heritage Commission. A Barbarefio Chumash representative from the
most current City Qualified Barbarefio Chumash Site Monitors List shall be
retained to monitor all further subsurface disturbance in the area of the find. Work
in the area may only proceed after the Planning Division grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City
Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Planning Division grants authorization.

Post-Construction Erosion Control and Water Quality Plan. Provide an
engineered drainage plan that addresses the existing drainage patterns and leads
towards improvement of the quality and rate of water run-off conditions from the
site by capturing, infiltrating, and/or treating drainage and preventing erosion. The
Owner shall passive water quality methods, such as bioswales, catch basins, or
storm drain on the Real Property, or other measures specified in the Erosion
Control Plan, to intercept all sediment and other potential pollutants (including, but
not limited to, hydrocarbons, fecal bacteria, herbicides, fertilizers, etc.) from the
parking lot areas and other improved, hard-surfaced areas prior to discharge into
the public storm drain system, including any creeks. All proposed methods shall be
reviewed and approved by the Public Works Depariment and the Building and
Safety Division. Maintenance of these facilities shall be provided by the Owner, as
outlined in Condition A-4, above, which shall include the regular sweeping and/or
vacuuming of parking areas and drainage and storm water methods maintenance
program.

Updated on 1/972008
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12.

Emergency Evacuation Plan, Provide an emergency evacuation plan subject to
approval by the Fire Department.

Trash Enclosure Provision. A trash enclosure with adequate area for recycling
containers (an area that allows for a minimum of 50 percent of the total capacity for
recycling containers) shall be provided on the Real Property and screened from
view from surrounding properties and the street. Dumpsters and containers with a
capacity of 1.5 cubic yards or more shall not be placed within five (5) feet of
combustible walls, openings, or roofs, unless protected with fire sprinklers. (PS-1)

Commercial Dumpsters. Commercial dumpsters shall be provided, including, at a
minimum, an equal area for recycling containers. Dumpsters shall not be placed
within five feet (57) of combustible walls, openings, or combustible roof eaves lines
unless sprinkler coverage is provided. (PS-1)

Trash Storage Area Design. Project trash container areas shall incorporate
approved long-term structural storm water best management practices (BMPs) to
protect water quality. The applicant shall submit project plans to the satisfaction of
Public Works Engineering and Solid Waste that incorporate long-term structural
best management practices for trash storage areas to protect storm water quality.
The owners shall maintain these structural storm water quality protections in
working order for the life of the project. (W-4)

Project Directory, A project directory, (including map and parking directional
signs) histing all units on-site shall be indicated on the project plans. This directory
shall be lit sufficiently for readability for site visitors and placed in a location or
locations acceptable to the Fire Department, shall meet current accessibility
requirements, and is subject to Sign Committee Approval.

Interior Noise Reduction: As identified in the Preliminary Acoustical Study,
certain residential units (Units 3,4, and 5) shall require a “windows closed”
condition in order to meet the maximum interior 45 dBA Ldn noise level standard.
As recommended in the Study, these units shall provide the following:

"The mechanical ventilation and cooling system shall supply a minimum of two air
changes per hour to each habitable room, including 20% fresh make-up air obtained
directly from the outdoors. The fresh air inlet duct shall be of sound attenuating
construction and shall consist of a minimum of ten feet of straight or curved duct or
six feet plus one sharp bend."

Note that this mitigation could be removed if a detailed acoustical analysis

determines that there is an alternative means for achieving the required interior
noise level. (N-2)

Utilities. Provide individual water, electricity, and gas meters, and sewer lateral for
each residential unit. Service lines for each unit shall be separate until a point five
feet (57) outside the building.
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13. Conditions on Plans/Signatures. The final Planning Commission Resolution
shall be provided on a full size drawing sheet as part of the drawing sets. Each
condition shall have a sheet and/or note reference to verify condition compliance.
If the condition relates to a document submittal, indicate the status of the submittal
(e.g., Final Map submitted to Public Works Department for review). A statement
shall also be placed on the above sheet as follows: The undersigned have read and
understand the above conditions, and agree to abide by any and all conditions
which is their usual and customary responsibility to perform, and which are within
their authority to perform.

Signed:
Property Owner Date
Contractor Date License No.
Architect Date License No.
Engineer Date License No.

G. Construction Implementation Requirements. All of these construction requirements

shall be carried out in the field by the Owner and/or Contractor for the duration of the
project construction. (Community Development Department staff shall review the plans
and specifications to assure that they are incorporated into the bid documents, such that
potential contractors will be aware of the following requirements prior to submitting a bid
for the contract.)

1. Demolition/Construction Materials Recycling, Recycling and/or reuse of
demolition/construction materials shall be carried out to the extent feasible, and
containers shall be provided on site for that purpose, in order to minimize
construction-generated waste conveyed to the landfill. Indicate on the plans the
location of a container of sufficient size to handle the materials, subject to review
and approval by the City Solid Waste Specialist, for collection of
demolition/construction materials, A minimum of 90% of demolition and
construction materials shall be recycled or reused. Evidence shall be submitted at
each inspection to show that recycling and/or reuse goals are being met, (PS-3)

2. Construction-Related Truck Trips. Construction-related truck trips shall not be
scheduled during peak hours (7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 p.m.).
The purpose of this condition is to help reduce truck traffic on adjacent streets and
roadways. (T-1)

3. Construction Related Traffic Routes. The route of construction-related traffic
shall be established to minimize trips through surrounding residential
neighborhoods, subject to approval by the Public Works Director.
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Haul Reutes. The haul route(s) for all construction-related trucks, three tons or
more, entering or exiting the site, shall be approved by the Public Works Director.

Traffic Control Plan. All elements of the approved Traffic Control Plan shall be
carried out by the Contractor.

Construction Hours. Construction (including preparation for construction work)
is prohibited Monday through Friday before 7:00 a.m. and after 5:00 p.m., and all
day on Saturdays, Sundays and holidays observed by the City of Santa Barbara, as
shown below:

New Year’s Day January 1st*

Martin Luther King's Birthday 3rd Monday in January

Presidents’ Day 3rd Monday in February

Memorial Day Last Monday in May

Independence Day July 4th*

Labor Day Ist Monday in September
Thanksgiving Day 4th Thursday in November
Following Thanksgiving Day Friday following Thanksgiving Day
Christmas Day December 25th*

*When a holiday falls on a Saturday or Sunday, the preceding Friday or following
Monday, respectively, shall be observed as a legal holiday.

When, based on required construction type or other appropriate reasons, it is
necessary to do work outside the allowed construction hours, contractor shall
contact the Chief of Building and Safety to request a waiver from the above
construction hours, using the procedure outlined in Santa Barbara Municipal
Code §9.16.015 Construction Work at Night. Contractor shall notify all residents
within 300 feet of the parcel of intent to carry out night constraction a minimum of
48 hours prior to said construction. Said notification shall include what the work
includes, the reason for the work, the duration of the proposed work and a contact
number, (N-7)

Construetion Parking/Storage/Staging. Construction parking and storage shall
be provided as follows:

a. During construction, free parking spaces for construction workers and
construction shall be provided on-site or off-site in a location subject to the
approval of the Public Works Director. Construction workers are prohibited
from parking within the public right-of-way, except as outlined in
subparagraph b. below.

b. Parking in the public right of way is permitted as posted by Municipal
Code, as reasonably allowed for in the 2006 Greenbook (or latest
reference), and with a Public Works permit in restricted parking zones. No
more than three (3) individual parking permits without extensions may be
issued for the life of the project.
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10.

11.

12,

13.

14.

c. Storage or staging of construction materials and equipment within the
~ public right-of-way shall not be permitted, unless approved by the
Transportation Manager. (T-2)

Construction Dust Control - Minimize Disturbed Area/Speed. Minimize

amount of disturbed area and reduce on site vehicle speeds to 15 miles per hour or
less. (AQ-1)

Water Sprinkling During Grading. During site grading and transportation of fill
materials, regular water sprinkling shall occur on-site, using reclaimed water
whenever the Public Works Director determines that it is reasonably available.
During clearing, grading, earth moving or excavation, sufficient quantities of water,
through use of either water trucks or sprinkler systems, shall be applied on-site to
prevent dust from leaving the site. Each day, after construction activities cease, the
entire area of disturbed soil shall be sufficiently moistened to create a crust.

Throughout construction, water trucks or sprinkler systems shall also be used to
keep all areas of vehicle movement on-site damp enough to prevent dust raised
from leaving the site. At a minimum, this will include wetting down such areas in
the late morning and after work is completed for the day. Increased watering
frequency will be required whenever the wind speed exceeds 15 mph. (AQ-2)

Construction Dust Control — Tarping. Trucks transporting fill material to and
from the site shall be covered from the point of origin, (AQ-3)

Gravel Pads. Gravel pads shall be installed at all access points to the project site
to prevent tracking of mud on to public roads. (AQ-4)

Construction Dust Control — Stockpiling. If importation, exportation and
stockpiling of fill material are involved, soil stockpiled for more than two days
shall be covered, kept moist, or treated with soil binders to prevent dust generation.

(AQ-3)

Construction Dust Control — Disturbed Area Treatment. After clearing, grading,
earth moving or excavation is completed, the entire area of disturbed soil shall be
treated to prevent wind pickup of soil. This may be accomplished by:

Seeding and watering until grass cover is grown;

b. Spreading soil binders;

C. Sufficiently wetting the area down to form a crust on the surface with
repeated soakings as necessary to maintain the crust and prevent dust
pickup by the wind;

d. Other methods approved in advance by the Air Pollution Control District,
(AQ-6)

Expeditious Paving. All roadways, driveways, sidewalks, etc., shall be paved as
soon as possible. Additionally, building pads shall be laid as soon as possible after
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15.

16.

17.

I8.

grading unless seeding or soil binders are used, as directed by the Building
Inspector. (AQ-7)

Street Sweeping. The property frontage and adjacent property frontages, and
parking and staging areas at the construction site shall be swept daily to decrease
sediment transport to the public storm drain system and dust.

Construction Best Management Practices (BMPs). Construction activities shall
address water quality through the use of BMPs, as approved by the Building and
Safety Division.

Groundwater/ Dewatering. Water, when encountered in the excavation, shall be
removed using a suitable dewatering system. A stockpile of 3- to 6-inch gabion
rock material (approximately 10 to 20 cubic yards) shall be available when
excavating near the property line in case a caving side wall or a boiling subgrade
condition develops. In such a case, the rock must be placed on the caving
excavation or the boiling subgrade until stabilization results. (W-5)

Construction Equipment Maintenance. All construction equipment, including
trucks, shall be professionally maintained and fitted with standard manufacturers’
muffler and silencing devices:

a. Heavy-duty diesel-powered construction equipment manufactured after
1996 (with federally mandated "clean” diesel engines) shall be utilized
wherever feasible. (AQ-9)

b. The engine size of construction equipment shall be the minimum practical
size. (AQ-10)
c. The number of construction equipment operating simultaneously shall be

minimized through efficient management practices to ensure that the
smallest practical number is operating at any one time. (AQ-11)

d. Construction equipment shall be maintained in tune per the manufacturer’s
specifications. (AQ-12)

e. Construction equipment operating onsite shall be equipped with two to four
degree engine timing retard or pre-combustion chamber engines. (AQ-13)

f. Catalytic converters shall be installed on gasoline-powered equipment, if
feasible. (AQ-14)

g. Diesel catalytic converters, diesel oxidation catalysts and diesel particulate

filters as certified and/or verified by EPA or California shall be installed, if
available, (AQ-15)

h. Diesel powered equipment shall be replaced by electric equipment
whenever feasible. (AQ-16)

1. To the maximum extent feasible, biodiesel shall be used for all construction
equipment. (AQ-17)
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19.

20.

21,

22.

j. Idling of heavy-duty diesel trucks during loading and unloading shall be

limited to five minutes; auxiliary power units shall be used whenever
possible. (AQ-18)

k. Construction Equipment Sound Barrier.  Stationary construction
equipment that generates noise that exceeds 50 dBA at the property
boundaries shall be shielded with a barrier that meets a sound transmission
class (STC) rating of 25. (N-8)

I, Construction Equipment Sound Centrol. All construction equipment
powered by internal combustion engines shall be properly muffled and
maintained. No internal combustion engine shall be operated on the site
without said muffler. All diesel equipment shall be operated with closed
engine doors and shall be equipped with factory-recommended mufflers.

Unnecessary idling of internal combustion engines shall be prohibited. (N-
9)

n. Construction Noise Barrier. Air compressors and generators used for
construction shall be surrounded by temporary acoustical shelters.
Whenever feasible, electrical power shall be used to run air compressors
and similar power tools. (N-10)

Mitigation Monitoring Compliance Reports. The PEC shall submit biweekly
reports during demolition, excavation, grading and footing installation and
biweekly reports on all other construction activity regarding MMRP compliance to
the Community Development Department.

Construction Contact Sign. Immediately after Building permit issuance, signage
shall be posted at the points of entry to the site that list the contractors and Project
Environmental Coordinator’s (PEC) name, contractor's and PEC’s telephone
number(s), work hours, site rules, and construction-related conditions, to assist
Building Inspectors and Police Officers in the enforcement of the conditions of
approval. The font size shall be a minimum of 0.5 inches in height.

Tree Protection. All trees not indicated for removal on the site plan shall be
preserved, protected, and maintained, in accordance with the Tree Protection Plan,
if required, and any related Conditions of Approval.

Tree Protection. Notes on the grading plan that specify the following:

a. No grading shall occur within three feet of the driplines of the existing
tree(s).

b. A qualified Arborist shall be present during any excavation adjacent to or
beneath the dripline of the tree(s) which (is) (are) required to be protected.

c. All excavation within the dripline of the tree(s) shall be done with hand
tools.
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23,

24.

25.

26.

d. Any roots encountered shall be cleanly cut and sealed with a tree-seal
compound.

e. No heavy equipment, storage of materials or parking shall take place under
the dripline of the tree(s).

f. Any root pruning and trimming shall be done under the direction of a
qualified Arborist.

g. All trees within 25 feet of proposed construction activity shall be fenced

three feet outside the dripline for protection.

Existing Tree Preservation. The existing tree(s) shown on the approved Tentative
Subdivision Map to be saved shall be preserved and protected and fenced three feet
outside the dripline during construction.

Bird Nesting Protection. Proposed project activities including tree and vegetation
removal shall occur outside the breeding bird season (February 1 ~ August 15). If
project activities cannot be feasibly avoided during the bird nesting season the
project proponent shall conduct a survey prior to construction, using a qualified
biologist, approved by the City Environmental Analyst, to detect protected nesting
native birds in the vegetation and trees being trimmed and within 300 feet of the
construction work area. The survey shall be conducted no more than three days
before construction is initiated. If an active nest is located, construction within 500
feet of a raptor nest and 300 feet of any other nesting bird, vegetation trimming
shall be postponed until the nest is vacated and juveniles have fledged and this has
been confirmed by the qualified biologist. (BIO — 2)

Graffiti Abatement Required. Owner and Contractor shall be responsible for
removal of all graffiti as quickly as possible. Graffiti not removed within 24 hours
of notice by the Building and Safety Division may result in a Stop Work order
being issued, or may be removed by the City, at the Owner's expense, as provided
in SBMC Chapter 9.66.

Unanticipated Archaeolegical Resources Contractor Notification. Prior to the
start of any vegetation or paving removal, demolition, trenching or grading,
contractors and construction personnel shall be alerted to the possibility of
uncovering unanticipated subsurface archacological features or artifacts associated
with past human occupation of the parcel. If such archaeological resources are
encountered or suspected, work shall be halted immediately, the City
Environmental Analyst shall be notified and the applicant shall retain an
archaeologist from the most current City Qualified Archaeologists List. The latter
shall be employed to assess the nature, extent and significance of any discoveries
and to develop appropriate management recommendations for archaeological
resource treatment, which may include, but are not limited to, redirection of
grading and/or excavation activities, consultation and/or monitoring with a
Barbarefio Chumash representative from the most current City qualified Barbarefio
Chumash Site Monitors List, etc.
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If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately, If the Coroner determines that the
remains are Native American, the Coroner shall contact the California Native
American Heritage Commission. A Barbarefio Chumash representative from the
most current City Qualified Barbarefio Chumash Site Monitors List shall be
retained to monitor all further subsurface disturbance in the area of the find. Work
in the area may only proceed after the Environmental Analyst grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City
Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Environmental Analyst grants authorization. (CR-1)

Prior to Certificate of Occupancy. Prior to issuance of the Certificate of Occupancy,
the Owner of the Real Property shall complete the following:

I.

Repair Damaged Public Improvements. Repair any damaged public
improvements (curbs, gutters, sidewalks, roadways, etc.) subject to the review and
approval of the Public Works Department per SBMC §22.60.090. Where tree roots
are the cause of the damage, the roots shall be pruned under the direction of a
qualified arborist.

Complete Public Improvements. Public improvements, as shown in the
improvement/building plans, including utility service undergrounding and
installation of street trees.

Record Drawings. Submit Record Drawings identifying “asbuilt” conditions of
public improvements to the Public Works Inspector for verification and approval.

Fire Hydrant Replacement. Replace existing nonconforming type fire hydrants
with commercial-type hydrants described in Standard Detail 6-003.1 Paragraph 2 of
the Public Works Department Standard Details.

Manholes. Raise all sewer and water manholes on easement to final finished
grade.

Noise Measurements. Submit a final report from a licensed acoustical engineer,
verifying that interior and exterior living area noise levels are within acceptable
levels as specified in the Noise Element. In the event the noise is not mitigated to
acceptable levels, additional mitigation measures shall be recommended by the
noise specialist and implemented subject to the review and approval of the Building
and Safety Division and the Architectural Board of Review (ABR).

Existing Street Trees. Submit a letter from a qualified arborist, verifying that the
existing street trees have been properly pruned and trimmed.

Mitigation Monitoring Report. Submit a final construction report for mitigation
monitoring. -
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9. Evidence of Private CC&Rs Recordation. Evidence shall be provided that the
private CC&Rs required in Section A have been recorded.

Litigation Indemnification Agreement. In the event the Planning Commission approval
of the Project is appealed to the City Council, Applicant/Owner hereby agrees to defend
the City, its officers, employees, agents, consultants and independent contractors (“City’s
Agents”) from any third party legal challenge to the City Council’s denial of the appeal
and approval of the Project, including, but not limited to, challenges filed pursuant to the
California Environmental Quality Act (collectively “Claims™). Applicant/Owner further
agrees to indemnify and hold harmless the City and the City’s Agents from any award of
attorney fees or court costs made in connection with any Claim.

Applicant/Owner shall execute a written agreement, in a form approved by the City
Attorney, evidencing the foregoing commitments of defense and indemnification within
thirty (30) days of the City Council denial of the appeal and approval of the Project. These
commitments of defense and indemnification are material conditions of the approval of the
Project. If Applicant/Owner fails to execute the required defense and indemnification
agreement within the time allotted, the Project approval shall become null and void absent
subsequent acceptance of the agreement by the City, which acceptance shall be within the
City’s sole and absolute discretion. Nothing contained in this condition shall prevent the
City or the City’s Agents from independently defending any Claim. If the City or the
City’s Agents decide to independently defend a Claim, the City and the City’s Agents shall
bear their own attorney fees, expenses, and costs of that independent defense.

NOTICE OF COASTAL DEVELOPMENT PERMIT TIME LIMITS:

[Note:

Because other approvals are subordinate to the Coastal Development Permit (CDP), the

CDP time limits apply to all approvals.]

The Planning Commission’s action approving the Coastal Development Permit shall expire two (2)
years from the date of approval, per Santa Barbara Municipal Code §28.45.009.q, unless:

1.

Otherwise explicitly modified by conditions of approval of the development permit, or
unless construction or use of the development has commenced.

A Building permit for the work authorized by the coastal development permit is issued
prior to the expiration date of the approval.

A one (1) year time extension may be granted by the Planning Commission if the
construction authorized by the permit is being diligently pursued to completion and
issuance of a Certificate of Occupancy. Not more than three (3) extensions may be
granted. -

NOTICE OF DEVELOPMENT PLAN TIME LIMITS:

The development plan approved, per Santa Barbara Municipal Code §28.87.350, shall expire four
(4) years from the date of approval unless:
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1. A building or grading permit for the work authorized by the development plan is issued
prior to the expiration date of the approval.

2. A time extension is granted by the Planning Commission for one (1) year prior to the
expiration date of the approval, only if it is found that there is due diligence to implement
and complete the proposed project. No more than one (1) time extension may be granted.

NOTICE OF TENTATIVE SUBDIVISION MAP (INCLUDING NEW CONDOMINIUMS
AND CONDOMINIUM CONVERSIONS) TIME LIMITS:

The Planning Commission's action approving the Tentative Map shall expire two (2) years from
the date of approval. The subdivider may request an extension of this time period in accordance
with Santa Barbara Municipal Code §27.07.110.
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City of Santa Barbara

California

NOTICE OF INTENT TO ADOPT
DRAFT NEGATIVE DECLARATION — MST2004-60493

A Draft Mitigated Negative Declaration has been prepared for the following project, pursuant to the State
of California Public Resources Cade and the “Guidelines for Implementation of the California
Environmental Quality Act of 1970, as amended to date.

PROJECT LOCATION: 1298 Coast Village Road

PROJECT DESCRIPTION: The project consists of the demolition of an existing gas station
with two repair bays and the construction of a new mixed use building. The new 18,196 square
foot mixed use building would be comprised of eight residential condominiums and
approximately 5,000 square feet of commercial space. jocated on the ground floor. All of the
residential units would be located on the second and third floors. Five residential units wouid
include two bedrooms, two units would include one bedroom each and one unit would include
three bedrooms. 38 parking spaces would be provided, with nine covered parking spaces located
at grade level and 29 parking spaces located below grade. Grading would be approximately
9,500 cubic vards of cut and 1,500 cubic yards of fill.

DRAFT ENVIRONMENTAL DOCUMENT: An Initial Study and a Draft Negative Declaration have
been prepared for this project and are available for review and comment. The Draft Negative
Declaration examines environmental impacts which may be associated with this project.
Significant environmental effects identified in the Draft Mitigated Negative Declaration which
are anticipated as a result of the project include impacts related to Short term Air Quality,
Hazards, Public Services — Solid Waste, Transportation & Water Environment. The Draft
Mitigated Negative Declaration includes proposed mitigation measures to mitigate potentially
significant impacts to a less than significant level. The project site is currently developed as a
gasoline service station. Both the soil and ground water is being remediated. as approved under a
Remediation Action Plan (RAP) by Santa Barbara County Fire Department. Quarterly reports
indicate that the contamination of both the soil and groundwaier is being reduced. As part of
grading for the project. any remaining contamination will be removed.

DOCUMENT AVAILABILITY: The Draft Mitigated Negative Declaration is available for review at
the Planning Division, 630 Garden Street between 8:30 a.m. to noon and 1:00 p.m. to 4:30 p.m.,
and at the Public Library at 40 E. Anapamu Street during hours of operation. And online at
www.SantaBarbaraCa. gov/eir

PuBLIC COMMENT PERIOD: The City of Santa Barbara encourages the public to provide written
comment on this and other projects. The public review period begins on Wednesday, November
14, 2007. Comments on the Draft Mitigated Negative Declaration must be submitted by

EXHIBIT B



Thursday December 13, 2007, at 4:30 p.m. Please send vour comments to: City of Santa
Barbara, Planning Division. Atin:  Peter Lawson, Associate Planner, P.O. Box 1990, Santa
Barbara, CA 93102-1990, or send them electronically to PLawson@SantaBarbaraCA.gov.

ENVIRONMENTAL HEARING: Any interested person may request a hearing before the Planning
Commission to comment on this document by completing and filing a hearing request with the
Pilanning Division on or before November 26, 2007, A hearing will then be scheduled and will
appear on the agenda for the next available Planning Commission meeting. If vou have any
questions. wish to know more about this application, or wish to review the plans, please contact
Peter Lawson, Associate Planner, at (805) 564-5470 between 8:30 a.m. to noon and 1:00 p.m. to
4:30 p.m. (Monday through Friday).

FINAL ENVIRONMENTAL DOCUMENT: Following the end of the Draft Mitigated Negative
Declaration public review period, a Final Mitigated Negative Declaration including responses to
comments will be prepared, and subsequent noticed public hearing will be held at the Planning
Commission and City Council to consider actions to approve the project.

If you challenge the permit approval or environmental document in court, you may be limited to
raising only those issues you or someone else raised in written correspondence delivered to the
Planning Commission, or in a public hearing on the project.

Hi\Group Folders\PLAN\Environ, Review\Notices\ 1298 Caast Village Road. doc Revised May 12, 2005




CITY OF SANTA BARBARA
COMMUNITY DEVELOPMENT DEPARTMENT
DRAYT NEGATIVE DECLARATION

: MST2004-00493

Pursuant to the State of California Public Resources Code and the "Guidelines for Implementation of the

California Environmental Quality Act of 1970," as amended to date, this Draft Negative Declaration has
been prepared for the following project:

PROJECT LOCATION; 1298 Coast Village Road

PROJECT PROPONENT: Agent: Jeff Gorell, Lenvik & Minor

PROJECT DESCRIPTION: The project consists of the demolition of an existing gas station with
two repair bays and the construction of a new mixed use building. The new 18,196 square foot
mixed use building would be comprised of eight residential condominiums and approximately 5,008
square feet of commercial space, located on the ground floor. All of the residential units would be
located on the second and third floors. Five residential units would include two bedrooms, two units
would include one bedroom each and one unit would include three bedrooms. Approximately 38
parking spaces are provided, with nine covered parking spaces located at grade level and 29

parking spaces located below grade. Grading would be approximately 9,500 cubic yards of cut and
1,500 cubic yards of fill.

NEGATIVE DECLARATION FINDING:

Based on the attached Initial Study prepared for the proposed project, it has been determined that the
proposed project will not have a significant effect on the environment.

rM\\\ O0ndl gl ern MO\)&\N\\O@” \2, 200

Debra Andaloro, Environmental Analyst Date







CITY OF SANTA BARBARA

COMMUNITY DEVELOPMENT DEPARTMENT, PLANNING DIVISION

INITIAL STUDY/ ENVIRONMENTAL CHECKLIST MST2004-00493

PROJECT: 1298 Coast Village Road
Mixed-Use Development

This Initial Study has been completed for the project described below because the project is subject to review under the
California Envirommental Quality Act (CEQA} and was determined not to be exempt from the requirement for the
preparation of an environmental document. The information, analysis and conclusions contained in this Initial Study are
the basis for deciding whether a Negative Declaration (ND) is to be prepared or if preparation of an Environmental Impact
Report (EIR) is required to further analyze impacts. Additionally, if preparation of an EIR is reguired, the Initial Study is
used to focus the EIR on the effects determined to be potentially significant.

APPLICANT/PROPERTY OWNER

Agent Jefl Gorell, Lenvik & Minor
Applicant: John Price

Owner: TOSCO Corporation
0, L Al ESST.OCA, '

The project site is 0.42 gross acres {18.335 square feefj in size and is located at 1298 Coast Village Road. The site is
located in the Coast Village Road neighborhood of the City of Santa Barbara.

wat '_E'Z'::;Zf;
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PROJECT DESCRIPTION (See Exhibif A-Project Plans)

Project Components: The project consists of the demolition of an existing gas station with two repair bays and the
construction of a new mixed use building. The new 18,196 square foot mixed use building would be comprised of eight
residential condominiums and approximately 5,000 square feet of commercial space, located on the ground floor. All of
the residential units would be located on the second and third fioors. Five residential units would include twe bedrooms,
two units would include one bedroom each and one unit would include three bedrooms, Approximately 38 parking spaces




1298 COAST VILLAGE RoAD (MST 2004-00493)
DRAFT INITIAL STUDY

NOVEMBER 1, 2007
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are provided, with nine covered parking spaces located at grade level and 29 parking spaces located below grade. Grading
would be approximately 9,500 cubic yards of cut and 1,500 cubic yards of fill.
Construction: The project will be in five phases:

e Demolition of the existing structures and associated concrete.

‘e Soldier pile driving.

e Mass excavation of the site and possible contaminated soil removal,

s  Under ground parking construction

s Building construction

Required Permits: In order for the project to proceed, the fotiowing discretionary approvals are required by the Planning
Commission;

I A Development Plan to construct a new mixed use building (SBMC§28.87.300); and

2. A Modification of the front yard setback on Olive Mill Road to aliow the encroachment of an
emergency stair way (SBMC§28.63.060.1); and

3. A Modification of the front yard setback on Coast Village Road to allow the encroachment of a
covered balcony (SBMC§28.63.060.1); and

4. A Modification of the western side yard setback to allow a portion of the buiiding to encroach
into the northern-western side yard setback (SBMC§28.63.030.2); and

5. A Modification of the northern side yard setback to aliow a portion of the building to encroach
into the northern side yard setback (SBMC§28.63.030.2}); and

6. A Modification to aliow the 10% commaon open space to be located above the ground floor level
(SBMC§28.21.080.F); and

7. A Tentative Subdivision Map for a one-lot subdivision to create eight (8) residential
condominium units and one commercial condominium (SBMC§27.07 and 27.13); and

8. Design Review by the Architectural Board of Review for a mixed used development (SBMC
§22.68).

kY N
Existing Site Characteristics
Topography: Topography of the site is relatively flat, sloping less than 2 % to the southeast. _

Seismic/Geologic Conditions: The surface and subsurface soil conditions encountered at the site generally consist of
fanglomerate deposits overlain by atluvium. The City’s Master Environmental Assessment (MEA) identifies a minimal

potential for liquefaction 1o occur as a result of earthshaking. The potential for expansive soils is very low. The potential
for seismic hazards is low.

Fire: The project site is not focated in a high fire zone.

Fiooding/Dirainage: The project siie is not located within a flood plain. Drainage from the site sheet flows to the adjacent
streets, south and east of the site.

Biological Respurces: The project site is located within an urban area and includes a row of ornamentaj trees along the
northern property line and two mature eucalyptus trees to the south that will remain.

Archaeolopical Resources: The project site is not included on any archeological maps.
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Noise:r The project site is currently subject to noise levels of up to approximately 62 Ldn dBA. The primary noise source
affecting the site is vehicular traffic from Highway 101, Coas( Village Road and Olive Mill Road.
Hazards: The project site contains known soil contamination, primarily from historical use as a gas station.

r LA ol d ~ -~

Assessor's Parcel 009-230-043 General Plan Designation:  General Commerce
Number:
Existing Land Use: Commercial Parcel Size: 0.42 acres (gross);

18,335 square feet

Zoning: C-1, Commercial Proposed Land Use: Commercial and Residential

R-2, Residential

SD3 ~ Coastal Overlay Zone

Stope: Relatively Flat

SURROUNDING Lanp UsEs:

North: Two-family Residential

South: Coast Village Road - Commercial

East: Olive Mill Road - Residential (north-east)/Olive Mill Road - Highway 101 {south-east)
West: Commercial

Land Use and Zoning Designations:

The project site is designated General Comumerce by the General Plan Land Use Element. The project is located in the Coast
Village Road neighborhood, which begins at Hot Springs Road to the west and terminates at Olive Mill Road fo the east.
The project stte is split zoned C-1, Commercial and R-2, Two-Family Residential.

General Plan Policies:

Various sections of this Initial Stedy make reference to applicable General Plan policies and ordinance provisions. The
Mitigated Negative Declaration (MIND) to be prepared based upon the conclusions discussed below wili provide a further
analysis of potential project consistency or inconsistency with the City General Plan elements, including the Land Use
Element, Circulation Element, Conservation Element, Noise Element, Seismic Safety-Safety Element and other applicable
plans and policies (Associated General Pian and Coastal Policies are listed in Exhibit B). Additional discussion of policy
consistency issues will subsequently be provided in the staff reports to the Planning Commission. Final determinations of
project consistency with applicable plans and policies will be made by the decision-makers as part of their action io
approve or deny the project proposal.

Proposed Re-Zone:

Currently, the 18,196 square-foot ot is split by two zoning designations; the northern portion, totaling approximately
7,150 square feet, is zoned R-2, and the southern portion, iotaling about 11,046 square feet, is zoned C-1. The Planning
Comumission initiated re-zoning the portion of the subject property zoned R-2 (Two Family Residential) to C-1 (Limited
Commercial} on Aprii 7, 2005. The entire property is located in the Coastal Overlay (8D-3) Zone, which would not
change with this request. :

The surrounding property-on Ceast Village Road, frem Hot Springs Road to Olive Mill Road, is zoned C-1, with the
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exception of one parcel zoned E-3 (One-Family Residential) on Hermosilla Drive, and the small portion of the subject
property zoned R-2. The original intent in zoning the northern portion of the property R-2 was te provide a buffer to the
residentially zoned properties to the north and west, and many vears ago this area of the site was developed with a single

family residence. The residentially-zoned properties to the north and west are under County jurisdiction and zoned 7-R-2
(Two Family Residential), similar to the City’s R-2 Zone.

The residential density of the site could potentially increase with the rezone. However, due to the variable density
provisions of the Zoning Ordinance, the number of bedrooms per unit would be limited and parking is based upon the
number of bedrooms up to a two bedroom unil. Under the current zoning, a duplex could be constructed on the northern
property, with no restriction on the number of bedrooms and parking is based upon per unit, not bedrooms. Thus more
habitable building could be constructed under the R-2 zone district, with less parking.

‘The building height maximum would increase from 30 feet to 45 feet. Currently, provisions are built into the C-1 Zone
District to provide some protection of residentially-zoned properties from adjacent non-residential development, including
sethack restrictions. These restrictions would provide some buffer for the adjacent residentially-zoned properties, because

the interior yard setback would increase as the building height increases. This would alse help meet the intent of the Solar
Acecess Ordinance that currently applies in the R-2 Zone District.

A Mitigation Monitoring and Reporting Program will be prepared for the subjeci praject in compliance with Public
Resources Code §21081.6 and will be included in the ND. The mitigation measures suggested in the Initial Study may be
refined or augmented through the ND process. Monitoring and reporting requirements are adopted as conditions of project
approval. '

I v "

The foliowing checklist contains questions concerning potential changes to the environment that may result if this project
is implemented. If no impact would occur, NO shouid be checked. If the project might result in an impact, check YES
indicating the potential leve! of significance as foliows:

Significant: Known substantial environmental impacts. Further review needed to determine if there are feasible mitigation
measures and/or alternatives to reduce the impact.

Potentiaily Significant: Unknown, potentially significant impacts that need further review fo determine significance level
and whether mitigable.

Potentially Significant, Mitigable: Potentially significant impacts that can be aveided or reduced to less than significant
levels with identified mitigation measures agreed-to by the applicant.

Less Than Significant: Impacts that are not substantial or significant.
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1. AESTHETICS NO YES
Could the project: Level of Significance
aj Affect a public scenic vista or designated scenic highway or Less than Significant
highway/roadway eligible for designation as a scenic
highway? :
b) Have a demonstrable negative aesthetic effect in that it is Less than Significant
inconsistent with Architectural Board of Review or Historic
Landmarks Guidelines or guideiines/criteria adopted as part
of the Local Coastal Program?
c) Create light or glare? L ess than Significant

Visual Aesthetics - Discussion

Issues: Issues associated with visual aesthetics include the potential blockage of important public scenic views toward
the mountains, project on-site visual aesthetics and compatibility with the surrounding development.

Impact Evaluation Guidelines: Aesthetic quality, whether a project is visually pleasing or unpleasing, may be perceived
and valued differentty from one person to the next, and depends in part on the context of the environment in which a
project is proposed. The significance of visual changes is assessed qualitatively based on consideration of the proposed
physical change and project design within the context of the surrounding visual setting. First, the existing visual setting is
reviewed to determine whether important existing visual aesthetics are involved, based on consideration of existing views,
existing visual aesthetics on and around the site, and existing lighting conditions. The importance of existing views is
assessed qualitatively based on whether important visual resources such as mountains, skyline trees, or the coastline, can
be seen, the extent and scenic quality of the views, and whether the views are experienced from public viewpoints. The
visual changes associated with the project are then assessed qualitatively to determine whether the project would result in
substantial effects associated with important public scenic views, on-site visual aesthetics, and lighting,

Significant. visual aesthetics impacis may potentially result from:

e Substantial obstruction or degradation of important public scenic views, including important views from scenic
highways or substantiai loss of important public open space.

« Substantial negative aesthetic effect or incompatibility with surrounding land uses or structures due to project
size, massing, scale, density, architecture, signage, or other design features.

s  Substantial light and/or glare that poses a hazard or substantial annovance to adjacent land uses and sensitive
recepiors.

Visual Aesthetics — Existing Conditions and Project Impacts

1. a) Scenic Views

The project site is focated in an urban environment in the Coast Village Road commercial corridor of the City of Santa
Barbara. {1 is currently developed with a gas service station and is located at the eastern end of the Coast Village Road,
which is characterized with commercial development and high density residential development. The development, as
proposed, would be a three story structure with underground parking. It would be similar in height and architecture as the
Olive Mill Inn, to the south of the project site across Coast Village Road. In this area of Coast Village Road, from the
intersection of Coast Village Circle to Olive Mill Road, much of the architecture is Spanish style. To the west of Coast
Village Circle the style of development becomes a mix of modern styles of 1970's buildings, a few buildings from the
1930's and approximately four converted gas station buildings.

The City’s Master Environmental Assessment (MEA) maps do riof identify the parcel as being located in an area of visual
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sensitivity. The main visual resource of this area is along Coast Village Road, with its landscaped medians, according to
the Local Coasial Plan Visual Resources map. The closest beach area is approximately 0.3 miles to the south and
Highway 101, a designated scenic highway located to the east and south of the project, is below the ground leve! of the

preject site. From the public sidewalk on the south side of Coast Village Road, there is a small visual corridor of the Santa
Ynez Mountains.

The views of the Santa Ynez Mountains could be altered as viewed from the sidewalk on the southern side of Coast
Village Road and as you drive north on Olive Mill Road (Exhibit C). The applicant prepared a view study that utilized
photographic simuiations to demonstrate the proposed project’s effect on scenic views of the Santa Ynez Mountains. As
viewed from the sidewalk on the southern side of Coast Village Road, the mid-range views of the Santa Ynez Mountains
would be diminished slightly. However, given the mature vegetation both on the north and south side of the lot, as well as
the short distance of the sidewalk, the impact would be minimal. The proposed project weuld not be visible from Highway
101, due to the difference in topography. There are not any public viewing areas (such as parks or public gathering
spaces) or designated open space areas where the public would spend considerable time contemplating the view of

significant scenic resources. There are no view impacts from or to the coastline due to topography, mature vegetation and
existing structures.

The visual change resulting from the proposed project would not substantially obstruct anv important visnal resources as
viewed from public vantage points and would not be visible from Highway 101; therefore. the impacts to scenic views
would be less than significant.

1.b} Onu-Site Aesthetics

The proposed project woudd replace a single story gas station, surrounded by paving, which has occupied the site for at
least fifty years or more. The adjacent northern lot is developed with a residential dupiex and the adjacent western lot is
developed with a two story commercial building. The style of architecture of the proposed three story building is Spanish,
similar to the surrounding development to the west and south. The height of the structure would be taller than the existing
on site development, but similar to the surrounding development. The development is stepped back along both Coast
Village Road and Olive Mill Road. The commercial portion of the building would face and be open to Coast Village
Road. The eight residential units would be located above the commercial use and would face toward northern property
line, where the existing adjacent residential use is be located.

Five Modifications are being requested. A Modification to each ten foot, front yard setback would allow a smali portion of
the development, a covered balcony facing Coast Village Road and an emergency access stairs on Olive Mill Road, to
encroach into the required setback by three feet and nine feet, respectively. Another Modification to the required
seventeen foot side vard setback (half the height of the building when adjacent to a residentially zoned iot} is proposed
along the northern property. The majority of the development would be setback from this property line by at least 28 feet,
which would buffer the existing residences. However, a 24 foot long portion of the first and second floor, located on the
north-west side, would encroach seven feet info the required sevenieen foot side vard setback by seven feet. A
Modification to the western setback is proposed along the northern half of the property, which is adjacent to a
residentially zoned lot that is developed and used as a commercial parking lot. As proposed, the required setback of
seventeen feet would be reduced by approximately nine feet. Finally, a Modification to the common open vard space is
being requested. As required, the common open space is located on the ground level. As proposed, it would be located on
the second level in a court yard configuration and it would meet the required 10% of the lot area.

The project was reviewed conceptually at one meeting by the Architectural Board of Review (ABR) on November 14,
2005 and the minutes are attached (Exhibit D). The design that was presented to the Board at that time was more massive
and there was more building encroachment into the front yard setbacks. While the ABR supported some encroachment
into to the fronf yard setbacks, they did recommend that the building should be scaled down along the front property lines.
The Board did support the Modification along the northern property line. Subseqguent to the ABR review, the project was
presented to the Planning Commission for conceptual review on February 16, 2006 (Exhibit E}. Gverall the Planning
Commission supported the project, but did ask if there were any offsets to the Modifications. Finally, while not required,
the project was presented to the Montecito Association for feedback from the community. In response to all of the
comments for the public hearings and working with the neighbors, the appiicant pulled the building back to be consistent
with the required front yard setbacks on the ground floor and further pulled the building back on the upper floors.
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However, there will continue to be Modification requests for both front yard setbacks as described above, in addition to

the interior yard setbacks. On the northern side of the building, part of the structure exceeds the required interior yard
setback 1o balance the encroachment of the north-west portion.

The design of the proposed project is required to receive review and final approval by the ABR after review by the
decision maker. Therefore, it is anticipated that the project’s onsite aesthetics impacts would be less than sionificant,

l.e) Lighting

The project is iocated at the eastern end of a commercial area with residential development located to north of the project
site. The existing lighting on the site consists of typical commercial lighting needed for a gas station with neon lighting
and lighting on all sides of the building. Under the proposed development, the onsite parking will be located mostly
underground, which would reduce the amount of lighting for parking. The majority of the lighting will be associated with
typical residential use. The required private outdoor living space and common area are focated within a central area with
the proposed townhouses framing three sides of these areas. Lighting fixtures will be selected to minimize night sky and
neighborhood intrusion per Leadership in Energy and Environmental Design (LEED) guidelines. All proposed residential
and commercial exterior lighting would be subject to compliance with the requirements of SBMC Chapter 22.75, the
City’s Outdoor Lighting and Design Ordinance. The ordinance provides that exterior lighting be shieided and directed 1o
the site such that no undue lighting or glare would affect surrounding residents or roads. Compliance with this ordinance
as well as review and approval of the lighting plan by the ABR will ensure that the proposed exterior lighting does not
result in a sigpificant impact. _As such, project impacts on lighting and glare would be less than significant,

2. AIR QUALITY | 1 NO YES
Could the project: Level of Significance
a) Violate any air quality standard or confribute fo an existing or Potentially Significant, Mitigable
projected air quality violation? (Short Term)
(Long Term) Less than Significant
b) Expose sensitive receptors to pollutants?  (Short Term) Potentially Significant, Mitigable
(Long Term) Less than Significant
o) Create objectionable odors? (Short Term) Potentially Significant, Mitigable
(Long Term) Less than Significant
Is the project consistent with the County of Santa Barbara Air Quality Attainment Plan? Yes

Air Oualitv - Discussion

Issues. Air quality issues involve poliutant emissions from vehicle exhaust and industrial or other stationary sources that
contribute to smog, particulates and nuisance dust associated with grading and construction processes, and nuisance odors.

Smog, or ozone, is formed in the atmosphere through a series of photochemical reactions invelving interaction of oxides
of nitrogen [NO,] and reactive organic compounds [ROC] (referred to as ozone precursors) with sunlight over a period of
several hours. Primary sources of ozone precursors in the South Coast area are vehicle emissions. Scurces of particulate
matter (PM ) include demolition, grading, road dust, agricultural tilling and mineral quarries and vehicle exhaust {PM; s).

The City of Santa Barbara is part of the South Coast Air Basin. The City 1s subject to the National Ambiem Air Quality
Standards and the California Ambient Air Quality Standards (CAAQS), which are more stringent than the national
standards. The CAAQS apply fo six pollutants: photochemical ozone, carbon monoxide, sulfur dioxide, nitrogen dioxide,
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particulate matter, and lead. The Santa Barbara County Air Pollution Control District (SBCAPCD) provides oversight on
compliance with air quality standards and preparation of the County Clean Air Plan.

Presently, Santa Barbara County is considered in attainment of the federal eight-hour ozone standard, but does not meet
the state one-hour ozone standard or the standard for particulate matter less than ten microns in diameter (PM10).
Insufficient data is available to determine our attainment status for either the federal standard for particulate matter less
than 2.5 microns in diameter (PM2.5) or the state PM2.5 standard. The state recently adopted a new eight-hour ozone
standard that became effective in May 2006. Although the state has not yet issued attainment designations, the
data indicate Santa Barbara County will be considered in non-attainment of this standard.

impact Evaluation Guidelines. A project may create a significant air quality impact from the following:

* Exceeding an APCD pollutant threshold; inconsistency with District regulations; or exceeding population
forecasts in the adopted County Clean Air Plan.

* Exposing sensitive receptors, such as children, elderly, or sick people to substantial poliutant exposure.
* Substantial unmitigated nuisance dust during earthwork or construction operations.

¢ Creation of nuisance odors inconsistent with APCD regulations.

Long-Term (Operational) Impact Guidelines: The City of Santa Barbara uses the SBCAPCD thresholds of si gnificance for

evaluating air quality impacts. The APCD has determined that a proposed project will not have a significant air quality
impact on the environment if operation of the project wiil:

o Lmit (from all project sources, both stationary and mobile) less than 240 pounds per day for ROC and NO, cand
80 pounds per day for PM,,. '

¢ Emit less than 25 pounds per day of ROC or NO, from motor vehicie trips only;
¢ Not cause a violation of any California or National Ambient Air Quality Standard (except ozone);
*  Not exceed the APCD health risks public notification threshoids adopted by the APCD Board; and

¢ Be consistent with the adopted federal and state air quality plans for Santa Barbara.

Short-Term _(Construction) Impacts Guidelines: Projects involving grading, paving, construction, and landscaping
activities may cause localized nuisance dust impacts and increased particulate matter (PMy,). Substantial dust-related
impacts may be potentially significant, but are generally considered mitigable with the application of standard dust controt

mitigation measures. Standard dust mitigation measures are applied to projects with either significant or less than
significant effects.

Exhaust from construction equipment also contributes to air pollution. Quantitative thresholds of significance are not
currently in place for short-term or construction emissions. However, SBCAPCD uses combined emissions from all
construction equipment that exceed 25 tons of any poliutant except carbon monoxide within a 12-month period as a
guideline threshold for determining significance of construction emission impacts.

Cumulafive Impacts and Consistency with Clean Air Plan: If the project-specific impact exceeds the ozone precursor
significance threshold, it is also considered to have a considerable contribution te cumulative impacts. When a project is
not accounted jor in the most recent Clean Air Plan growth projections, then the project’s impact may also be considered
fo have a considerable contribution io cumulative air quality impacts, The Santa Barbara County Association of
Governments and Air Resources Board on-road emissions forecasts are used as a basis for vehicle emission forecasting,
1f & project provides for increased population growth beyond that forecasted in the most recently adopted CAP, or if the
project does not incorporate appropriate air quality mitigation and contro] measures, or is inconsistent with APCD rules
and regulations, then the project may be found inconsistent with the CAP and may have a significant impact on air
quality.
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Air Quality - Existing Conditions and Project Impacts

2. a-by Air Poliutant FEmissions

Long-Term {Operational) Emissions:  Long-term project air pollutant emissions primarily stem from motor vehicles
associated with a project and/or from stationary sources that may require permits from the Santa Barbara County Air
Pollution Controt District (SBCAPCD). The current use of the site is a gas station that generates more emissions than the
proposed use of retail/office commercial and residential use. The proposed project does not contain any stationary sources
{gas stations, auto body shops, dry cleapers, oil and gas production and processing facilities, and water reatment
facilities) which require permits from APCD. As stated in the traffic report. the proposed project would generate
approximately 367 less average daily trips (ADT) than the current usage. Additionally, the A.M. and P.M. peak hour trips
(PHT) would be reduced under the propesed project by 36 and 19 trips. respectively. Therefore. the project’s long-term air

quality impact would be less than significant,

Short-Term {Construction) Emissions:  The project would involve a large -amount of grading, excavation, transport of
soils from the site (consisting of approximately 9,500 cubic vards of cut and 1,500 cubic vards of fill). paving. and
landscaping activities which could cause localized dust related impacts resulting in increases in particulate matter (PM10).

Dust-related impacts are considered potentially sionificant, but mitigable with the application of standard dust control
mitigation measures,

Construction equipment would also emit NO, and ROC. However. in order for NO, and ROC emissions from
construction equipment fo be considered a significant environmental impact, combined emissions from all construction
equipment would need to exceed 25 tons of any pollutant (except carbon monoxide) within a 12-month period, Given the
limited size and scope of the proposed project, construction equipment emissions are anticipated to be well helow the
threshold. Therefore, the project’s short term air quality impact would be less than significant The recommended
mitigation measures requiring the use of ultra Tow sulphur diesel fuel and diesel particulate filters, as well as bio-diesel to
the rraximum extent feasible. for all construction equipment would further minimize construction refated emissions.

Sensilive Receplors: Sensitive receptors are defined as children, elderly, or ill people that can be more adversely affected
by air quality problems. Land uses typically associated with sensitive receptors include schools, parks, playgrounds,
childcare centers, retirement homes, convalescent homes, hospitals, and clinics. Stationary sources are of particular
concern to sensifive receptors, as is construction dust and particulate matter. The project would not include stationary
sources, but sensitive receptors could be affected by dust and particulates during project site grading. However, there are
no known sengitive receptors within the project vicinity. Nuisance dust and particulates would be reduced to a less than
significant level through application of dust control mitigation measures and recommended mitigation measures. The
insignificant amounts of these poliutants wouid result in an insignificant exposure of sensitive receptors fo pollutants,
Therefore, the project’s impact on sensitive recentors would be less than significant.

2.¢) CGdors

Long-Term (Operational) Emissions: The proposed project would include both residential and commercial uses, which
wouid replace a gasoline and service station. Long term odor emission would be reduced with the elimination of engine
repair, as well as the fumes from a higher number autos entering and existing the site on a frequent basis. Fuiure uses of
the commercial site would likely be office or retail. However, should any restaurant or other food preparation facilities be
located in the commercial space. those uses would be subject to building codes, health codes and air pollution
requirements to provide equipment that reduce or eliminate odor impacts. Due to the nature of the proposed land use and
limited size of the project. long term project impacts related to odors would be considered less than significant,

Short-Term (Constructiont Emissions: As discussed above, there would short term emissions associated with the use of
equipment grading the site, which would also include some odor emission. Additicnally. there would be some short term
odors associated with the construction and painfing of the exterior of the building. However, with the implementation of
the both of the recommended and required mitigation measures, the project impacts would be less than significant.

Conpsistency with the Clean Ajr Plan:

The proposed project involves a re-zone of a portion of the project from R-2 to C-1. Residential use is stil} allowed under
the C-1 zone district; however the multi-family zone district regulations would apply. The amount of .units could
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potentially increase on the site under the re-zone; however the number of bedrooms per unit would be iimited. Under the
R-2 zone district, there is no limit on the number of bedrooms and parking is based upon spaces per uniis not per
bedrooms, Thus under the split zone scenario a duplex with bedrooms limited only be setbacks and height could be
construcied with six studios or one bedrooms units being constructed on the C-1 portion of the lot for a total of eight units.
Under the proposed rezone to all C-1 zoning, up to 11 studios or 9 one bedroom units’ could be constructed. Under the
- re-zone there could be potentially three additional units, but that would only be in the case of constructing studios. As
proposed, the project would involve eight units of varying bedroom numbers ranging from one to three bedrooms. Thus
the density of the project is the same as what could be developed under the existing split zone scenario.

Because the project complies with the General Plan designation and Zone District land use and density limits for the site,
the direct and indirect emissions associated with the project are accounted for in the CAP emissions growth assumptions.
Appropriate air quality mitigation measures, including construction dust suppression, would be applied to the project,
consistent with CAP and City policies. The project can be found consistent with the Clean Air Plan.

Air Quality — Required Mitigation

AQ-1  Construction Dust Control — Minimize Disturbed Area/Speed. Minimize amount of disturbed area and reduce
on site vehicle speeds to 15 miles per hour or ess.

AQ-2  Construction Dust Control - Watering. During site grading and fransportation of fill materials. regular water
sprinkling shall occur using reclaimed water whenever the Public Works Director determines that it is reasonably
available. During clearing, grading, earth moving or excavation, sufficient quantities of water, through use of
either water trucks or sprinkler systems, shall be applied to prevent dust from leaving the site. Each day, after
construction activities cease, the entire area of disturbed soil shall be sufficiently moistened to create a crust.

Throughout construction, water trucks or sprinkler systems shall also be used to keep all areas of vehicle
movement damp enough fo prevent dust raised from leaving the site. At a minimum, this will include wetiing
down such areas in the late morning and after work is completed for the day. Increased watering frequency wil
be required whenever the wind speed exceeds 15 mph.

AQ-3 Construction Dust Control — Tarping. Trucks transporting 31} material to and from the site shail be covered
from the point of origin, '

AQ-4 Construction Dust Control — Gravel Pads. Gravel pads shall be installed at all access points to prevent tracking of
mud on to public roads.

AQ-5 Construciion Dust Control — Stockpiling. If importation, exportation and stockpiling of fili material are

involved, soil stockpiled for more than two days shall be covered, kept moist, or treated with soil binders to
prevent dust generation.

AQ-6 Construction Dust Control — Disturbed Area Treatment. Afier clearing, grading, earth moving or excavation

is completed, the entire area of disturbed soil shall be treated to prevent wind pickup of soil. This may be
accomplished by:

Al Seeding and watering until grass cover is grown;
B. Spreading soil binders;

C. Sufficiently wetting the area down to form a crust on the surface with repeated soakings as necessary o
maintain the crust and prevent dust pickup by the wind;

D. Other methods approved in advance by the Alr Pollution Control District.

AQ-7 Construction Dust Control ~ Paving., All roadways, driveways, sidewalks, efc., shall be paved as soon as

possible. Additionally, building pads shall be laid as soon as possibie after grading unless seeding or soil binders
are used.

Due to the increase of total lot areas that will be zoned C-1, there is a greater disparity
between the number of studioc and one-bedroom units.
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AQ-8 Construction Dust Control ~ PEC. The contractor or builder shall designate a person or persons to monitor
the dust control program and to order increased watering, as necessary, to prevent transport of dust offsite, Thelr
duties shall include holiday and weekend periods when construction work may not be in progress. The name and
telephone number of such persons shall be provided to the Air Pollution Control District prior to land use
clearance for map recordation and land use clearance for finish grading for the structure.

Aiy Ouality — Recommended Mifioation

The following shall be adhered to during project grading and construction to reduce NOx and PM2.5 emissions from
construction eguipment:

AQ-9 Heavy-duty diesel-powered construction equipment manufactured after 1996 (with federally mandated "clean"
diesel engines) shall be utilized wherever feasible.

AQ-10 The engine size of construction equipment shall be the minimum practical size.

AQ-11 The number of construction equipment operating simultaneously shail be minimized through efficient
management practices to ensure that the smallest practical number is operating at any one time.

AQ-12 Construction equipment shall be maintained in tune per the manufacturer’s specifications.

AQ-13 Construction equipment operating onsite shall be equipped with two to four degree engine timing retard or pre-
combustion chamber engines.

AQ-14 Catalytic converters shall be instalied on gasoline-powered equipment, if feasible.

AQ-15 Diesel catalytic converters, diesel oxidation catalysts and diesel particulate filters as certified and/or verified by
EPA or California shall be installed, if available.

AQ-16 Diesel powered equipment shall be replaced by electric equipment whenever feasibie.
AQ-17 To the maximum extent feasible, biodiesel shall be used for all construction equipment.

AQ-18 ldling of heavy-duty diesel trucks during loading and unloading shall be limited to five minutes: auxiliary power
units shall be used whenever possible,

Air Quality - Residual Impacts

Implementation of the identified required mitigation measures would reduce shori-term impacts associated with
construction fo a less than significant level. Implementation of recommended mitigation measures would further reduce
short-term impacts associated with use of the construction to a Jess than significant level
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3. BIOLOGICAL RESOGURCES NGO YES

Couid the project result in impacts to: Level of Significance
-a) Endangered, threatened or rare species or their habitats X

(including but not limited to plants, fish, insects, animals, and

birds)?
b) Locally designated historic, Landmark or specimen trees? Less than Sigaificant
¢) Natural communities (e.g. oak woodland, coastal habitat, X

eic.).
d) Wetland habitat (e.g. marsh, riparian, and vernal pool)? X
&) Wildlife dispersal or migration corridors? X

Biological Resources - Discussion

Issues: Bielogical resources issues involve the potential for a project to substantially affect biologically-important natural
vegetetion and wildlife, particularly species that are protected as rare, threatened, or endangered by federal or state
wildiife agencies and their habitat, native specimen trees, and designated landmark or historic trees.

Impact Evaluation Guidelines: Existing native wildiife and vegetation on a project site are qualitatively assessed to
identify whether they constitute important biojogical resources, based on the types, amounts, and quality of the resources
within the context of the larger ecological community. If important biological resources exist, project effects to the
resources are qualitatively evaluated to determine whether the project would substantially affect these important

biological resources. Significant biological resource impacts may potentially result from substantial disturbance to
important wildlife and vegetation in the following ways:

¢ Elimination or substantial reduction or disruption of important natural vegetative communities and wildlife habitat
or migration corridors, such as oak woodland, coastal strand, riparian, and wetlands.

¢ Substantial effect on protected plant or animal species listed or otherwise identified or protected as endangered,
threatened or rare.

* Substantial loss or damage to important native specimen trees or designated landmark or historic trees.

Biological Respurces — Existing Conditions and Project Impacts

J.a,c,d,e) Protected Species/ Habitats, Natural Habitats, and Dispersal/ Migration Corridors.

The project site is fully developed with buildings and paving and does not support any contiguous natural communities
nor function as an important wildlife movement or dispersal area or contain any wetland habitats. Vegetation on the site is
minimal. One eucalyptus tree is Jocated in the right-of-way on each street fronting the site. A line of ficus trees are Jocated
along the northern property line and are approximately 15 feet in height and used as a hedge. As recognized by the City of
Santa Barbara Master Environmental Assessment, this portion of the City is almost entirely urbanized, and biologica)
resources are limited. No endangered, threatened or rare species or their habitats currently listed nor candidates for State
or Federal protection are present onsite.

However, all migratory non-game native bird species are protected under the Federal Migratory Bird Treaty Act. Take of
birds and their active nests are prohibited. A mitigation is recommended that would be applied to this project would
require that either construction occur outside the bird nesting season (February 1~ August 15) or prior to construction a
clearance survey for nesting birds and avoidance of the area if nesting bird species are identified in the project area be
completed. With the implementation of the mitigation measures. the proiect impacts would be less than significant. No
project impacts 1o protected species/ habitats, natural habitats, and dispersal/ migration corridors are anticipated.
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3.b) Specimen Trees

Mature native and non-native specimen trees provide numerous benefits to the environment, inchuding visual beauty,

shade, soil stability, air quality, and localized habitat for urban-adapted wildlife species, such as birds. City policies
address the protection and replacement of mature trees.

No locally designated historic or landmark trees exist on the project site; however, there are three mature Eucalyptus trees
and a row of trees that will remain. An Arborist’s Report, prepared by Bill Spiewak, dated March 27, 2006 (see Exhibit F
~ Arborist’s Report} provided an assessment of the existing trees. As proposed, afl of the existing trees shail remain on
site. Project impacts to specimen trees would be less than significant.

Biological Resources — Recommended Mitigation

BIO -1 During construction, carry out measures to protect the existing trees on site, as recommended in the Arborist’s
Report, prepared by Bill Spiewak, dated March 27, 2006.

BIO -2 Proposed project activities including tree and vegetation removal shall occur outside the breeding bird season
(February 1 — August 15). If project activities canmot be feasibly avoided during the bird nesting seascn the
praject proponent shall conduct a survey prior to construction, using a qualified bioiogist, approved by the City
Environmental Analyst, to detect protecied nesting native birds in the vegetation and trees being trimmed and
within 300 feet of the construction work area. The survey shall be conducted no more than three days before
construction is initiated. If an active nest is located, construction within 300 feet of a raptor nest and 300 feet of

any other nesting bird, vegetation trimming shall be postponed until the nest is vacated and juveniles have fledged
and this has been confirmed by the qualified biologist.

Residual Impacts:

Implementation of the recommended mitigation measures would further reduce to less than significant impacts to
biological resources.

4. CULTURAL RESOURCES NO YES
Could the project: Level of Significance
a) Disturb archaeological resources? ' Less than Signification

k) Affect a historic structure or site designated or eligible for X
designation as a National, State or City landmark?

c) Have the potential to cause a physical change which would X
affect ethnic cultural values or restrict religious uses in the
project area?

Cultural Resources - Discussion

Issues: Archaeological resources are subsurface deposits dating from Prehistoric or Historical time periods. Native
American culture appeared along the channel coast over 10,000 years ago, and numerous villages of the Barbareno
Chumash flourished in coastal plains now encompassed by the City. Spanish explorers and eventual settlements in Santa
Barbara occurred in the 1500°s through 1700’s. In the mid-1800%s, the City began its transition from Mexican village to
American city, and in the late 1800°s through early 1900’s experienced intensive urbanization. Historic resources are
~above-ground structures and sites from historical time periods with historic, architectural, or other cuitural importance.
The City’s built environment has a rich cuitural heritage with a variety of architectural styles, including the Spanish

Colonial Revival style emphasized in the rebuilding of Santa Barbara’s downtown following a destructive 1923
earthquake.
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Impact Evaluation Guidelines: Archaeological and historical impacts are evaluated qualitatively by archeologists and
historians. First, existing conditions on a site are assessed to identify whether important or unique archaeological or
historical resources exist, based on criteria specified in the State CEQA Guidelines and City Master Environmental
Assessment Guidelines for Archaeological Resources and Historical Structures and Sites, summarized as follows:

e Contains information needed to answer important scientific research questions and there exists a demonstrable
public interest in that information.

s  Has a special and particular quality such as being the oldest of its type or the best available example of its type.
e isdirectly associated with an important prehistoric or historic event or person.

If important archaeological or historic resources exist on the site, project changes are evaluated to determine whether they
would substantially affect these important resources.

Cultural Resources — Existing Conditions and Project Impacts

4.a) Archaeological Resources

The project site is not 2 mapped archeological resource according to the City Master Environmental Assessment (MEA).
The site has been periodically disturbed over the past several decades with the replacement of underground tanks. To date
no resources were found during those excavations. With the implementation of the recommended mitigation measure.
impacts to archaeological and historic resources would not be considered significant.

4.b) Historic Resources

The existing structures on the site have been determined by the City’s Urban Historian to have no historic significance.
Therefore, no impacts to historical resources would oceur as a result of the proposed proiect.

4.c) Ethnic/Religious Resources

There is no evidence that the site involves any ethnic or religious use or importance. The project would have no impact on
historic. ethnic or religious resources.

Cultural Resources — Recommended Mitisation

CR-1 Prior to the start of any vegetation or paving removal, demolition, trenching or grading, contractors and
construction personne] shall be alerted to the possibility of uncovering unanticipated subsurface archaeological
features or artifacts associated with past human occupation of the parcel. If such archaeclogical resources are
encountered or suspected, work shall be halted immediately, the City Environmental Analyst shall be notified and
an archaeologist from the most current City Qualified Archaeologists List shall be retained by the applicant. The
latter shall be employed to assess the nature, extent and significance of any discoveries and to develop appropriate
management recommendations for archaeological resource treatment which may include, but are not limited to,
redirection of grading and/or excavation activities, consultation and/or monitoring with a Barbarefic Chumash
representative from the most current City Qualified Barbarefio Chumash Site Monitors List, etc,

Residual Impacts:

Implementation of the identified mitigation measures would reduce impacts to prehistoric and historic archaeofogical and
historic resources 1o a less than significant level,
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5. GEOPHYSICAL CONDITIONS NO YES

Could the project result in or expose people to: Level of Significance
aj Seismicity: fault rupture? : Less than Significant
by Seismicity: ground shaking or fiquefaction? Less than Significant
) Seismicity: seiche or tsunami? X
d) Landslides or mudsiides? X
&) Subsidence of the land? X
f) Expansive soils? X
) Excessive grading or permanent changes in the topography? Less than Significant

{zeophvsical Conditions - Discussion

Issues: Geophysical impacts involve geclogic and soil conditions and their potential to create physical hazards affecting
persons or property: or substantial changes to the physical condition of the sife, Included are earthquake-related
conditions such as fault rupture, ground-shaking, liquefaction (a condition in which saturated soil looses shear strength
during earthquake shaking); or seismic sea waves; unstabie soil or slope conditions, such as landslides, subsidence,
expansive or compressible/collapsibie soils; or erosion; and extensive grading or topographic changes.

Impact Evaluation Guidelines: Potentially significant geophysical impacts may result from:

¢ Exposure to or creation of unstable earth conditions due to seismic conditions, such as earthquake faulting,
ground shaking, liquefaction, or seismic waves.

e Lxposure to or creation of unstable earth conditions due to geologic or soil conditions, such as landslides,
settlement, or expansive, collapsible/compressible, or expansive soils.

s [xtensive grading on slopes exceeding 20%. substantial topographic change, destruction of unigue physical
features: substantial erosion of soils, overburden, or sedimentation of a water course.

Geophvsical Conditions — Existing Conditions and Proiect Impacts

S.a-c) Seismic Hazards

Fault Rupture: The City Master Environmental Assessment (MEA) does not identify the project site as being near any
faults. Because no known active or potentially active fauits are located within or immediatelv adjacent to the sublect site,
potential immpacts associated with fault rupture from proposed development would not be significant,

Giround Shaking and Liquefaction: The project site is located In a seismically active area of southemn California {Seismic
Zone 4). Significant ground shaking as a result of a loca! or regional earthquake is likely to oceur during the life of the
project. The City Master Environmental Assessment (MEA) identifies the project site as minimally susceptibie to
liguefaction in the event of a strong earthquake. Future development would be required to comply with building code
requirements that would minimize potential hazards associated with ground shaking. Impacts associated with potential
ground shakine and liguefaction are considered fo be less than sienificant.

Seiche or Tsunami: The City Master Environmental Assessment (MEA) identifies the project site as not being located
within the tsunami run-up zone, Seiche refers fo seismic waves within an enclosed water body such as a lake, which is
not applicable to the project site location. No impacts related 1o tsunami or seiche are anticipated,

5.d-f} Geologic or Soil Instability
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Landsiides: The project site topography is flat and therefore no impacis associated with landslide hazards would sceur.

Subsidence: Based upon the soil type identified in the City Masier Environmental Assessment (MEA) and in the quarterly
remediation report, there is minimal potential for subsidence: therefore. po impacts associated with subsidence are
anticipated.

Expansive Soils: The City Master Environmental Assessment (MEA) identifies the project site as having minimal

expansiveness of soil due to the fanglomerate deposits overlain by alluvium having a very low potential for expansion.
Therefore. no impacts would be associated with expansive soils.

5.g3 Topography; Grading

Grading: Grading for the project is estimated to be approximately 9,500 cubic yards of cut and 1,500 cubic yards of fill
(CY). While it is anticipated that most of the excavation of the underground garage will also address the soil remediation
cieanup, discussed below in the Hazards section, it should be noted that additional excavation may be necessary once the
remaining soil is tested. The proposed grading would not result in 2 significant alteration of the natural landform or
substantially change the existing topography of the site; since the topography is relatively flat and the purpose of the
grading is for the combined soil remediation and construction of the subterranean parking garage. Impacts from grading
and topographical changes are considered less than sipnificant.

6. HAZARDS NO YES

Could the project involve: Level of Significance

a) A risk of accidental explosion or release of hazardous X
substances (including, but not limited to: oil, pesticides,
chemicals or radiation)?

b) The creation of any health hazard or potential health hazards? || X

¢) Exposure of people to existing sources of potential health Potentiaily Significant, Mitigable
hazards?

d) Increased fire hazard in areas with flammable brush, grass. or Less than Significant
trees?

Hazards - Discussion

Issues: Hazardous materials issues involve the potential for public health or safety impacts from exposure of persons or
the environment to hazardous materials or risk of accidents involving combustible or toxic substances.

Impact Evaluation Guidelines: Significant impacts may result from the following:

= Siting of incompatible projects in close proximity fo existing sources of safety risk, such as plpeimes industrial

processes, railroads, airports, etc.

Exposure of project occupants or construction workers to unremediated soil or groundwater contamination.

Exposure of persons or the environment to hazardous substances due to improper use, storage, or disposal of
hazardous materials. ‘

Siting of development in a high fire hazard areas or beyond adequate emergency response time, with inadequate
access or water pressure, or otherwise in a manner that creates a fire hazard
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Hazards — Existing Conditions and Project Impacts
6.a,b,c) Poblic Health and Safety

Hazardous Materials and Safetv Risks:

The proposed residential and commercial condominiums are not anticipated to create any new hazards. Hazardous
materials usage on the site would likely be limited to the storage and use of relatively small quantities of materials such as
paint, oils, cleaners, and landscape maintenance materials. Any usage of bazardous materials would be subject to all

applicable State and local requirements for management and disposal of such materials. No_impact from the use of
hazardous materials is anticipated.

Temporary Exposure to Existing Hazardous Materials:

The project site is subject to an on going remediation program since August 12, 2003 (see Exhibit G — Remediation
Quarterly Report by ATC Associates) because the site contains groundwater contamination, as well as soi] contamination,
primarily from the current use of the service station. A Corrective Action Plan, as required by the CRWQCB and the
Santa Barbara County Fire Department, was approved in April of 2001 to address the remediation of the site.
Groundwater clean up and monitoring was implemented on a guarterly basis prior io 2003. Based upon test from the
monitoring weils, which now includes two offsite and five onsite wells, the level of contamination is decreasing.

Soil contamination was also discovered on the site and there is an on going vapor extraction program which is removing
the contamination. Samples from the vapor extraction system indicate that levels of contamination are decreasing. Final
remediation will take place at the time of construction by the removal of contaminated soils being excavated as part of
constructing the proposed building and shipped to the appropriate landfill. The impact of ground water and soi}

contamination on the proiect site would be potentially significant. but mitigabie with the implementation of an approved
C.omrective Action Plan.

6.d) Fire Hazard

The project site is not located in a City designated high fire hazard area. The project would be subject to Fire Department
and City Ordinance réquirements for adequate access, structural design and materials. Adherence to the standard
requirements of the Uniform Fire Code with respect to building design would ensure that fire hazard impacts for the
proposed project would be less than significant,

Hazards ~ Required Mitisation

H-1 Written evidence of completion of a Corrective Action Plan approved by the California Regional Water Quality
Contro! Board and the Santa Barbara County Fire Department shall be provided prior to issuance of any building
permits other than those permits necessary to complete the Corrective Action Plan.

Hazards ~ Residual Impacts

Implementation of the identified mitigation measures would reduce the impact of hazardous materials to less than
significant levels,

7. NOISE NO YES
Could the project result in: Level of Significance
a) Increases in existing noise leveis? Less than Significant

(&) Exposure of people to severe noise levels? : Less than Significant
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Noise - Discussion

Issues: Noise issues are associated with siting of a new noise-sensitive land use in an area subject to high ambient

background noise levels, siting of a noise-generating land use next to existing noise-sensitive land uses, and/or short-term
construction-related noise.

The primary source of ambient noise in the City is vehicle traffic noise. The City Master Environmental Assessment
(MEA} Noise Contowr Map identifies average ambient noise levels within the City.

Ambient noise levels are determined as averaged 24-hour weighted levels. using the Day-Night Noise Level (Lg,)-or
Community Noise Equivalence Level (CNEL) measurement scales. The L, averages the varving sound jevels ocourring
over the 24-hour day and gives a 10 decibel penalty to noises occurring between the hours of 10:00 p.m. and 7:00 a.m. to
take into account the greater annoyance of intrusive noise levels during nighttime hours. Since Ly, is & 24-hour average
noise level, an area could have sporadic loud noise levels above 60 dB(A) which average out over the 24-hour period.
CNEL is similar to Lg, but includes a separate 5 dB(A) penalty for noise occurring between the hours of 7:00 p.m. and
10:00 p.m. CNEL and L, values usually agree with one another within 1 dB(A).  The Equivalent Noise Level (Leg) is a
single noise level, which, if held constant during the measurement time period, would represent the same total energy as a
fluctuating noise. L., values are common]y expressed for periods of one hour, but jonger or shorter time periods may be
specified. In general, a change in noise ievel of less than three decibels is not audibie. A doubling of the distance from a
noise source will generally equate to a change in decibel level of six decibels.

(Guidance for appropriate long-term background noise levels for various land uses are established in the City General Plan

Noise Element Land Use Compatibility Guidelines. Building codes also establish maximum average ambient noise Jevels
for the interiors of structures,

High construction noise levels occur with the use of heavy equipment such as scrapers, rollers, graders, trenchers and
large trucks for demolition, grading, and construction. Equipment noise levels can vary substantially through a
construction period, and depend on the type of equipment, number of pieces operating, and equipment mainienance.
Construction equipment generates noise levels of more than 80 or 90 dB(A) at a distance of 50 feet, and the shorter
unpulsive noises from other construction equipment (such as pile drivers and drills) can be even higher, up to and
exceeding 100 dB{A). Noise during construction is generally intermittent and sporadic, and after completion of the initjal
demolition, grading and site preparation activities, tends to be quieter.

The Noise Ordinance (Chapter 9.16 of the Santa Barbara Municipal Code) governs short-term or periedic noise, such as
construction noise, operation of motorized equipment or amplified sound, or other sources of nuisance noise. The

ordinance establishes limitations on hours of construction and motorized equipment operations, and provides criteria for
defining puisance noise in general.

impact Evaluation Guidelines: A significant noise impact may result from:

& Siting of a project such that persons would be subject to long-term ambient noise levels in excess of Noise
Efement land use compatibility guidelines as follows:

Residential: Normally acceptable maximum exterior ambient noise level of 60 dB(A); maximum interior
noise level of 45 dB(A).

Office Buildings/ Commercial-Retail: Normally acceptable maximuim exterior ambient noise level of 75
dB(A); maximum interior noise leve] of 50 dB(A).

¢ Substantial noise from grading and construction activity in close proximity to noise-sensitive receptors for an
extensive duration.

Noise — Existing Conditions and Preject Impacts

7.a,b) Increased Noise Level; Exposure to High Noise Levels
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Long-Term Operational Noise:

The project site is ocated in an area subject to average ambient noise levels from roadway sources of 60-65 dBA, as
shown on the City's Master Environmental Assessment noise contour maps. A Preliminary Acoustical Study, prepared by
URS Corporation, dated December, 2006, {see Exhibit H - Preliminary Acoustical Study) was submitted for review.

Exterior Noise Levels — As proposed, all of the private outdoor living space, except for unit 8, would be clustered in the
center of the project on the second level. With the private outdoor space shielded from the main contributors of noise,
which are Coast Village Road to the south, Olive Mill Road to the east and the 101 freeway to the south-east, the study
indicated that noise levels would be below the 60 dBA. Ldn, both for current conditions, as well as future noise levels. The
private outdoor space for unit 8 is located at the north-west corner of the lot. This space would be adjacent to the

residential use to the north and a parking area to the west and therefore shielded from noise sources. Thus the noise levels
would also be below the acceptable levels.

Because of the site planning for the required private outdoor space would not expose the occupants to noise levels above
60 dBA Ldn, exterior noise levels are less than sienificant.

Interior Noise Levels — According to the acoustical study, it is expected that the interior 45 dBA Ldn noise level would be
exceeded in some of the residential units if the operable doors and windows were open; therefore, a “windows closed”

condition would apply to these units. Interior noise levels are considered potentially significant, but mitigable with the
implementation of the “windows closed” requirement for these units.

Ne impact related to substantial noise generation is anticipated fo occur as a result of the operation of the proposed mixed-
use development itself.

Temporary Construction Noise:

Uses around the project site are primarily commercial; however, residences are located on the adjacent property to the
north. Noise from grading and construction equipment, truck traffic and vibration would affect surrotnding noise-
sensitive uses during the approximately 18 to 24 month construction period. The majority of the noise associated with the
construction will take place in a short period of time. Demotition of the structure will be approximately eight days and pile

driving and excavation will each be approximately three weeks. The construction of the underground garage and the
building will be approximately 16 months.

The acoustical study states that short term noise impacts associated with grading and construction activities could result ip
noise levels ranging between 76 dBA to 100 dBA measured 50 feet from the noise source. Measures have been identified
i the acoustical study which would minimize the short-term construction noise impacts on adjacent land uses. These
include limiting the hours of construction, shielding the stationary construction equipment with effective noise control
devices, notification of construction to sensitive noise receptors, and locating stockpiling and vehicle staging areas as far
as practical from sensifive noise receptors. Temporary construction noise iispacts are considered potentiallv sienificant.
byt mitigable,

Noise — Required Mifization

N-2: Interior Noise Reduction: As identified in the Preliminary Acoustical Study, certain residential units
(Units 3,4, and 5) shall require a “windows closed” condition in order to meet the maximum interior 45
dBA Ldn noise level standard. As recommended in the Study, these units shall provide the following:

"The mechanical ventilation and cooling system shall supply a minimum of two air changes per
hour to each habitable room, including 20% fresh make-up air obtained directly from the outdoors.
The fresh air inlet duct shall be of sound attenuating construction and shal} consist of a minimum
of ten feet of straight or curved duct or six feet plus one sharp bend."

Note that this mitigation could be removed if a detailed acoustical analysis determines that there is an alternative
means for achieving the required imerior noise level.
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N-6:

N-7:

N-G:

N-10:

Construction Motice. At least 30 days prior to commencement of construction, the contractor shall provide
written notice to all property owners and building occupants within 300 feet of the project area that proposed
construction activities could substantially affect outdoor or indoor living areas. The notice shall contain a
description of the proposed project, a consiruction schedule including days and hours of construction, a
description of noise reduction measures and the name and phone number of the Project Environmental
Coordinator (PEC) who can answer questions and provide additional information or address problems that may
arise associated with construction noise. A 24-hour construction: hot line shali be provided. Any noise complaints

received shall be documented and, as appropriate, consiruction activities shall be modified to the extent feasible to

address such complaints. Informational signs with the PEC's name and telephone number shall aiso be posted at
the site and shall be easily viewed from adjacent public areas.

Construction Hours. Noise-generating construction activities (which may include preparation for construction
work) shall be permitied weekdays between the hours of 8:00 a.m. and 5:00 p.m., excluding holidays observed by
the City as legal holidays: New Year's Day (January 1°" Martin Luther King Jr's Birthday (3 Monday in
January); President’s Day (3" Monday in February); Memorial Day (Last Monday in May}; Independence Day
(Tuty 4™ Labor Day (1* Monday in September); Thanksgiving Day (4® Thursday in November); Day Foliowing
Thanksgiving Day (Friday following Thanksgiving); Christmas Day (December 25 *When a holiday falis on a
Saturday or Sunday, the preceding Friday or following Monday. respectively shall be observed as a legal holiday.

Occasional night work may be approved for the hours between 5 pom. and 8 a.m. weekdays by the Chief of
Building and Zoning (per Section 9.13.015 of the Municipal Code). In the event of sach night work approval, the
applicant shall provide written notice te all property owners and occupants within 300 feet of the project property
boundary and the City Planning and Building Divisions at least 48 hours prior to commencement of night work.
Night work shail not be permitied on weekends or holidays.

Construction Equipment Sound Barrier. Stationary construction equipment that generates noise that exceeds

50 dBA at the property boundaries shall be shielded with a barrier that meets a sound fransmission class (STC)
rating of 23.

Construction Equipment Sound Control. All construction equipment powered by internal combustion engines
shall be properly muffied and maintained. No internal combustion engine shall be operated on the site without
said muffler. All diesel equipment shall be operated with closed engine doors and shall be equipped with factory-
recommended mufflers. Unnecessary idling of internal combustion engines shall be prohibited.

Construction Noise Barrier. Air compressors and generators used for construction shall be surrounded by
temporary acoustical sheiters. Whenever feasible, electrical power shall be used to run air compressors and
similar power tools.

Noise — Residual Impact

Implementation of the identified mitigation measures would reduce operational interior noise impacts and temporary
construction noise igvels to less than significant levels. '
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8. POPULATION AND HOUSING NG YES

Could the project: Level of Significance

a) Induce substantial growth in an area either directly or Less than Significant
indirectly (e.g. through projects in an undeveloped area or
extension of major infrastructure}?

b) Displace existing housing, especially affordable housing? X

Population and Housing - Discussion

Impact Evaluation Guidelines: Issues of potentially significant population and housirg impacts may involve:

*  Growth inducement, such as provision of substantial population or employment growth or creation of substantial

housing demand; development in an undeveloped area, or extension/ expansion of major infrastructure that could
support additional future growth,

* Loss of a substantial number of housing units, especially loss of more affordable housing,

Pepulation and Housing — Existing Conditions and Project Impacts

8.2)  Growth-Inducing Impacts

The project site is located in an existing developed urban area already served by urban infrastructure. No extensions of
-infrastructure or urban services would be necessary to serve the project site. The proposed residential units are intended
to meet existing demand for ownership housing units within the community and would not induce growth. The proposed
commercial space would provide an opportunity for additional commercial services fo be provided to the immediate
comimunity, as well as the surrounding residential community to the north and east. Growth inducing impacis as a result of
the proiect would be less than significant.

8b)  Housing Displacement

The project would not involve any housing displacement as the site is currently developed with commercial usage. As
proposed, the project would include eight residential units and 5,000 square feet of commercial space. No_impact
associated with housing displacement would result from the project. '
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9. PUBLIC SERVICES ' NG YES

Could the project have an effect upon, or result in a need for Level of Significance

new or aitered services in any of the following areas:
a) Fire protection? Less than Significant
Iy) Police protection? Less than Significant
¢) Schools? Less than Significant
d) Maintenance of public facilities, including roads? Less than Significant
e) Other governmental services? LLess than Significant
) Electrical power or natural gas? Less than Significant
2) Water treatment or distribution facilities? Less than Significant
h) Sewer or septic tanks? Less than Significant
i) Water distribution/demand? Less than Significant
i Solid waste disposal? Potentially Significant, Mitigable

(Cumulative Adverse)

Public Services - Discussion

Issues: This section evaluates project effects on fire and police protection services, schools, read maintenance and other
governmental services, utilities, including electric and natural gas, water and sewer service, and solid waste disposal.

Impact Evaluation Guidelines: The following may be identified as significant public services and facilities impacts:

e Creation of a substantial need for increased police department, fire department, road maintenance, or government

services staff or equipment.

Generation of substantial numbers of students exceeding public school capacity where schools have been designated
as overcrowded,

= Inadequate waler, sewage disposal, or utility facilities.
e Substantial increase in soiid waste disposal to area sanitary landfills.

Public Services — Existing Conditions and Project Impacts

9.a,h,d-g. Facilities and Services

The preject site is located in an urban area where all public services are available. In 2003, the City prepared a General
Plan Update: 2030 Conditions, Trends, and Issues (CTI) Report (September 2003} that examined existing conditions
associated with fire protection, pelice protection, library services, public facilities, governmental facilities, electrical
power, and natural gas. The CTI Report specifically analyzed whether there were deficiencies existing or anticipated for
each of the public services. The CTI report determined that police and fire protection services, and Hbrary services are
being provided at accepiable levels to the City. In addition, the CTI Report determined that electricity, natural gas,
telephone, and cable telecommunication services are being provided at acceptable service levels and utility companies did
not identify any deficiencies in providing service in the future, Finally, the CTI Report determined that demand for City

buildings and facilities will continue to be impacted by growth, although no appropriate/acceptable levels of service have
been established. '

The project site is located in an urban area and involves the demolition of an existing building and construction of & new
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building in its place. Because the existing buildings aiready utilize existing public services, the project would be served
with connections to existing public services for gas, electricity, cable, and telephone traversing the site, as well as access
to existing roads. The project is not anticipated to create & substantially different demand on fire or police proection
services, library services, or City buildings and facilities than that anticipated in the CTI Report. Therefore. impacis to
fire protection. police profection. library services, City buildings and facilities. electrical power. natural eas. telephione.
and cable telecommunication services are anticipated to be less than significant.

9.¢} Schools

The project site is served by the Montecito Union School District and the Santa Barbara High School Districts. The
project would provide an increase of eight residential units, which could generate 2 small number of additional students,

The project may also result in a minor increase in area net new employees, 1t would be expected that some of the added
employees would already reside in the area. Some portion of new employees may commute from surrounding
communities. The commercial portion of the proposed project may generate new elementary and secondary students to the
extent that new employment created by the project results in new residents to the area. Unlike the residential portion of
this project that falls into a defined school attendance area, students generated by the commercial portion of the proposed
project could iive and attend a school in any area of the South Coast. Some students generated by the commercial portion
of this project could also live outside the boundaries of the Santa Barbara School Districts or attend private schools.

None of the school districts in the South Coast have been designated "overcrowded" as defined by California State law.
School impact fees would be applied to the project in accordance with State law. Project impacts 1o schools would be less
than sigpificant. ' ' '
9.h,i) Water and Sewer '
Water

The proposed project receives water service from the Montecito Water District, The District’s water supply comes from
the following sources, with the actuel share of each determined by availability and level of customer demand: Cachuma
Reservoir and Tecolote Tunnel, Jameson Lake and Doulton Tunnel, groundwater, and State Water Project entitlement of

3,000 acre feet. A can and will letter was issued by the Montecito Water District, thus the project would have adequate
service. *

The existing development on the site demands 5.7 acre feet per year AFY of water and the proposed project is estimated
to demand 2.8 AFY. Therefore, the change in water use wouid be a reduction of approximately 2.9 AFY, which would
ngt be a sipnificant impact 1o the Montecito Water District's water supnly.

Sewer

The maximum capacity of the El Estero Treatment Plant is 11 million gallons per day (MGD), with current average daily
flow 8.5 MGD. The Treatment Plant is designed to treat the wastewater from a population of 104,000, The proposed
project’s estimated sewer demand is 2,239 gallons per day or 2.5 AFY, which is a reduction of 2,056 galions per day or
2.3 AFY. Decreased sewage treatmem;associated by the project would not result in a long term significant impact.

9.)) Solid Waste Generation/ Disposal

Most of the waste generated in the City is transported on a dailv basis to seven landfills located around the County. The
County of Santa Barbara, which operates the landfills, has developed impact significance thresholds related to the impacts
of development on remaining landfill capacity. The County thresholds are based on the projected average solid waste
generation for Santa Barbara County from 1990-2005. The County assumes a 1.2% annual increase (approximately 4000
tons per year) in solid waste generation over the 15-year period. '

The County’s threshold for project specific impacts to the solid waste system is 196 tons per year (this figure represents
5% of the expected average annual increase in solid waste generation [4000 tons/year]). Source reduction, recycling, and
composting can reduce a project’s waste stream by as much as 50%. If a proposed project generatés 196 or more tons per
vear (TPY) after reduction and recycling efforts, impacts would be considered significant and unavoidable.
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Proposed projects with a project specific impact as identified above (196 tons/year or more) would also be considered
cumulatively significant, as the project specific threshold of significance is based on a cumulative growth scenario.
However, as landfil] space is already extremely limited, any increase in solid waste of 1% or more of the expected average

annual increase in sofid waste generation {4000 tons/year], which equates to 40 TPY, is considered an adverse cumulative
impact.

Long-Term {Operational). The existing project generates approximately 42 tons per year of solid waste based upon a
commercial category. The project use is estimated to generate 48.64 tons per year of solid waste as follows:

Attached Residential: 2.65 people/unit % 8 units x 0.95 tons/year = 20.14 tons/year
General Retail: General Retail & Misc Services - 5,000 s.f. x 0,0057 = 28.5 tons/year

There would be a net increase associated with the commercial portion of the project of 6 tons/year. With application of
source reduction, reuse, and recycling, landfill disposal of solid waste could be reduced to 3 tons per year. The project
specific jmpact is considered less than significant because the 196 TPY threshold is not exceeded: however. an adverse
cumulative impact would result because waste generation would exceed 40 tons per vear.

Short-Term (Demolition and Construction). Project demolition and excavation will require export of non-structural fill.
Construction-related waste generation would be short-term and less than significant. Application of recommended
standard mitigations to reduce, re-use, and recycle construction waste to the extent feasible would minimize this effect.

Public Services — Required Mitivation

P5-1  Commercial Pumpsters. Commercial dumpsters shall be provided, inciuding an equal area for recycling

containers. Dumpsters shall not be placed within five feet (5°) of combustibie walls, openings or combustible
roof eaves lines uniess sprinkler coverage is provided.

PS-2 Trash Enclosure Provision. A trash enclosure with adequate area for recycling containers shall be provided on
each Property and screened from view from surrounding properties and the street. Dumpsters and containers with

a capacity of 1.5 cubic yards or more shall not be placed within five (5) feet of combustible walis, openings, or
roofs, unless protected with fire sprinklers,

Public Services — Recommended Mitigation

PS-3  Demolition/Construction Materials Recycling. Recycling and/or reuse of demolition/construction materials
shall be carried out to the extent feasibie, and containers shall be provided on site for that purpose, in order to
minimize construction-generated waste conveyed to the landfill. Indicate on the plans the iocation of a container
of sufficient size to handle the materjals, subject to review and approval by the City Solid Waste Specialist, for
collection of demolition/construction materials. A minimum of 90% of demolition and construction materials

shall be recycled or reused. Evidence shall be submitted at each inspection to show that recycling and/or reuse
goals are being met.

Public Services — Residual Impacts

Implementation of the identified mitigation measures would further reduce adverse cumulative solid waste impects to less

than significant levels. Short-term construction impacts would be less than significant and further reduced by the
recommended mitigation measure.
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10. RECREATION NGO YES
Could the project: Level of Significance
) Increase the demand for neighborhood or regional parks or Less than Significant |

other recreational facilities?

b) Affect existing parks or other public recreational facilities? X

Recreation - Discussion

Issues: Recreational issues are associated with increased demand for recreational facilities, or loss or impacts to existing
recreational facilities.

Impact Evaluation Guidelines: Recreation impacts may be significant if they resuit in:

e Substantial increase in demand for park and recreation facilities in an area under-served by existing public park
and recreation facilities.

@ Substantial loss or interference with existing park space or other public recreational facilities such as hiking,
cycling, or horse trails.

Recreation — Existing Conditiens and Praject Impacts

10.a) Recreational Demand

Currently within the City there are more than 1,800 acres of natural open space, park land and other recreational facilities.
In addition, there are 28 tennis courts, two public outdoor swimming pools, beach volleyball courts, sport fields, lawn
bowling greens, a golf course, 13 community buildings and a major skateboard facility. The City also offers a wide

variety of recreational programs for people of all ages and abilities in sports, various classes, tennis, aquatics and cultural
arts.

In 2005, the City prepared a General Plan Update: 2030 Conditions, Trends, and Issues (CTI) Report (September 2005)
that examined existing conditions associated with recreation and parks. Population characteristics including income, age,
population growth, education and ethnicity affect recreation interests and participation levels,

The National Recreation and Park Association (NRPA) has established park service area standards for various tvpes of
parks. The NRPA standards have not been adopted by the City; however, the standards do provide a useful tool for
assessing park space needs. The CTI Report determined that, based on NRPA standards, there is an uneven distribution of
parkiand in the City, such that some areas of the City may currently be underserved with neighborhood and community
parks, but overall the City has adequate passive, community, beach, regional, open space, and spors facility parks.

The development of the proposed project with new residences wouid create an increase in the demand for park and
recreational opportunities in the general area. As indicated above, the City of Santa Barbara has ample parkland, albeit
unevenly distributed throughout the City and adequate recreation facilities. The proposed proiect would introduce
additional residents into the Montecito Community where existing nearby parks and recreation areas (those intended to
serve nearby residents) include Manning Park, and the adjacent beaches, located within approximately 0.3 miles of the
project site. Residents would also have access to other community, regional, open space, and sports facility parks, and all
City recreation programs.

~ Therefore, the increase in park and recreational demands associated with the residences would resuit in a less than
significant impact,

10.b) Existing Recreational Facilities

The closest public recreation faciities are located at Manning Park on San Ysidro Road, approximately two miles north-
east of the project site. Additionally, there are several informal recreational areas, paid membership facilities, public
beaches and pubiic frails within approximately a two mile radius of the project site. The proposed residential and
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commercial uses by their nature and location would not interfere or cause a substantial loss of use by means of ohnoxious
or offensive emission of odors, dust, gas, fumes, smoke, liquids, wastes, noise, vibrations, disturbances, or other similar

causes with existing parks or recreational facilities. Therefore. the project would have no jmpact on existine recreational
facilities.

11. TRANSPORTATION/CIRCULATION NO YES

Could the project result in: . Level of Significance
a} Increased vehicle trips? X
b) Hazards to safety from design features (e.g. sharp curves, X

madequate sight distance or dangerous intersecticns)?
) Inadequate emergency access or access to nearby uses? Less than Significant
d) Insufficient parking capacily on-site or off-site? Less than Significant
2) Hazards or barriers for pedestrians or bicyelists? X

Transportation - Discussion

Issues: Transportation issues include traffic, access, circulation, safety, and parking. Vehicle, bicycle and pedestrian, and
transit modes of transportation are all considered, as well as emergency vehicle access, The City General Plan Circulation
Element contains policies addressing circulation, traffic, and parking in the City.

Impact Evaluation Guidelines: A proposed project may have a significant impact on traffic/ circulation/ parking i it
would:

Vehicle Traffic

e Cause an increase in traffic that is substantial in relation to the existing traffic load and street system capacity (see
traffic thresholds below).

e Cause insufficiency in transit system.

e Conflict with the Congestion Management Plan {CMP) or Circulation Element or other adopted plan or policy
pertaining to vehicle or transit systems,

Circulation and Traffic Safety

e Create potential hazards due to addition of traffic to a roadway that has design features (e.g., narrow width, roadside
ditches, sharp curves, poor sight distance, inadequate pavement structure) or that supports uses that would be
incompatible with substantial increases in traffic.

e Diminish or reduce safe pedestrian and/or bicycle circulation.

» Result in inadequate emergency access on-site or to nearby uses,

Parking
¢ Resuit in insufficient parking capacity for the projected amount of automebiles and bicycles.

Traffic Thresholds of Significance: The City uses Levels of Service (LOS) “A” through “F” to describe operating
conditions at signalized intersections in terms of volume-to-capacity (V/C) ratios, with LOS A (0.50-0.60 V/C)
representing free flowing conditions and LOS F (0.90+ V/C) describing conditions of substantial delay. The City General
Plan Circulation Element establishes the goal for City intersections to not exceed LOS C (6.70-0.80 V/C)




1298 COAST VILLAGE ROAD (MST 2004-00493)
DRAFT INTTIAL STUDY

NOVEMBER 1, 2007

PaGE 27 OF 32

For purposes of environmental assessment. LOS € at .77 V/C is the threshold Level of Service against which impacts are
measured, An intersection is considered “impacted” if the volume to capacity ratio 15 .77 V/C or greater.

Project-Specific Significant Impact: A project-specific significant impact results when:

(a) Project peak-hour traffic would cause a signalized intersection to exceed .77 V/C, or

{b} The V/C of an 11"1{er€ett10n already exceeding 0.77 V/C would be increased by 0.01 (1%) or more as a result of project
-pealk-hour traffic.

For non-signalized intersections, delay-time methodology is utilized in evaluating impacts.

Significant Cumulative Contribution: A project would result in a significant contribution fo cumulative traffic impacts
when:

(2) Project peak-hour traffic together with other cumulative traffic from existing and reasonably foreseeable
pending projects would cause an intersection to exceed 0.77 V/C, or '

(b} Project would contribute traffic to an intersection already exceeding 0.77 V/C.
Transportation — Existing Coﬁditions and Project Impacts
1t.a) Traffic
Long-Term Traffic

The level of service for the intersection of Coast Village Road, Olive Mill Road, Jameson Road and U 8 Highway 101 is
currently a Level of Service (LOS) C. The current use of the site is a gasoline service station. A Traffic and Circulation
Study was prepared by Associated Transportation Engineers, dated September 28, 2006 (see Exhibit I - Tratfic and
Circulation Study). The study stated that the proposed use of a residential and mixed use would generate 367 less average
daily trips (ADT) and 36 less A.M. peak hour trips (PHT) and 19 lfess P.M. PHT than the current gas station use.

Therefore, no impact would occur at the intersection of Coast Village Road and Olive Mill Road as there would be a
reduction in ADT and PHT.

Short-Term Construction Traffic

The project wouid generate construction-refated traffic that would occur over the eighteen month construction period.
Demolition, pile driving and site grading are estimated to take approximately two months and building construction is
estimated to take approximately sixteen months. The majority of the truck trips will occur during the mass excavation of
the site, Mitigations would require that the truck trips occur outside of the peak hour time periods. Temporary
construction fraffic _is generally considered an adverse but not significant impact: however, based on the amounf of
erading {aporoximately 9.500 cubic yards of cut and 1.250 cubic vards of fill} associated with the proiect the amount of
export should occur over a short time peried of approximately 30 days,

11. b. e) Circutation and Traffic Safety

The existing gas station has four points of entry and exit. There are two driveways on Olive Mill Road and two on Coast
Village Road. Two of the driveways are located in close proximity to the corner of Olive Mill Road and Coast Viilage. A
bike line is provided along both streets as are sidewalks. aithough the bike lane stripping is faded on Coast Viilage Road.
Because of the number of driveways. there is no on street parking adjacent to the project site. Immediately west of the
project site the on street parking along Coast Viliage Road is provided at a 45 degree angle to the sidewalk.

As proposed, both the driveways on Coast Village Road would be eliminated as would the driveway closest to the
intersection on Olive Mill Road. The remaining driveway access to the site would be approximately 110 feet north of the
Olive Mill Road stop sign. The driveways that would be eliminated would be replaced with a sidewalk and parkway. A
bus stop, with a bench would be relocated approximately 135 feet north from its current focation on Ofive Mill Road.
Finaily, the bike path stripping would be renewed and provided along both streets. Pedestrian access to the residences and
commercial spaces is provided by a central entrance from Coast Village Road and is separated from the vehicular access.

Because the three .of four drivewavs are being eliminated. the Circulation and Traffic Safety would improve and no
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circulation or traffic safety impacts of the project have been identified.

11.c  Emergency Access

The Fire Department has reviewed the site plan for the proposed project and indicates that emergency vehicle
maneuvering areas are adequate and access/distance from fire-fighting equipment to the proposed structures meets
standards. Emergency access impacts of the project would not be significant.

11.d. Parking

The proposed project meets the Zoning Ordinance requirement of 37 parking spaces, which includes the required
commercial parking, residential parking and guest parking. Additionally, with the elimination of two driveways on Coast
Village Road, three new public parking spaces will be created. Therefore, the parking impact would be less than

significant.
Transportation — Mitigation

The measures identified below are preliminary. Measures would be refined and augmented as a part of the project ND.

T-1 Construction Traffic. The haul routes for all construction-related trucks, three tons or more, entering or exiting
the site, shall be approved by the Transportation Engineer. Construction-related truck trips shall not be scheduled
during peak hours (7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 p.m.) to help reduce truck traffic and noise on
adjacent streets and roadways. The route of construction-related traffic shall be established to minimize trips
through residential neighborhoods and minimize congestion.

T-2  Construction Parking/Storage/Staging. Construction parking and storage shall be provided as follows:

a. During construction, free parking spaces for construction workers and construction shall be provided on-
site or off-site in a location subject to the approval of the Public Works Director. Construction workers are
prohibited from parking within the public right-of-way, except as outlined in subparagraph b. below.

b. Parking in the public right of way is permitted as posted by Municipal Code, as reasonably allowed for in
the 2006 Greenbook (or latest reference), and with a Public Works permit in restricted parking zones. No more
than three (3) individual parking permits without extensions may be issued for the life of the project.

C. Storage or staging of construction materials and equipment within the public right-of-way shall not be
permitted, unless approved by the Transportation Manager.

Transportation — Residual Impact

Implementation of the identified mitigation measures would reduce potential short-term Transportation impacts to a less
than significant level.
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12. WATER ENVIRONMENT NO YES
Could the project result in: Level of Significance
a) Changes in absorption rates, drainage patterns, or the rate and Less than Significant
amount of surface runoff?
b) Exposure of people or property to water related hazards such X
as flooding?
C) Discharge into surface waters? Potentially Significant, Mitigable
d) Change in the quantity, quality, direction or rate of flow of Less than Significant

ground waters?

e) Increased storm water drainage? Less than Significant

Water — Discussion

Issues: Water resources issues include changes in offsite drainage and infiltration/groundwater recharge; storm water
runoff and flooding; and water quality.

Impact Evaluation Guidelines: A significant impact would result from:

Water Resources and Drainage

e Substantially changing the amount of surface water in any water body or the quantity of groundwater recharge.

e Substantially changing the drainage pattern or creating a substantially increased amount or rate of surface water
runoff that would exceed the capacity of existing or planned drainage and storm water systems.

Flooding

e Locating development within 100-year flood hazard areas; substantially altering the course or flow of flood
waters or otherwise exposing people or property to substantial flood hazard

Water Quality
e Substantial discharge of sediment or pollutants into surface water or groundwater, or otherwise degrading water
quality, including temperature, dissolved oxygen, or turbidity.

Water Resources — Existing Conditions and Project Impacts

12.a,c,e) Drainage and Surface Runoff Rate and Quality

Drainage: Drainage from the site currently sheet flows to the adjacent streets, south and east of the site. Hydrology
calculations, prepared by Flowers & Associates, indicate that the amount of drainage flowing from proposed development
would be lower than the pre-project conditions. With the proposed development, the project will contribute a net increase
of 1,400 SF of permeable surfaces (landscaping) to this corner of Olive Mill and Coast Village Road. These landscape
areas are within the property and the city rights of way. With no net increase in runoff, impacts would be less than

significant.

Surface Water Quality: Project demolition and grading activities create the potential for erosion and sedimentation
affecting water quality. Surface water quality impacts are therefore considered potentially significant, but mitigable
through implementation of erosion control measures. Numerous federal, state and local regulatory programs have been
established to minimize impacts to water quality resulting from construction operations. Compliance with applicable
regulations and the mitigation requirements provided below will reduce the potential for the proposed project to result in
short-term construction-related water quality impact to a less than significant level.

Runoff of pollutants from parking areas or other hardscape could also degrade water quality. Compliance with standard
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City requirements would reduce the project’s potentiallv significant long-term water gquality impacts to a less than
significant level, These requirements include the preparation of an operation and maintenance plan for the use of storm
drain surface water pollutant interceptors in the parking areas, using landscape areas around the perimeter, stenciling of
storm drain warnings of the direct connection of the drainage system to creeks and the ocean, and implementation of
water quality protection best management practices (BMPs).

12.b) Flooding

The project site is not within a Flood Hazard Area as shown on the Federal Insurance Rate Map publiched by FEMA. No
impacts are anticipated related to flooding.

12.d) Groundwater

The project site is currently undergoing a soil and ground water remediation program, administered by ATC Associates,
Inc (Exhibit G). Studies of the site over a time period of approximately 15 years indicate that the depth of the ground
water is encounfered at approximately 44-30 feet below ground surface (bgs). A below grade garage is proposed
depending on the method of construction, the approximate maximum depth of grading could be in the range of 20-25 feet.
Thus the likelihood of encountering ground water would be low. Groundwater-related impacts would be less than
significant. '

Water Resources — Required Mitigation

W-1  Construction Erosion/Sedimentation Control Plan. Project grading and construction shall be conducted in
accordance with an approved erosion confrol plan to protect water quality throughout the -site preparation,
earthwork, and construction process. Prior to the issuance of a demolition or building permit for the preposed
project, the applicant or project developer shall prepare an erosion control plan that is consistent with the
reqguirements outlined in the Procedures for the Control of Runoff into Storm Draing and Watercourses and the
Building and Safety Division Erosion/Sedimentation Control Policy (2003).  The erosion control/water quality
protection plan shall specify how the required waier quality protection procedures are to be designed,
implemented and maintained over the duration of the development project. A copy of the plan shall be submitted
to the Community Development and Public Works Departments for review and approval, and a copy of the
approved plan shall be kept at the project site.

At a minimum, the erosion control/water quality protection plan prepared for the proposed project shall address
the implementation, installation and/or maintenance of each of the following water resource protection strategies:
Paving and Grinding, Sandbag Barriers, Spill Prevention/Control, Solid Waste Management, Storm Prain Inlet
Protection, Stabilize Site Entrances and Exits, Illicit Comnections and Illegal Discharges, Water Conservation,
Stockpile Management, Liquid Wastes, Street Sweeping and Vacuuming, Concrete Waste Management,
‘Sanitary/Septic Waste Management, Vehicle and Equipment Maintenance, Vehicle and Egquipment Cleaning,
Vehicle and Equipment Fueling.

W-2  Minimization of Storm Water Poliutants of Concern. The applicant shall implement approved plans
incerporating long-tenm storm water best management practices (BMPs) to minimize identified storm water
pollutants of concern inciuding automobile oif, grease and metals. The applicant shall submit project plans
incorporating long-term BMPs to minimize storm water pollutants of concern to the extent feasible, and obtain

approval from Public Works Engineering. The owners association shall maintain approved facilities in working
order for the life of the project.

W-3  Storm Drain System Stenciling and Signage. Within the project area, the applicant shall implement stenciling
of all storm drain inlets and catch basins, and posting of signs at all public access points along channels and
creeks, with language in English and Spanish and graphic icons prohibiting dumping, per approved plans. The
applicant shall submit project plans to the satisfaction of Public Works Engineering that identify storm drain injet
locations throughout the project area, and specified wording and design treatment for stenciling of storm drain
inlets and signage for public access points that prohibit dumping, The owners association shall maintain ongoing
legibility of the stenciling and signage for the life of the project.
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W-4  Trash Storage Area Design. Project trash container areas shall incorporate approved long-term structural storm
water best management practices (BMPs) to protect water quality. The applicant shall submit praject plans @ the
satistaction of Public Works Engineering and Solid Waste that incorporate long-term structural best management

practices for trash storage areas to protect storm water quality, The owners shall maintain these structural storm
water quality protections in working order for the life of the project.

Groundwater/ Dewatering, Water, when encountered in the excavation, shall be removed using a suitable
dewatering system. A stockpile of 3- to 6-inch gabion rock material (approximately 10 to 20 cubic vards) shall be
available when excavating near the property line in case a caving side wall or a boiling subgrade condition

evelops. In such a case, the rock must be placed on the caving excavation or the boiling subgrade until
stabilization results.

Water Resources — Residual Impact

Implementation of the identified mitigation measures wouid reduce

potential short- and long-term water quality impacts to
a less than significant level,

MANDATORY FINDINGS OF SIGNIFICANCE. YES | NO

a) Does the project have the potential to degrade the quality of the environment, substantially X
reduce the habitat of a fish or wildlife species, cause a fish or wildfire population to drop
below self-sustaining levels, threaten to eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered plant or animal or eliminate important
examples of the major periods of California history or prehistory?

by Does the project have the potential to achieve short-term, to the disadvantage of long-term, X
environmental goals? '

¢ Does the project have potential impacts that are individually limited, but cumulatively X
considerable? ("Cumulatively considerable” means that the incremental effects of a project
are considerable when viewed in connection with the effects of past projects, the effects of
other current projects, and the effects of probabie future projects)?

Does the project have potential environmental effects that will cause substantial adverse X
effects on human beings, either directly or indirectly?

INITIAL STUDY CONCLUSION

On the basis of this initial evaluation it has been determined that the proposed project may have a significant
effect on the environment, and further study in ?fEn\gronmentai Impact Report is required.

Peter Lawson. Associate Planner

Case Planner/Initial Study Preparer; e
! 3

Environmental Anaiy@ 0\ :

i_
Date: Nopmbe 12, 2007
Debra Andaloro
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EXHIBITS:

>

Project Plans

Applicable General Plan Policies

View Studv

Architectural Board of Review Minutes dated November 14, 2005

Planning Commission Minutes dated April 7, 2005 & February 16, 2006

Arborist’s Report, prepared’ by Bill Spiewak, dated June 1, 2006 & April 4, 2006
Remediation Quarterly Status Report prepared by ATC Associates, dated November 9, 2006
Preliminary Acoustical Study, prepared by URS Corporation, dated December, 2006

~m Qo ®PE 0w

Traffic and Circulation Study, prepared by Associated Transportation Engineers, dated June 7, 2007 &
September 28, 2006

LIST OF SOURCES USED IN PREPARATION OF THIS INITIAL STUDY

The following sources used in the preparation of this Initial Study are located at the Community Development
Department, Planning Division, 630 Garden Street, Santa Barbara and are available for review upon request.

California Environmental Quality Act (CEQA) & CEQA Guidelines

General Plan Circulation Element

General Pian Conservation Element

General Plan Land Use Element

General Plan Noise Element w/appendices

General Plan Map

General Plan Seismic Safety/Safety Element

General Plan Update 2030: Cenditions, Trends and Issues Report
Geology Assessment for the City of Santa Barbara

2004 Housing Element

institute of Traffic Engineers Parking Generation Manual
Institute of Traffic Engineers Trip Generation Manual
Master Environmental Assessment

Santa Barbara Municipal Code

Special District Map

Uniform Building Code as adopted by City
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APPLICABLE GENERAL PLAN POLICIES

Land Use Element

1.2

42

Allocations for small additions to existing businesses shall be established, based
upon the availability of resources, of 30,000 square feet annually for the twenty
(20) year General Plan horizon.

Any new or pending non-residential project may be constructed only if it wili not
cause 2 significant and unmitigated adverse impact on any of the following:

. The City’s water resources.
. Traffic within the City.
. The supply of affordable housing in the City and South Coast area.

A finding shall be made that resources will be available and traffic improvements
will be in place at the time the project is ready for occupancy.

Options for providing additional housing opportunities shall be explored where
appropriate in nonresidential zones.

Neise Element

3.0

4.0

Existing and potential incompatible noise levels in problem areas should be
reduced through land use planning, building and subdivision code enforcement,
and other administrative means.

Existing and potential incompatible noise levels in probiem areas should be
reduced through operational or source controls where the City has responsibility
for such controls.

Conservation Element - Visual Resources

4.0

Trees enhance the general appearance of the City’s landscape and should be
preserved and protected.

Conservation Element — Air Quality

2.0

Improve the attractiveness and safety of bicycle use as an alternate mode of travel
for shert- and medium-distance trips.

EXHIBIT B































ARCHITECTURAL BOARD OF REVIEW MINUTES Novemnber 14, 2005

Pase 4
PRELIMINARY REVIEW
1. 4000 LA COLINA RD E-3/8D-2 Zone
Assessor's Parcel Number:  037-020-0153
Application Number: MST2004-00673
Owner: Los Angeles Education, Archdiccese & Welf Corp
Apphicant: Peter Darose

{(Proposal to construct a 30-foot tall, 9,512 square foot indoor practice gymnasium at the northwest
corner of Bishop Garcia Diego High School. Project also includes landscaping and site improvements
including grading, utility and drainage. The project requires City Council approval for Community
Priority Allocation of Square Footage for the gymnasium.) '

(PROJECT REQUIRES CITY COUNCIL APPROVAL FOR COMMUNITY PRIORITY
ALLOCATION OF SQUARE FOOTAGE AND COMPLIANCE WITH PLANNING
COMMISSION RESOLUTION NO. 857-05.)

(3:14)
Ed Lenvik, Architect: Vern Williams, Engineer; and, Bob Cunningham, Landscape Architect; present.

Mation: Final Approval of the architecture as submitted and Final Approval of the Landscape
with the irvigation plan to return to the Consent Calendar for Review After Final with the
following comments and conditions: 1) Applicant to return with the Phase T Quad
improvement plan. 2} Applicant to return with a landscape plan to include proposed
landscape at the graded areas of the northwest comner of the site. 3) Upsize the two Pine
Trees to 24-inch box trees. 4) Upsize the street front Crape Myrtle Trees to 15-gallon
box trees. 5) The back flow preventer shall be painted an earth tone or green tone color,
&3 1t 1s understood that there will be nc mechanical equipment located on the roof top.
7y All lighting shall be wall mounted on the building and directed downward. 8) The
Board appreciates the addition of brick on the book end gables.

Action: Manson-Hing/Wienke, 6/0/0

CONCEPT REVIEW - NEW ITEM

2. 1298 COAST VILLAGERD C-V/R-2/8D3 Zone
Assessor's Parcel Number:  009-230-043
Application Number: MST2004-00493
Crwvner: Tosco Corporation
Architect: Lenvik & Minor Architects
Applicant: John Price
- (Proposal w re-zone the R-2 portion of the property to C-1, demoiish the existing gas station and service
bays, and consiruct a three-story, mixed-use building of approximately 22,262 sg. f. The building
would consist of 3,028 sqg. ft. of commercial space, 8 residential units of approximately 13,165 sq. ft.
and a tota! of 38 covered parking spaces are propoesed on a 18,196 square foot lot)

(COMMENTS ONLY; ONLY PROJECT REQUIRES ENVIRONMENTAL ASSESSMENT,
AND PLANNING COMMISSION APPROVAL FOR A ZONE CHANGE, COASTAL PLAN

AMENDMENT, TENTATIVE SUBDIVISION MAP, DEVELOPMENT PLAN APFROVAL
AND MODIFICATIONS

EXHIBIT D




ARCHITECTURAL BOARD OF REVIEW MINUTES November 14, 2005 Page 5

{408

Jeff Gorrell, Architect, present.

Public comment opened at 4:10p.m.

Danny Copus, General Manager, Montecito Inn, stated concerns that a proposed three-stary building
wilt severely decrease the views which the Montecito Inn offers o its guests. Mr. Copus stated that this
would result in a loss of approximately 53,000-56,000 Per Year in Room Revenue. All Rate Cards,
Web sites and advertisements associated with the Mountain View rooms will also need to be changed.

Public comment closed at 4:14p.m.

Motion

Action:

Continued mdefinitely to the Planning Commission with the following comments:
11 The architecture i¢ & beautiful rendition of traditional Santa Barbara architecture, and
the Board appreciates the style and details of the project, however, the Board has
concerns for the size, bulk, and scale. 2) The Board understands the two-story massing
along the streetscape, and supports the modification request to encroach onte Coast
Village Rd. because it is consistent with the streetscape. However, one member does not
support this modification request, and would like to see more parkway and sidewalk.
3) Most Board members are uncomfortable with the modification request along Olive
Mill Road, given the scale and proximity to a residential neighborhood, however, would
potentially entertain some use of the modification to create some traditional massed wall
nlanes; yet appreciate thal the modifications are necessary to create traditional wall
planes and massing. 4) The streetscape along Olive Mill Road needs to be sensitive 1o
the residential neighborhood and must scale down into i, The use of the modification
should be sensitive to the tradition of the architecture, and marry the architecture back
mio the residentizl scale of Olive Mill Road. 5) The Board finds the fromt vard
modification request to use the solar setback rule versus the building height rule is
deemed acceptable. 6) The proposal is aggressive and there are concerns with the lack of
openings for pedestrian paseos. 7) There is opportunity o create stronger courtvards for
the public experience; both at ground level and at the second story, and the street wise
experience of the second story as seen from the public courtvard. 8) Study ways 1o break
down the second and third story massing. 9) The Board appreciates the use of the cne-
story at the street corner. 10) Study using interior courtyard space as a mechanism of
hiding some of the massing as secen by public. 11) There are concerns with the height and
massing of the west clevation as seen from Coast Village Read. 12) It is undersiood that
the proiect was not noticed, and that the applicant will work with the neighbors to help
resolve any concerns of the neighbors,

LeCron/Bartlett, 7/0/0.




Planning Commission Minutes

April 7, 2005

Page 5

Chalir Maguire annotnced the ten calendar day appeal period.

IV,  CONTINUED ITEM:

ACTUAL TIME: 1:46 P.M,

APPLICATION OF JEFF GORRELL, LENVIK & MINOR ARCHITECTS, AGENT
FOR JOHN PRICE. 1298 COAST VILLAGE ROAD, APN 009-230-043, C-1/LIMITED
COMMERCIAL, R-2/TWO-FAMILY RESIDENTIAL. AND SD-3/COASTAL OVERLAY
ZONES, GENERAL PLAN DESIGNATIONS: GENERAL COMMERCE AND BUFFER
(MIST2004-00453(CDP2005-00003)

The applicant is requesting that the City initiate a Change in Zone for the northern portion of the
subject property from R-2/SD-3 {Two-Family Residential/Coastal Overlay Zone) to C-1/8D-3
{Limited Commercial/Coastal Overlay Zone). The property is nearly bisected by two zone
designations; approximately 7,150 square feet of the 18,196 square-foot lot is currently zoned R-
2 (Two-Family Residential) and the remaining 11,046 square feet, along Coast Village Road, is
currently zoned C-1 (Limited Commercial). The Applicant’s request would result in the entire
property being zoned C-1/SD-3. At this time, the discretionary applications required for this

project are an Initiation of a Zone Change (SBMC §28.92.015) and Initiation of a Local Coastal
Plan Amendment,

The Planning Commission will not be reviewing a specific development project related to
the request for a Change in Zone and LCP Amendment. Therefore, no action or a project
will be taken at this time, nor will any determination be made regarding environmental
review of a proposed project. This item is continued from March 17, 2005,

Ms. Brooke gave a brief overview of the request.

Jeff Gorrell, Lenvik & Minor Architects, and agent for the applicants, informed the PC that he was
there 10 answer any questions that they might have,

The public hearing was opened at 2:04 p.m., and following persen spoke in general regarding the
project

Peter Bomneman
With no one else wishing to speak, the public hearing was closed at 2:08 p.m.
Commissioners’ comments and questions:

1. ls the General Plan désignzﬂion along Coast Village Read entirely commercial and would

the re-zone provide an equal level of protection for setback potential if this property is
developad.

EXHIBITE
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2. Asked if we are no longer requiring open space areas and if that would be up to the
developer, .

3. Asked if once this zoning is approved, would & future development project come back to the
Planning Commission, or will it go to the Architectural Board of Review.

4. Asked about the zoning (residential or.commercial) surrounding this parcel,

5. Clarified to the public speaker that the zoning laws for our City have allowances for mixed
use projects. ' :

6. Asked that. if they initiate the re-zone, there be an environmental document prepared.

7. Feels it is important that the environmental document address the vanishing filling stations
in our city the incremental traffic impact of this.

8. Feels staff has done a good job in analyzing this zone change.

9. Feels mixed use is good for this site and expects to see the highest quality of material and
design, and that it be sensitive to the neighbers on Olive Mill Road, and consider how traffic
would be handled.

1G. Asked what wouid be developable now on this property; what is the status, and how does it
currentfy function.

11, Agrees with the speaker that this is a gateway 10 Santa Barbara and Montecito, and feels it is
a wonderful commercial area,

12, Clarified to the speaker that the Planning Commission is not approving a building on this jot
today, which would be subject to future design review. Noted that we are currently in the

first steps, and the public will have numerous opportunities to comment on whatever may be
proposed on this lot.

The public hearing was re-opened at 2:18 pum., and following person spoke in opposition of the
proiect:

Leane Murphy

‘Mr. Vincent addressed the Planning Commission and stated that initiating the discussion in regards

to the environmental document is sufficient enough prior to their recommendation to the City
Council.

~Ms, Hubbel! addressed the Planning Commission regarding the possibilities on how this property
can be developed.

MOTION: Jostes/Mahan Assigned Resolution No. 023-03
Move to initiate a zone change on the porthern portion of this properfy from R-2/8-D-3 to
C-1/8-I3-3, as well as a Local Coastal Plan amendment,

This motion carried by the following vote:

“Ayes: & Noes: 0 Abstain: 0 Absent: 1 (White)



Plamning Commission Minutes
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Mr. Gorrell addressed the Planning Commission and said he would be very happy to share with the

Planning Commission the proposed development on the lot, and does plan to meet with the public
as well,

Recessed at 2:22 p.m., and reconvened at 2:45 p.m.
V. NEW ITEMS

ACTUAL TIME: 2:45 P .M.

A, APPLICATION OF THE SANTA BARBARA SHELLFISH COMPANY, LESSEE,
AND THE CITY OF SANTA BARBARA. PROPERTY OWNER, 230 STEARNS
WHARF, APN 033-120-022. H-C/SD-3: HARBOR COMMERCIAL/COASTAL

OVERLAY ZONES, GENERAL PLAN DESIGNATION: HARBOR COMMERCIAL
{(MST2004-00309)

The project consists of a proposal for a new 146 square foot outdoor seating area and a new 20

square foot recycling enclosure adjacent to the Santa Barbara Shellfish Company on Stearns
- Wharf,

The discretionary epplications required for this project are:

1. Modification of the parking requirement to allow the development without
providing the required parking spaces (SBMC§28.90); and

2. A recommendation to the California Coastal Commission on an Amendment to the
Coastal Development Permit for Siearns Wharf for development in the Permit
Jurisdiction of the Coastal Zone (SBMC §28.45.009).

The Environmental Analyst has determined that the project is exempt from further environmental

review pursuant to the California Environmental Quality Act Guidelines Section 15301, Existing
Facilities.

Ms. Kennedy gave a briefl presentation of the project.
Scott Riedmen, Waterfront Business Manager, addressed the Planning Commission.

- Thomas White, Santa Barbara Shelifish, applicant, addressed the Planning Commission.
Commissioners’ comments and questions:

. Asked what happened to the bench as shown on the exhibit,

. Very supportive of this proposal and feeis the proposal is too modest with sixteen seats
and hopes to see more someday.

1
g

The public hearing opened at 2:34 p.m., and the following person spoke in favor of the project:

Kevin McCeney



Pianning Commission Minutes
Hebroary 16, 2006
Page 5

Chair Jostes announced the ten calendar day appeal period.

L. CONCEPT REVIEW:
Commussioner White stepped down at 1:32 P.M.

ACTUAL TIME: 1:32 P.M,

APPLICATION OF JEFF GORRELL, LENVIK & MINOR ARCHITECTS, AGENT FOR
JOHN PRICE, 1298 COAST VILIAGE ROAD, APN 009-230-043, C-1/LIMITED
COMMERCIAL, R-2/TWO-FAMILY RESIDENTIAL, AND SD-3/COASTAIL OVERLAY

ZONES, GENERAY PLAN DESIGNATIONS: GENERAL COMMERCE AND BUFFER
(MST2004-00493)(CDP2005-00063).

The applicant’s requést is to develop the approximate 18,196 square foot lot(s) with a 3 stary
mixed-use building with a subterrancan parking garage. The proposal is for 5,000 square feet of
commercial space and parking on the first floor, and 8 residential units on the second and third

fioors. Twenty three parking spaces are mcluded in a subterranean parking garage. The building
height is proposed at & maximum of 42.5 feet.

The purpose of this concept review is to atlow the Planning Commission to review the proposed

project design at a conceptual level and provide the applicant and staff with feedback and
direction on the project design proposal.

The Planning Commission will be reviewing the development concept only. Therefore, no

action on a project will be taken at this time, nor will any determination be made regarding
enviroumental review of a proposed project.

Case Planner: Steve Foley, Project Planner
Email: sfolev(@santabarbaraca.gov

Steve Foley, Project Planner, gave the Staff presentation.
Jeff Gaorrell, Lenvik and Minor Architects, representing applicant, gave the presentation.
Public comment was opened at 1152 P.M.
The foliowing speakers addressed the Comimission in support of the project
Ed Edick, Realtor: welcomes additional parking
The following speakers addressed the Commission with concerns for the project:

John Greer, representing adjoining property : Tree preservation / trash pickup
Danny Copus, Montecito Inn: Mountain view preservation / construction
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With no one else wishing to speak, the public comment was closed at 2:07 P.M.,

Commissioner’s comments and guestions:

1.
2.

LS )

20.

21

Asked to see map showing the location of clive trees mentioned by Mr. Greer.

Asked Mr. Greer about parking lot behind neighboring property and whether or not there
was trash access.

Asked if density 1s increased when changing from the R-2 to the C-2 zone.

Concemed with the cumulative traffic impact on the region when .a filling station is
removed, especially given the total loss of gas stations in the region over the last several
years, Would like this addressed in an EIR.

Asked for clarification regarding residential access to the property and which of these
entrances are apen to the public. 7
Asked when roundabout construction at Olive Mill Road is expected. Since there is no
time-certain for the roundabout, asked if there is 2 way to tie in the roundabout with the
project. Measure D funds are what fund the roundabouts and it is unsure as to whether
Measure 1D funds wiil be continued.

Asked if parking is restricted to commercial/retail tenants or for general public use.

Asled if there are any particular aspects in the Municipal Code that the Commissioners
should be aware of, such as set backs, ete. that would be needed in making comments to the
applicant.

The roundabout near Hot Springs Road is targeted to begin in February 2007.

- Concerned with the loss of the hedge on north side due to the parking garage. The three

stories relationship, in close proximity to residential, is a congern.

. The three story project does not appear to hamper the mountain view.
- Change of use of gas station provides less traffic and more pedestrian use.
- Consensus of Commissioners support the mixed use and design of the project as a gateway

to Montecito and to Santa Barbara.

. Likes the development plan as a gateway that encourages pedesirian access. Approves of

design, especially the comer.

- Would like to see interaction with adjoining neighbors,
- Likes the interior court yard in providing quister settings for residents of the project.
- Likes the style of architecture and finds it appropriate for Santa Barbara, but does not agree

with concept.

- Does not agree with providing surface parking within the project. Would like to see ail 38

stails below grade, including parking on the ramp. This would allow for more of an entry
plaza at the comer of Coast Village Road and Olive Mill Road.

-Would like to see what the applicant is giving back in exchange for the setback

modification, especially given the significance of this corner to the City.
Noted the requirement for parking is 28 spaces, but the proposal shows 38 spaces; asked if

this is over parked. This would allow for maore of an entry plaza at the comer of Coast
Village Road and Olive Mill Road.

- Commissioners complimented applicant on communicating with. neighboring retailers and

residents.
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- Would like To see pedestrian access 1o the property increased and more open, perhaps
include plants.

23, Architect complimented on Olive Mill elevation and Andalusian design approach.

24. Concerned with north setback adjoining the residential neighborhood. Would fike fo see the
trees preserved.

25. Floor area ratio for residential appears 1o be one to one.

26. Consensus of Commissioners are concerned about the height along the west and north
elevations adjacent to the residential uses and protecting the trees on the affected property
lines, indicated the architecture is appropriate and generally pedestrian-friendly, asked that
the parking be pushed under the building as much as possible in order to provide 2 more
significant plaza entry at the comer of Olive Mill and Coast Village Roads.

Mr. Greer replied that the parking fot behind the neighboring property is not owned by his client and
does not have any trash access. The only trash access is the one he is trying to preserve.

Ms. Hubbell addressed the zoning questions.

Mr. Gorrell clarified that two entries are open to the public and the third entry is for resident access _
only. :

Ms. Hubbell stated that the roundabout at Olive Mifl Road has not been funded and, therefore, could
not be tied to the project.

Mr. Garrell plans on retaining the hedge on the north side.

Mr. Foley and Ms, Hubbell addressed the setback modifications that would be included.
Mr. Gorrell thanked Commission for feedback.

IV, NEWITEMS

Commisstoner White returned to dais at 2:43 P, M.

ACTUAL TIME: 2:43 .M.

A, APPLICATION OF STEVE BERKUS, AGENT FOR JOIN AND CAROL NAGY.,
PROPERTY OWNER, 222 AND 224 W. YANONALI STREET. APN 033-033-019 and 033-
(133-020. R-4. HOTEL-MOTEL-MULTIPLE RESIDENCE ZONE. GENERAL PLAN
DESIGNATION: HOTEL AND RESIDENTIAL. SD-3, COASTAL OVERLAY (MST2005-
60192}

The project consists of the demolition of thirteen existing residential units and construction of
five residential condominiums distributed in four buildings. Eight covered parking stalls are
propesed within five garages. A voluntary lot merger is proposed. The discretionary
applications required for this project is & Tentative Subdivision Map (TSM) for a one-lot
subdivision to create five residential condominium units (SBMC Chapters 27.07 and 27.13); and
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Bill Spiewak
CONSULTING ARBORILS

Rezmsbered Cansuiting Athorist #3831 e Amoerivan Sociery of Oenstang Arbaonst,

June i, 2006
YTV AT CANTE BEnnEDL

Jef! Gorrell G :

Lenvik and Minor Archilects

315 West Haley St.

Sama Barbam, CA 93101

963-3337
RE: 1298 Coast Village Rd. eucalyptus trees

BACKGROUND .

In Aprit 2006, | was requested 1o azsess the row of fices trees along the nosth side of this property and
asdress prtential impacis from the proposed project, including the underground gamape. Sinoe | prepared
that repori, the two euscal ypits trees along Coast Village Roed and Olive Mill Roud, became 3 eoncern due
w the extent of the wnderground excavation. | was asked w re-visit the property and address these trees, |
wetit to the site on May 15 and May 25, 2006.

ASSIGNMENT
I have beew assipned o evaluate the two cacalyprus tress and sddress pogential impacts from excavation of
the underground garage.

LIMITS OF ASSIGNMENT
This assignmrent is hmited o 2 visual assessment. | have novheenable to ebserve the reot sysiem
prios o this visit and dewermine how previous.cxcavalion has affected rout. groweh.

USE.OF REPORT

This report should be used K
¢ Comply with the County of Santa Barbara, Planning and Review,
= Offer puidelines for construction (o minimize damage 1o the trees.

CGBSERVATIONS

1. There are two sucal yptus trees 2t the project site. One-is along Olive Mith Ruad (irec #1) and

tree #2 iz atong Coast Village Road.

Z. Trec #1 appeam to bo @ Weeping Red Gum (Eucalypius camaldulensis). 1t1s muliipic
sternmed with DEHs of 18" and 157, Itis approximaicly 45° il and in-pood condition. The
brarches appear heavy.

The trec grows in-a small planter arca-berween the asphalt patking [ot and the conerete
sidewalk.

115 root system has obviousty lifted all asphalt and concrete. See phowns #1 and 2.

The project calls for an underground gamge abowt 8 to the west of the iree,

Al the same distance, 1 appears that newer asphalt was applicd soveral years ago, m a line
paratie] o the sidewalk, A conversation with 2 mechanic at the service station indicased that 2
pround water remediation system was instatied severa! years ago and the fines of the newer
asphalt represents excavated trenches. He did not know the depth of the system or other
detatis that could provide nformation about root cutting during thal project.

Tree #2 1s also-appears 10-be & Red Gurn tree. It has 2 DBH of 247 and 15 about 30 tall:
Altheugh branches appear to be heavy, i is in good condinon. See photo #3.
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8. Eucalypus #2 prows in a planter at the south side of the sidewalk, 37 from the edge of the

concrete.
9. The concrete sidewalk (767 wide) s cracked and tifted adjacent to the ires trunk. See photos
#5 andd #0.

10, There is-a storm water conduit that runs bengath the sidewalk. Manhoie covers mark the
storm strain, elthough | cannot see where the drain leads.

11. There are alvo new congrete istands in the service station, immediately w the north side of the
sidewalk. There is also newer asphalt marking trenches throughout the yarking lot, west of
the tree.

12. The proposed underground parage will not come closer than the existing sidewalk,

DISCUSSION
Historjcally, the extent of ront cutting in this servize station for rew islands and underground work bas
peen exireme. There hes been an abundance of oot cutting, at least near (he sorface where most lateral tee

toots grow. The depth of the prics excavation is nos dlear, aithough for a grovnd water remediation sy stem
and gasolinc tanks, | can only asseme thal carthwork has been deep.

Despite the extensive work, the tnees appear o be in good condition, | canno: speculate on the quantity of
s that will be encountered from this proposed project. However, it is unlikely thut many roois grow
beyond previcusly cut areas amd where obstacles from insalled systemis are in place. | would expect i find
mais of fine absteption roods adoearl © where ©ots were histozically o, These may be damaged during
the mew project but pencrally are replaced by new budding roets if conditions are gond (cleanly c1n mess 10
resisl dichack and soil moisture),

Also, based on the health of the trees and with pround waier closs by, it would be ressonuable. (0 assume that
ols grow more vertically, depeadant on deeper motsture rather than on {ateral oo g,mwth closer 1ot
surface {except where asphalt and concrete has been lifted and cracked).

CONCLUSIONS
*  The proposed underground garage may have impact on‘the trees, owever historical carthwork bas
most ikely predisposed the root svstem o 2 more limited regron of growth,
*  Trec protection guidelines can redoce impacts.

RECOMMENDATIONS
1. insuall cham link fenoe arouncd the trees as-far from the trunks a5 possible that does not prohibit
work on the project. This is the wee protection zone (TPZ) and mustbe frec from actvities,
debnis, and storage of matenals,
3. The project arborist should supcrvise oxcav ation adijacent w-the trees and cleanly cut roos
encouniered by equipment.
3. The soil profile where roots have been cut should be kept moist and covered with matenial {ie.
burlap) 10 resist drying. Based on conditions, the soil profiles and TPZ should be irmigated duning
sprng, summer and {all months or as determined by conditions and the projest arborist.
if root damage )5 exeme, it may be decided that trees must be pruned © mitigate potential risks.
The preject arkonist should document all observations and recommendations regarding the mees,

and report t%ag@
. - . /
Prepared by: : wa

Bl Sprewak
Regisiered Consulting Arbornist #381
American Society of Consulizng Arbonsts

S

Board Certified Master Arborist #310-B
International Society of Arboncutiure

Hill Spiewak — Cowsulting Avrborist
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CONSULTENG ARBORIST

April 4, 2006

Bendy White
1553 Knoll circle Drive ' AP 1T e
Surita Barbara, CA 93705 ' : T

GHZ-5260
9571006 Tax
Dendylish@aol.co

RE: 1298 Coast Village Rd.

BACKGROURD & HISTORY _ _

Bendy White, Land Use Planner, contacted me regarding a project at 1298 Coast Village Rd. His
client was proposing to-bulld s mixed-use structure that included v driveway along the south side
of aJine of ficus trees. For the purpose of project approval, Bendy needed an arborist report
regarding potential impacts to the trees. Levaluated the site on March 27, 2006,

ASSIGNMENT .
1'have heen assigned to-assess potential impacts 1o a Fne of ficus at the rear property line of 1298
Coast Village Road in Santa Barbara. My findings are 1o be documented in a-report.

LIMITS OF THE ASSIGNMENT
Due to site conditions, it is unreasonable 1o observe roots below ground. My: opinions arc
based on observations and experience with this tree species.

USE OF THIS REPORT
I intend for this report to be wsed:
¢ Tofulfill requirements set by the Architectural Board of Review and other
agencies requiring information on these trees.
*  Aga guideline 1 minimize impacts to-the trees,

OBSERVATIONS
1. Thereare tenrficus trees {Ficus macrocarpa nivida) along the north pmperty line of this
parcel.
2. They varyin trunk diameter and height; between 16" amd 24 in diameter, and 16" and
C20 wll
3. The trees are spaced about 8 — 107 apart

4. They are planted in a narrow planting stripthetis 327 wide. The roots abut the curbof
the planter to the south and the retgining wall to'the north.

5. One section of the curb is cracked and ﬂ'w adjacent asphal ¢ in the parking fot has been
lified. There is a gas meter on the east-side of the eastern tree.
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gscm;_;eg;ggm ~TrecReport _ April 4, 2006

LG ’C}m the north-gide of the property line (separated by the block wall and fence) is a
" residential property with e garage.
7. It appedrs thetrees have been trimmied on the-neighbor's side to contain their spread. On
* the south side, only the first fen trees: bave been trimmed over the parking fot. Atthe
west.exitl, the frees have-been allowed 10 grow most likely due to lack-of access (conflict
with a car canopy).. ‘
B. Thelower & of foliage has been pruned on the south side over the parking lot.

DISCUSSTON

Ficus nitida are o fast growing tree that:are frequenﬂy used as hedges and recegnized city wide as

2 common street tree. Inithe city of Santa Rarbara, these wees have been heavily cut and root
pruned to accommodate sidewalks, curbs and putters; AltEough the city has been practicing this
hard -handed. pmcedm with fittte conseguence (regardmg tree health). two trees have recently
died-after crown and oot priming and a few athem are-in. tad condition. This is an indication that
this species cannot be unlimitedly cut without ¢onsequence desplte their reputstion.

In many other situations, I have observed heavy pruning and root cutling without obvious effects.
Yet science proves, severe damage fo the trunik and robts cansiot go without long-term impacts,
despite the fact that conssquences may ot be rcr:cagmz::d 1 the short termu

The project calls for removal of the existing corb on the south side of the-tree row, and excavating
soil Tor a Jower level parage. There will undoubtedty be extensive rool cutiing on the south side
of the trees, shmiost against the trunk. This will be damaging, although the trees may be able to

sustain that injury for years (maybe ten) before demay sets inte the trunk and-impacts stracturdl
mt&gr}ty

It may be reasonable to interplant (between ficus) with-sroall (5 galion) trees that can replace this
hedge over time. Alsoa decision toretdin this hedge should include 2 plan of regular shearing
(every six to-twelve:months) and occasional concrete/asphalt repair {perhaps every 5 years). Root
barriers have been effective in reducing tmpacts to infrastructure and should also be considered.
This may elminate or prolong repairs to inifrastructore for at least ten years.

CORCLUSION/RECOMMENDATIONS

1. The project will be demaging to the trees although the imgacts may not be recognized for
mAny years, '

2. During excavation, cleanly cut roots greater than /2" in diameter with sharp tools,

3. Install 2 chemica} root-barrier (5io barrier) alm:, o the south side of the trees to a depth-of
about 367,

4. Interplant between trunks with 5-gallon specias that can grow ine hedge fofm overthe
next ter yedrs., As these trees prow., the Nicus will need {0 be slowly tnmmcd away for
aliow the new tees to fill the space.

3. Ficus trees should be sheared regularly to. reduice root growth angs Baiihe crown.

Plzase contact me thh any quesgan

Prepared by: / ’M/ ‘%/ Al

Bill Spiewaik 7 : . A
Registered Consgiting Arborist #381 ‘ i-Cer oy #2108
American Society of Consulfing Arborists International ki riculture

Bill Smewak - Conmlting Arborist
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AEEOCIATES IncG.

November 9, 2006 _ Praject No. 79.75118,1081

Mr. Thomas Rejzek

County of Sants Barbara

Firo Provention District

195 West Highway 246, Spite 102
Buelhon, California 93427

RE: Quarterly Site Status Report - Thitd Quarter — 2004
76 Station No, 0535

1298 Coart Village Road

* Montecite, Califomia

LUFT Shie No. 50575

Deur Mr. Rojzek:

On behalf of ConocoPhillips, ATC Associates, Ine. is pleased 1o subrnit this third guarter 2006 site stamus
report for 76 Station No. 0535, The gite 18 an active retaf] fueling facility Jocated at the narthwest comer of
Coast Village Road and Otive Mill Road in Montesito, California, The Site maintains two 12,000-galion
unleaded ganoline underground storape tanks {USTs) und one 600-pallon wast of UST. As of Docember 34,
2003, the site is owned and operated by an independent dealer, The general site location and tayour are shown
of Figure 1, Site Location Map and Figure 2, Site Plan,

Backgreund

In November of 1993, @ product line Jeak was reporied at the site, The leak was located and repaired the
Tollowing day. From November of 1993 throwgh Ty of 1994, four soil borings wers drilled and groundwater
momitoring wells MW-1 tuwough MW-4 and vapor extraction wells V-1 and V-2 were installed. Resnlts of
these investigations indicate that the upper 70-feot of subgurface soils consigted of poorly praded gand and
gravelly sand with clay. Groundwater wag entountered at & depth of approximately 5C feet below ground
surface (bps) and flowod to the southwest af an approximate gradient of 0.008 f/1 Anplytical data of soit
samples colleoted during gite asstactuent indicate that the latersl exionr of potrolsum hydrocarbon-impacted
soil was dofined, and that kydrocarbon-impacted soil extendad vertically to groundwater, In Sepwomber of
1956, an off-site groundwater monitoring well (MW-7) was ingtalled south of the site in the median of Coast
Village Ropd. ‘

Pacific Enviranmentsl Group, Inc. (PEG) performed feasibility testing nt the site from J uly 29 through Avgust
B, 1999 ag rroposed in PEG's Interim Feastbiliy Testing Work Plan, dared April 14, 1999, The results af the
test wore presented in o repart prepared by PEG and submitied ta the Santa Barbara County Fire Department
{(SBCFD) in August of 2000, :

EXHIBIT G
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foot eoil sumpie from baring B-13 had s detectable concentration of methy! tortiary buty] ether (MTBE). None
of the other sail sampies collected contained detectable cemcentrations of total potrolewm hydrocarbons
characterizad s& gagoline (TPHg); benvene, toluane, sthylbonuene, or towm! xylemes (BTEHX) constituents,
MTBE; or any of the ndditional fuel oxygenates tested.  Groundwater analytical dats indicnied that the exient
of groundweter impact has been defined in all directions to the extent feasible, The dissolved-phase
hydrocarbon plume is ceutered below the USTs and dissolved-phass MTBE extends southward a short
distauce beyond the property line, Future ground water monitoring date will be used to evalunte the stability
of the identified pluree (Bngland Geosystem, 2001), '

England Geosystern submitied & Revised Remedial Action Plan to the SBCFD in February of 2001, proposing
o permanent dual-phese exiraction system. The SBCFD approved the remedial sction plan in Aprl) of 2001,
Following permimting sstiviiies, canstmetion of the remediotion system bepan in January of 2003 and was
complated in May of 2003, Fulltime vapor system operation began on August 12, 2003 and the emissions
verification test (EVT) was canducted on September 4, 2603 in accordance with the Anthority to Construct
(ATC) permit mumber 10708, The system was sobssquently shut down due to 2 polse complaint. On
December 16, 2003, the VES munufscturer modified the etuissions stack in an effort to decresse the noise
output from the system. On June §, 2004, the cowalyst waos added to the VES ag another messure to decrease
‘fhe notse cutput,

ATC prepered o document entitted “Growndwater Monitoring Well Installation Work Plan” dated, September
25, 2005, which suremarized the proposed scope of work for the instsllation of groundwater monitoring well
MW1R. In 8 letter dmed, Nevomber 15, 2005, Historic growndwater monitoring results have shown
unnsyally high MTRE concentrations in proundwater semples coliected from VI/MW-I, which are seemingly
misropresentative of the groundwater conditions at the Site. V1I/MW-1 well construction detaile indicate that it
is installed to n depth of 30 feet below ground surface (bgs) with a scroen inforval from 5-30 feet bys. Historic

groundwater da(a for this Site indicate that groundwater i typically present ot approximately 30 feet bgs
(Holguin, Fahan & Associstes, Fae.).

On February 7, 2006, ATC supervised the instslistion of groundwater monitoring well MW-1R which was
sareened from 37 ft 1o 57 ft bps,

Background References:

England Geosysiem, 2001, Additional Soil and Ground Waier Assesstrent, 76 Stafion No. 00535, e 11, 2001 ;

Pacific Brvironmantal Group, I, 2000, Suarterly Status Report - Rour Guartar ;"999, Tasea Servica Stafion No. 0533, report dated
Jarruory 12, 2800,

Pactfic Envirsnmenial Groug, Inc, 2001, Addtivnel Soif and Ground W amr 4 sseasmant, 76 Servie Siation No, 0535, Jwne £ 1, 2001,

76 Station No, 0535 ((3-200E-QSR) I TTTTTTTTAT dissnctaies, e
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Worlk Performed during Quaﬁcr (Third Quarter 2000)

»  Continued operation of the Vapor Bstraction and Groundwater Treatment System. The Third Cuarter
2006 Vapor Extraction ond Groundwater Treaiment System O&M Report, dated September 15, 2006
prepared by Haviron Strategy Consuitants, Inc. is included #s an attachment to this report,

«  Groundwaticr monitoring and sampling was conducted on Augast 15, 2006 by TRC. The Quarteriy
Montloring Report July through September 2006, dated September 11, 2006, prepared by TRC is
included a5 an attachment to this report, ‘

»  ATC submitted 1 statns report for the second quarter of 2006

Groundwater Monitoring Resulits

The following summary is provided based on the information provided by TRC in their Quarterly Monitoring
Tepor

*  Total petroleum hydrocarbons ay gesoline (TPHg) was detected in the groundwater semple collected
fram monitoring well MW-6 at s concentration of 66 micrograms per liter {ngdl).

*  Methy] tertiary butyl ether (MTBE) was detected above SBCFD the investigation level (5.0 pg/L) in
the groundwater samples collected from monitoring wells MW-{R (12 pg/L) and MW-2 (B.5 ng/l).
MTBE was aiso detected in groundwator sampies collected from monitoring wells MW-3 (1.7 pg/L)
MW-4 (2.2 pg/L) and MW-6 (1.3 pg/L). :

»  Total xylenes were detected in the gfoundwntcr sample collected from monitoring well MW-6 below
the SBCFD investigation lovel (1,750 pg/L) at a concentration of 3.6 pg/L..

« 1.2-dichiorosthane was detectod in the groundwater sample coliested from moni{oring well MW-8 ata
concentration of 0.67. .

Remediation System OGperation

The following summary is provided based on the information provided by ESC in their Third Quarter O&M
Tepart:

Groundwater Treatment:

*  During the third quarter of 2006, 38112 gallons of water were processed by the groundwater
treatment sysicm (monitoring wells MW-2, MW-4 and MW~6), The total amount of water processed
sinece system starfup on Augnst 12, 2003 is 351,236 gallons,

During esch month of the quarter, four groundwawer sampies are collected from the treatment system:
en infinent sempie and effiuent samples from esch of thres stages of the treatment system (A, B, and
C). The influcnt sample collected duting the month of Aungust 2006 had a MTBE concentration of
1,100 pg/L and a TBA conventretion of 230 ug/L. Howevar, MTBE and TBA were not detected

above their respective laboratory practical cqumntitation Limite in the imfluent groundwater sample
cotiected during the following month,

76 Station No. 0535 ((3-2000-QFK ) ‘ ATC fasociates nc
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SVE system operation:
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e The soil vapor extuction (SVE) system operated continuously with five wells (V-1, V-2, MW,
MW-4 and MW-6) during the third quarter of 2000 Tor » total of 2,186 hours.

e (Om three occasions (June 5, July 17 and August 21, 2006) during the third quarter, soil vaper samples
were colloctod from the pre~dilution influont vapor stweam of the SVE systom and analyzed for TPHg,
benzene, ioluene, sthylbenzene, totnl xylanes and MTBE by EPA test method 8015/8020 inciuding
MTBE. Based on the analytical results from these three geparate events, the average TPHy, bonzene,
toluene, ethylbenzens, total xylenes and MTBE concentrations were 360, 3.4, 11, 1.1, 5.8 and (.46

paris par million by volume (ppmv), respectrvely,

«  Approximarely 813 pounds of hydrocarbons were removed by the SVE system during the third quarter
of 2006 and approximately 22,219 total pounds of hydrocarbons have been recoverad from the site

datc.

Summary of Site Information

Current phase of projest:
Frequenoy of ground water monitoring/sampling:

Minimum depth to groundwater
[feet below top of casing (TOC)}:

Maximurn depth to groundwater (foet below TOC)
Average depth to groundwater (feet below TOCO):
Average groundwater elevation (feet):

Average change in g,mun.tiwata} elevation gince
previous mondtoring event (feet):

Approximare groundwater pradient and flow direston:

Significant change in groundwater conditions from
previons mondtoring event:

Dats greundwater monitarmy initisted:
Date grouadwater thonitoring ended:

Current remedigtion process wiilized:

Da'm_s current remodiation mitsted:

Monitoring and Remediation

Quarterly/Quarterly

44.45 at MW-1R*
46.20 at MW-10%
45.33%
18 B4t

L5
0.03 f/itto the south®*

MTRE decreased in monitoring well MW-2
from (20 ug/l. (o 8.5 pp/l. An increase in
influenr cancentrations of MTBE and TBA is
discussed  above m the  CGronndwater
Treatment section. ‘

- Navember 1993

On-going

Dusl Phase Extroction

Augugt 12 2003

76 Station No. 4535 (Q3-2006-Q8R)

ATC Assoalmies, Ine.
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Wells connected to romedintion system(s) Guring the
quarter Groundwater extraction:
{(monitoring ~ wells MW-2, MW-4 and
MW+
Soil Vapor EBxtaction wells Vo1, VeI,

MW-Z, MW 4 and MW-6y+*

Tany of soff ransported (rom site: | g 172 40
Gallons of water recovered during DPE ovents
and tragsported from the site: 0 0

Gallons of water trangported offsite from groundweter 4
sampling snd well dovelopment agtivitien! 153% 5,227

Gallons of water treated onsite and discharged: - 38,112 .35 1,236
Pounds of fydrosarbons recovered during DPE ovents: 813 _ 42,219

* " Dal oftained from “Quarterly Monitaring Roport July Shrotgh Septavaber 2066° TRC. September 11, 2006,
e Diitn obtained from “Third (Guarter 2006 Soil Vapor Extraction ond Orwone Infection Syster (Odif Report,” Loviron Strutegy
Consultants, Ine. Neptomiser |5, 2008,

g
3
3
.
g Disposal and Recovery Information This Ouarter To D
J
]
l
i
d

Worl Proposed For Fourth Quurter 2006

» Continne operation of the vapor extraction and groundwater treatment systerd a5 recommended helow.
s TR will conduct fourth quarter groundwater monitoring and sampling activities,
¢ Submit guaricrly site status repott, including the results of the quarterly O&M events,

Recommendations

. Y S =

Relatively low hydrocarbon removal rates {5 to 6 pounds per day} have been realized sinee April 2004 and low
lovels of TPH-g and MTBE remain localized around well VI/MW-1. Based on these conditions, ATC
recommends modifying the operational penod of the vapor extrnction system from continuous to cychical
while maintoining continuous operation of the grounfiwater extraction system. Alternative remediation
strategiss that have potential to expedite the removal and/or troatment of the residual hydrosarbon impact
should be evaluatod ag well, '

i,

76 Smion Mo, §535 {Q3-2000-Q8R) ATC Associates, [ne.
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If vou have any guestions regordimg this report or need additions! information regarding this stte, please
contact me at §05-028-3000.

Respectfully submitted,

ATC Agsaciates Inc.

Sty U G|

jeanne Homsey, P.E,
Project (Geologist -Principal Engineer

Attachments:  Figere 1, Site Location Map
Figure 2, Site Plan

Third Quarter 2006, Vapoer Ixtraction and Groundwater Treaiment System D&M Report
dated, Septeraber 15, 2006 prepared by Environ Strategy Consultants, Inc,

July 2006, Monthly Discharge Monitoring Report, dated Awgust 7, 2006, Prepared by
Environ Strategy Consuliantg, Inc,

August 2006, Monthly Discharge Monitoring Repor{, dated September 7, 2006, Prepared by
Environ Strategy Consultants, inc.

September 2006, Monthly Discharge Monitoring Report, dated Crctober 9, 2006, Prepored by
Environ Strategy Consultants, Inc.

Quarterly Moratoring Reporr July through Sepiember 2006 TRC, duted Sepiomber 11, 2006,
Prepared by TRC

Cc: Mz, Shari London, ConocoPhillips Company
Wi, John Price, Price Brosg,
Me. Larry Tumer
Mr. Greg Stahl, Ground Zerc Anelysis, Inc.

76 Station Mo, 0535 {Q3-2006-08R) ATC dssocimes, inc,
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environ strategy consultants, inc, S

September 15, 2006 _ 30 Hughes, Sulge 205
irvine, Californls 92618

tal 949, 581.3222
: fax 949 581.3207
Mr, Bruee Cutting Project Na, 208-4
Project Manager
ATC Associztes Inc.
2325 Bloyway Diive, Suite 1
Sante Maria, CA. 93455

Third Ousrter 2006
Vapor Extraction gnd Groundwater Treatment
System O&NM Report
76 Service Station No, 535
12588 Coast Villape Road
Montesito, Crlifornia

Dear Mr. Cutting?

Epviron Stratepy Consultants, Ine. is pleased to submit this rernediation system operation and maintenance
(O&M) report for 76 Service Station No. 535, Jocated at 1298 Coast Village Road in Montecito, Califomia.
This report summarizes the soil and groundwater remediation system operation, field data and laborstory
snalytics! results collected during the Third Quarter 2006,

A soil vapor extrection and groundwater treatment systern is operated at the site fo remediate fiel
hydrocarbon-impacted soil and groundwater. Vepor exmaction systern performance data and enalytical
resulis are atteched. Laboratory anslviical reperts are also attached im Appendix A,

Soll Vapor Hxtraciion Svetem K Groungwater Treatment System T%
Equipment Information Envirc Supply, Medel No, TC a00 Three (3) 2,600 Ib carbon vessels f
: NEEP air stripper model: 2341 P
|
Discharge Permit SBCAPCD Permit No, 10708 EBPWD Permit Na. 06-047GW
lafermation Expiration Dete: April 1, 2008 Expiration Date: Jenuery 31, 2007
Discharge Limits: 118 ppm{v) ROC Dischargs Limite 21,600 gpd _
2.50 ppra(v) Benzene <13 ugl. MTBE !
T
Operation Date Doring Hours of Operation: 2,186 Galions of Groundwater Provessed: 35,112
Reporting Period: Pounds of Hydrocarbon Recovered: 813
Junz 1, 2006 - Augnst 31, 2006
l ;
i System Operation Data Totel Fours of Oporation;. 16,001 Tota! Gallons of (roundwater Prosessed:
Since Startup | Totel Pounds of Hydrocarbon Recovered: | 351,236
Aupus! 12,2003 % 22,219
Note;
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Third Quarter 2006 Q&M Renort
76 Station No, 0533

September 15, 2006

Page 2

Environ Strategy appreciates the opportunify to be of service. If you have any guestions or reguire
additions] information regarding this report, please do not hesitaie (o call us at (949) 581-3222,

Respectfully submirted,

Jing,'@ iy, P.E.

Stephanié Martinez
Project Coordinator Principi] Engineer

Attachments:  Figure - Site Plan

Table 2 - VES Hydrocarbon Well Concentrations

Table 3 - VES Influent and Well Analytical Date

Table 4 - Discharge Monitoring Analytical Data

Table 5 - Groundwater Treatment System Operation Data
Table 6 - Summary of Treatment System Monitoring Data

Craph 1 - VES Sysiem Performance
Graph 2 - VES Hydrocarbon Concentrations by Well
Graph 3 - VES Laboratory Analvtical Dats

Appendix A - Laboratory Analytical Reports

teR Shari London, ConcocoPhillips Company {electronic copy)
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environ srrategy consuitanis, ino.
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TRC

QUARTERLY MONITORING REPORT
OCTOBER THROUGH DECEMBER 2006

76 STATION 0535
1298 Coast Village Road
Santa Barbars, California

Prepared For:

Ms. Shari London
CONOCCOPHILLIPS COMPANY
3611 8. Harbor Blvd., Suite 200

Santa Ana, California 92704

By:

)

Senior Project Geologist, Irvine Operations
December 13, 2006

21 Techaology Drive = frvine, Califernio $2418
Main: 949.727.9338 5 fax: 54%.727.7300

www. frcsolulions. com

Bz 2087 12:82PM
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Sumtary of Gauging and Sampling Activities
Cctober 2008 through December 2005
7€ Station 05235
1288 Coast Viliage Road
Santa Barbara, CA

Project Coordinator: Sharl London ' Water Sampling Contracter:  TRC
Telephone:  714-428-7720 Complied by: Christina Carrilio

Date(s) of Gauging/Sampling Event: ii/23/06

Sample Polnts

Groundwater wells: 7 onsite, 4 offsite Wells gauged: B wells sampled: 10

Purging method: Submersibie pump

Purge water disposal; Crosby and Overtan treatment facility
Other Sample Points: 0 Typa: n/a :

Liguid Phase Hydrocarbons ( LPH)
Wells with LPH: © Maximum thickness (feet): n/a

LPH removal frequency: n/a Method: n/a
Treatment or disposal of water/LPH: n fa

Hydrogeologic Parameters
Depth to groundwater (below TOC): Minimum: 44.5 feet Maximum: 46.2 feet
Average groundwater elevation (relative to available local datum): 1B.68 fest
Average change in groundwater elevation since previous evant: -0.15 feet
Interpreted groundwater gradient and flow direction:
Current avent:  0.02 #/f, south
Previous event: ©.01 ft/ft, south (08B/15/06)

Selected Laboratory Results

Wells with detected Benzene: 0 Wells above MCL (2.0 pg/I): n/a
Maximum reported benzene concentration: n/a

Wells with TPH-G by GC/MS 2 Maximum: 140 pg/! (MW-2)

Wells with MTBE 4 Meximum: 130 pg/l {(MW-2, MW-1R)

Notas:

MW-10=Roots stuck in well, MW.-2=Port sampied, MW-4=Port sampied, MW-8=Ppri sampled,

This report presents the resulls of groundwatsr monltoring and sampling activities performed by TRC. Please contact the
primary consultant far ofiar Gpecific Information on this slfs. :
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SECTION 1.0 INTRODUCTION AND SUMMARY

Existing noise levels were monitored &t 1298 Coast Village Road, Santa Barbara, California,
the site of a gas service station proposed for development with two retail commercial spaces
adjacent to the street, and eight residential units above and to the rear of the commercial uses,
The property is bounded by Coast Village Road to the south, Olive Mill Road to the east, 2
single family residence to the north, and commercial office uses to the west. This report

analyzes the noise environment that will affect the propesed residential uses, and changes in
the noise environment that would be caused by the project.

The existing noise levels are dominated by traffic on Coast Village Road, with some
contribution from Olive Mill Road. Other noise sources making small contributions to the
noise environment include traffic on US Highway 101, approximately 200 feet to the
southeast and well below the elevation of the project site, and distant traffc. The current
Day-Night Average Noise Level (Ldn) at locations representative of the project exterior
range from 61 to 63 dBA. Future Ldn values at these locations will range from 62 to 64.2
dBA. The project will provide a series of open interior patios and a common courtyard that
will be shielded from traffic noise by the structure of the buildimg. Modeled noise results for
these outdoor living areas are all well under 50 dBA. These Ldn values are well below the
City of Santa Barbara standard of 60 dBA for outdoor living arsas.

Interior noise levels are expected to be at or below 45 dBA, assuming standard residential
construction methods in compliance with current Californie building standards. Three
preposed residential units (Units 3, 4, and 5) that face onto Coast Village Road may have o
keep windows closed in order to achieve the interior Ldn standard. A condition requiring
forced air circulation for these units is recommended.

Construction noise from the project could affect adjacent residential and office uses. With
the inclusion of the recommended mitigation measures, fhe construction noise effects of the
project will not be significant.
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SECTION 2.0 EXISTING CONDITIONS

2.1 NOISE STANDARDS

Noise Element

The City of Santa Barbara Noise Element (1679:1-8) provides a thorough background
discussion of noise and its effects on human health and quality of life. For the project at 1298
Coast Village Road, the major noise issue relates to achieving accepteble exterior noise
ievels m outdoor living areas. Interior noise levels, and the temporary effect of construction

nolse on the adjacent single family house to the north of the project site are also important
issues. -

The compatibility standards adopted in the City Noise Element are axpreséed in terms of the
Day-Night Average Noise Level (Ldn). Similar standards contained in the Noise Ordinance
are expressed in terms of the Community Noise Equivalent Level (CNEL). Both of these
noise descriptors are based on hourly average noise levels during different times of the day,
and include an adjustment or penalty for noise during evening and/or nightiime hours.
- Results computed in both methods usually agree within a decibel or two, and the two
descriptors_ are often used interchangeably. The Ldn is used in this report, and is defined
more completely below. Noise levels used in the standards and measurements described in
this report are expressed as decibels, using the “A” weighted frequency response that
duplicates the sensitivity of the human ear (abbreviated dBA).

An additional term used in this report and in describing noise standards is “Equivaient Noise
Level” or Leq. For a noise of varying loudness over a defined time period, the Leg is the
constant value that represents the same amount of energy. Leq values are usually expressed
for I-hour periods, as in the hourly average noise levels that are used to define the Ldn
described above. They may be expressed for longer or shorter time periods, however,

For residential areas, the Noise Element recommends that 60 dBA is the maximum exterior
Lan compatible with residential development (City of Santa Barbara 1979:13 and Figure 23,

Other standards refersnced in the Noise Element (City of Sapta Barbara 1979: Table 3)
include State of California Noise Insuletion Standards. These state standards require that the
interior noise levels of multi-family dwelling units shall not exceed 45 dBA CNEL. State and
federal exterior noise standards usually consider Lén or CNEL values of 65 dBA or Jess to be
pormally acceptable for multi-family residential arcas. These exterior ndise level
recommendations are generally consistent with the intérior requirement for 45 dBA since
normal wood frame residential construction usually provides from 12 to 18 dBA of reduction
from exterior to interior areas, and 20 dBA is commonly achieved.
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SECTION 2.0 EXISTING CONDITIONS

Moise Ordinance

The City of Santa Barbara Noise Ordinance (Chapter 9.16 of the Municipal Code) applies to
activities within the City, and establishes noise level limits based on zoning or present land
uses. The proposed project includes retzil commercial uses on the first floor, facing Coast
Village Road, and residential uses throughout the rest of the project. As such, it will not
involve any substantial noise generating activities in the vicinity of the existing residential
use to the north of the project site. Construction noise, however, will be noticeable on this

adjacent residential lot. Section 9.16.015 of the Noise Ordinance prohibits construction work
at mght,

2.2 NOISE MONITORING RESULTS

The project 15 known by its address of 1298 Coast Village Road, and 1s Jocated in the
northeast quadrant of the intersection of Coast Village Road with Olive Mill Road 1n the
Montecito community. Figure 1 shows the location of the property and the surrounding iand
uses. The surrounding area inciudes retail commercial and office uses to the west along
Coast Village Road, the Montecito Inn across Coast Village Road to the south, and
residential uses to the west across Olive Mill Road and to the north. US Highway 101 1s
located to the southeast, approximately 200 feet from the project site. Along this segment,
the highway is depressed approximately 30 feet below the adjacent terrain. For this reason,
local traffic, and not the highway, is the dominant noise source at the project site.

The site occupies approximately one-quarter acre and is currently occupied by a gas service
station. A soil vapor extraction and flare installation is operating in the rear {north) portion
of the lot, and supplementary gas for the flare 1s supplied through & gas meter near the

northeast corner of the lot. This equipment—the vapor flare and gas meter-—both generate
some existing noise.

Fieid observations and noise measurements were conducted at the property on October 13,
2006. Measurements were made with a Larson-Davis Model 700 sound level meter using the
following settings: Slow Meter Response, 3 dBA exchange rate, 6-second and I-rinuie
recording periods, The meter was calibrated at 4 dB and 114 dB before the measurements;
and the calibration remained unchanged when checked after the measurements. During the
fime measurements were made, noise levels from the vapor extraction system and flare, gas
meter, and a free trimuming operation nearby on Olive Mill Road, affected the northem
portion of the property. Figuwre 1 shows the location of the monitoring point, which was
chosen to represent typical noise levels along the front (south) portion of the property, and to
avoid significant influence from the temporary sources noted above. Appendix A presents the

results of the measurements, and shows that for the measurement period the Leg at M1 was
68.5 dBA.
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SECTION 2.0 EXISTING CONDITIONS

The dominant noise sources in the area are Coast Village Road and Olive Mill Road. US
Highway 101 contributes very littie noise at this location since it is depressed relative to the
elevation of the adjacent land, which provides an effective noise barrier. Distant traffic noise
also makes a minor contribution to noise levels at the site.

2.3 ESTIMATE OF EXISTING Ldn

Current traffic noise levels were estimated using the Traffic Noise Model (version 2.5}
published by the Federal H1ghway Administration (Lau et al 2004). The traffic counts taken
durimg the noise measurement period for location M1, discussed above, were first used to
generate an estimate of the existing noise levels. Under the measurement circumstances at
this location, the model tended to under-predict the measured noise level by about 4 dBA.
This was primarily due to the effect of traffic on Olive Mill Road, which could not be
counted during the measurement period and was not included in the model. The other noise

sources in the area, which were described above also contributed a2 small amount to this
error,

The Ldn is a 24-hour equivalent noise level that accounts for the added nuisance of nighttime
noise by adding 10 dBA to noise levels between 10:00 p.an. and 7:00 am.

Ldn is computed as follows:
Ldn = 10%log{(1/24)*[15%10"L.d/10 + 9*10NLo+10)/10]}
Where:

Ldn

I

Day-Night Average Noise Level

Ld = Hourly equivalent noise level for hours during the daytime, 15 hours from
7:00 am. to 10:00 p.m.

Ln = Hourly equivalent noise level for hours during the nighttime, 9 hours from
10:00 p.m. 1o 7:00 am.

To compute the Ldn, the existing Average Daily Traffic (ADT) volume for Coast Viflage
Road was used, with typical assumptions to distribute the fraffic between dayiime and
nighttime periods. Appendix B shows the traffic data and assumptions used to arrive af the
hourly traffic during the daytime period and the nighttiime period. This information was then
used in the TNM model to estimate the daytime hourly eguivalent noise level (Ld) and the
nighttime hourly equivalent noise level (Ln). Only the extenior structure wall of the proposed
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SECTION 2.0 | EXISTING CONDITIONS

ouilding was assumed as & noise barrier. There would be some additional noise reduction
due to additional walls in the building, but multiple barriers were not assumed in this
analysis. Receiver locations for the noise model were chosen to represent each of the
outdoor patios and the central common cpen area, which are the designated outdoor living
areas for the project. Several of the exterior facing balconies—facing towards were also
chosen as receiver points, but these areas are not intended as outdoor living areas. The
results at these exterior points were used to assess effects refated to Interior noise levels. The
_mode! input and results are included in Appendix C.

Table 1 swmmarizes the results from the TNM model presented in Appendix C, showing the
daytime and nighttime noise levels at each receiver point, and the computed Ldn results.
Both existing and future conditions are shown.
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SECTION 3.0 POTENTIAL IMPACTS

3.1 EXTERIOR LIVING AREA NOISE LEVELS

As presented in Table 1, both the existing and the future Ldn values at all of the designated
outdoor hiving areas within the project will be far below the 60 dBA standard used in the City
of Santa Barbara. The highest anticipated Ldn value would be about 41 dBA, near the center
of the common courtyard arez and in the patio of Unit 2. The relatively high barrier provided
by the structure of the building, and very favorable geometry for this barrier, explain the
exceptionally low projected Ldn values. In reality, however, the Ldn values are likely tc be
somewhat higher than the results in Table 1, due to some noise contribution from Olive Mill
Road and other sources not included in the model, and due to interior reflections i the patio
and courtyard areas of the project. Allowing for these effects would add approximately 7
dBA to the results. Even a 10 dBA increase would result in future Ldn values—stil]l wel)
below the 60 dBA criteria, and not a significant noise impact, Outward facing balconies
adjacent to Coast Village Road and Olive Mill Road will have noise levels above 60 dBA
Ldn, but each residential unit will be provided with other quiet outdoor arcas, so the noise
levels at these outward facing balconies is not considered a significant impact.

The project wiil also remove an existing noise source (the vapor extraction equipment, and
local traffic and activity at the service station) and will provide a structural barrier that will
ultimately reduce noise levels at the adjacent residence to the north. This is 2 beneficial
effect of the project from a noise viewpoint, and need not be addressed further.

¢

3.2 INTERIOR NOISE LEVELS

Future noise levels along the outer walls of the proposed residential units will range wp io
about 64 dBA Ldn. These higher exterior noise levels would occur along the southerly
building exposure, and would affect proposed Units 3, 4, and 5. The remaining units are
located in a manner that the structure of the building itself will tend 1o shield most of the
traffic noise from them. The effects of future traffic on adjacent roadways on interior noise
levels at Units 3,4, and 5 is considered a potential impact that can be mitigated through
measures that are routinely incorporated in modern residential butiding construction. These
are discussed in Section 4.2 below.

3.3 ON-SITE CONSTRUCTION NOISE

Noise levels from heavy equipment used for earth moving during construction typically
range from 80-90 dBA at distances of 50 feet. Existing land uses in the neighborhood
include a single family residence immediately north of the project site, and other nearby
residences to the northeast across Olive Mill Road. Office and commercial uses are located
to the west of the project site and the Montecito Inn is located to the south. The proximity of
these uses to the project site could lead to significant construction noise impacts, particularly
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SECTION 3.0 : POTENTIAL IMPACTS

at the residence to the north. These noise impacts can be mitigated so that they are less than
significant. This topic 1s discussed further in section 4.2.
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SECTION 4.0 MITIGATION

4.1 EXTERIOR NOISE LEVELS

No mitigation is necessary regarding noise levels in the patios and open courtyard that are
provided as outdoor living areas in the project.

4.2 INTERIOR NOISE LEVELS

In order to ensure that interior Ldn values do not exceed 45 dBA, the structure of the building
will have to provide an exterior-to-interior noise reduction of 19 dBA, for the affected units.
This degree of noise reduction is commonly achieved in standard residential construction
using maierials and methods that comply with current California energy conservation
standards. These typically include the use of standard 2.x.6 wall studs, stucco or wood
extenior coating, R-1¢ or R-13 wall insulation, and minimum of %” interior gypsum wall
board. There shouid be no ventilation or plumbing penetrations through outward facing
walls. Extenior doors and windows for all units should be well sealed and should have a
sound transmission class rating of 25 to 30 dBA to provide the required interior noise levels.

For the units exposed to exterior noise levels above 60 dBA (Units 3, 4, and 5), it is likely
that windows would have to remain closed in order to achieve the required noise reduction.

For these units, forced air circulation should be provided. The following condition should be
applied to Units 3, 4, and 5:

Building plans for Units 3, 4 and 5 shall incorporate forced air circulation. The
mechanical ventilation and cooling system shall supply 2 minimum of two air
changes per hour fo each habitable room including 20% (one-fifth) fresh make-up
arr obtained directly from the outdoors. The fresh zir inlet duet shall be of sound
attenuating construction and shall consist of 2 minimum of ten feet of straight or
curved duet or six feet plus one sham bend.

This condition could be removed or revised if a more detailed acoustical engineering
report demonstrates alternate noise insulation measures that can achieve the same
result—oprovision of an interior Ldn that does not exceed 45 dBA.

4.2 CONSTRUCTION NOISE

Even though construction noise 1s a common and expected occurrence, the close proximity of
residential units, as well as office and commercial uses warrant measures to help minimize
the potential for noise impacts from grading and construction noise within the project site.

Typical conditions 1mposed by the City for such projects include (City of Sania Barbara,
2004):
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SECTION 4.0 MITIGATION

« Noise generafing construction activity should be prohibited Saturdays, Sundays, and
holidays and between the hours of 5 p.m. 1o § a.m. Holidays are defined as those days
which are observed by the City of Santa Barbara as official holidays by City empiovees.

¢ All construction equipment, including trucks, should be professionally maintained and
fitted with standard manufacturers’ muffier and silencing devices.

¢ Staging and equipment areas shzll be sited to minimize noise effects to residential and
other noise-sensitive land uses. Temporary noise barriers shall be provided around the

consfruction site as necessary {o avold extended disturbance to neighbors from
construction noise.

¢ Within 10 days of conupencement of construction, the applicant shall provide notice of
construction schedule to. swrrounding neighborhood and post information on the site in 2
location visibie to the public, including hours of operation and telephone contact number.

These measures will not eliminate consiruction noise, but will minimize the potential for
significant iropacts.

4.3 CONCLUSION

The design of the project, which provides each residential unit with a patio for outdoor living
that is well-shielded from fraffic and other noise sources, serves to avoid outdoor noise

impacts. In addition, the structure of the project will also reduce noise levels at the adjacent
residence to the north.

Roadway traffic could potentially result in interior noise levels that would exceed the 45 dBA
Ldn intenior standard, particularly at Units 3, 4, and 5 that are adjacent to Coeast Village
Road. Typical construction methods should provide adequale exterior-to-interior noise
reduction {0 avoid this mpact, however, A specific mitigation measure is recommended,

which will require forced aw ventilation for the three units mentioned, allowing residents to
keep windows closed if desired.

Construction noise could result in a significant noise impact; however, with the inclusion of

the mitigation measures described above, significant construction noise impacts can be
mitigated.
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Table 1 Noise Model Results

TNM Seq,  Receiver Current Conditions LD LN Ldn
g R1 Unit #1 Patio 38.0 308 38.3
3 R2 Unit #2 Patio 374 32.0 397
4 R3 Unit #3 Patio 355 30,0 378
5 R3B Unit #3 Deck 588 535 812
& R4 Unit #4 Patio kIR 31.4 381
7 R4B Unit 4 Baleony 804 54,9 627
8 R Unit #5 Patio 368 313 38.1
9 R5B Unit #5 Balcony 80.5 554 83.1
10 R6 Unit #6 Patio ' 366 31.2 38.9
it RY Unit £7 Patio 7.3 319 ki
12 RB Unit #8 Patio 328 21.4 382
13 Ry Center of Public Open Space 34 32.0 387
14 it Monitoring Point on sidewalk 84.0 b&.5 66.3

TNM Seq.  Receiver Future (2017} Conditions LD LN Ldn
1 R4 Unit #1 Patio 374 317 304
3 R2 Unit #2 Patio 38.5 3341 40.8
4 R3 Unit #3 Patic 3648 314 389
5 R3IB Unit #3 Detk 800 54,8 62.3
6 R4 Unit §4 Patio 378 325 40.2

o7 R45 Unit #4 Balcony 81.5 56.0 B3.8
g RS Unit #5 Patio 37.8 324 Ap,2
8 RSB Unit #5 Baicony §1.9 b&.5 B4.2
10 R Unit #6 Patio 3T 323 4.0
11 R7 Unit #7 Patio 384 330 45.7
12 RE Unit #8 Patio 340 285 36.2
13 RS Center of Public Open Space 385 330 40.8
14 i1 Monitoring Point on sidewatk 851 58.6 67.4

I.D = Daytime hourly equivalent noise level
LN = Nighttime hourly equivalent noise level
Ldn = Day-Night Average Noise Level

Bold locations and results are for outdoor living areas.




Figure 2: Site Plan and Recetver Locations

1298 Coast Village Road

Santa Barbara, CA
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RESPONSE TO COMMENTS MADE IN THE DART LETTER FOR THE
1298 COAST VILLAGE ROAD MIXED-USE DEVELOPMENT, CITY OF SANTA BARBARA,

CALIFORNIA

The following ietter addresses comments made by the City in the DART letter for the 1298
Coast Village Road Mixed-Use Project.

intersection Counts

As requested in the DART letter comments, A.M. and P.M. peak hour turning movement
counts were conducted at the Coast Village Road/Olive Mill Road/US Highway 101/jameson
Road intersection on April 5, 2067. Figures 1 and 2 show the traffic volumes for the
intersection.

Intersection Level of Service

Level of Service for the Coast Village Road/Olive Mill Road/US Highway 101/Jameson Road
intersection was determined using delay data that was collected during the count periods
mentioned above. Delay data was collected by recording the number of queued vehicles for
each approach every 15 seconds for the duration of the count period. The total number of
queued vehicles recorded during the peak hour by approach was then multiplied by 15
seconds to determine the total defay. The totai delay was then divided by the number of
vehicles counted at each approach to determine the average delay experienced for each
vehicle. Then average delay per vehicle at the intersection was calculated and 5 seconds was
added to account for vehicle start/stop time. Table 1 presents the peak hour intersection levels
of service. Calculation worksheets are attached to this letter for reference.
Enginesring « Planning e Parking « Signal Systems e impact Heports « Bikeways o Transit

EXHIBIT I
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Table 1
Intersection Peak Hour Levels of Service

Time Period Level of Service
AM. Peak Hour 19.7 5ec/LOS C
P.M. Peak Hour 16.5 sec./1LOS C

The data in Table 1 shows that the intersection currently operates at LOS C during the A.M,
and P.M. peak hour periods.

This concludes ATE's response to comments made in the DART letter for the 1298 Coast

Viltage Road Mixed-Use Development,

Associated Transportation Engineers

A L

By:  Scott A. Scheli, AICP
Principal Transportation Planner

SAS:MMF

Attachments: Figure 1- AM. Peak Hour Traffic Volumes
Figure Z - P.M. Peak Hour Traffic Volumes
Level of Service Calculation Warksheets
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AM Peak Hour
north off ramp jameson south gast

queued vehicles 665 208 123 124 287
total delay 9975 3135 1845 1860 4305
approach vehicles 373 222 172 205 322
avg. delay per vehicle 28.3 141 10.7 9.1 13.4
Avg. Inlersection Delay 14.7

+ 5 seconds for vehicle start/stop time 19.7 LOSC

Pivi Peak Hour
North  Off Ramp Jameson  South East

Queued vehicles 375 111 81 128 570

total delay 5625 1685 1215 1935 B350

approach vehicles a3z 195 123 234 618

avg. delay per vehicle 16.9 8.5 8.9 8.3 13.8

Avg, intersection Delay 11.5

+ 5 seconds for vehicle start/stop time 16.5 LOS C
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TRAFFIC GENERATION ANALYSIS FOR THE 1298 COAST VILLAGE ROAD MIXED-USE
DEVELOPMENT, CITY OF SANTA BARBARA, CALIFORNIA

Associated Transportation Engineers (ATE) has prepared the following traffic generation
analysis for the 1298 Coast Village Road Mixed-Use Development, proposed in the City of
Santa Barbara. The traffic study determines the project’s trip generation and identifies
potential traffic impacts based on City thrasholds.

PROJECT DESCRIPTION

The project site is ocated at 1298 Coast Village Road on the northwest corner of Coact Village
Road and Olive Mill Road, in the City of Santa Barbara. The site is currently occupied with a
service station containing 8 fueling positions and two automobile repair and service bays, The
project is proposing to demolish the existing service station and construct 8 condominiurms and
5,676 gross square feet of commercial space. Parking for the project would be provided in a
surface parking lot and in a subterranean parking garage.

PROJECT TRIP GENERATION

In determining whether the traffic impacts generated by a project are significant, the traffic
analysis compares the potential traffic generation of & project with pre-project environmental
conditions. -This is generally referred to setting the “baseline” for the environmentzl review.
A trip generation analysis was therefore completed to compare the level of traffic that would
be generated by the proposed development with the level of traffic generated by the existing
service stafion.

Engineering « Planning « Parking « Signal Systems « Impact Heports » Bikeways » Transit
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Existing Sarvice Staation

Trip generation estimates were calculated for the existing service station based on the average
trip rates presented in the Institute of Transportation Engineers (ITE) Trip Generation Manua!’
for Gasoline/Service Station (Land Use #944 - ses attachments for trip rate data). The |TF
description for service stations states that their “primary business is the fueling of motor
vehicles” and that they “may also have ancillary faciiities for servicing and repairing motor
vehicles”. This description is and ideal fit for the existing facility.

Many of the vehicular trips to and from the service station will be pass-by trips rather than
primary trips. Primary trips are made with the sole purpose of visiting the service station, such
as patrons traveling from home to the service station and then traveling back home again. Pass-
by trips already exist on the adjacent street system and would stop at the site during their
primary trip, for example, drivers traveling on Olive Mill Road who would stop by the service
station on their way home from work. A pass-by rate of 50% was usad for the service station
based on data presented in the ITE Trip Generation Handboolk? (42%-58%) and the San Diego
Association of Governments (SANDAG) Traffic Generators manual (50%).° Copies of the pass-
by data are attached.

Table 1 shows the trip generation ealculations competed for the project,

Table 1
Existing Site Trip Generation Estimates
‘ ADT AM, Peak Hour P.M. Peak Hour
Land Use Size ‘ :

Rate Trips Kaie Trips Rate Trips

Service Station & Fueling | 168.56 | 1348 12.07 87 13.86 111

with 50% pass-by Positions 674 49 56

TOTAL PRIMARY TRIPS 674 48 1 55

The date presented in Table 1 shows that the service station would generate 674 ADT, 48 A M.
peak hour trips (PHT), and 55 P.M. PHT, assuming the reductions for pass-by trips.

Irp Generation, Institute of Transportation Engineers, 7" Edition, 2003

v

Trip Ceneration Mandbook, institute of Transportation Engineers, 2™ Edition, 2004

san Phepo Traffic Cenerators San Diego Association of Covernments, 2002
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Proposed Project

Trip generation estimates for the proposed project were calculated based on data presented in
the ITE Trip Gereration report (7" Edition) the SANDAG Traffic Generators report. The
following text reviews the specific rates used for the Trip Generation analysis.

. Specialty Retail. The eguation rates listed in the ITE 7" Edition for Specialty Retait
Centers {Land Use Code #814) were used for this prolect component. Because no A.M.
neak data iz availabie in the ITE Trip Generation manual, 3% of the ADT was assumed
perthe SANDAG Traffic Generators manual. A 10% Pass-By reduction rate was applied
per the SANDAG manua! (see attachments for trip rate data).

. Residential Condominium. The ITE 7" Edition average rates for Residential
Condeminiums/Townhouses (Land Use Code #230} were used to determing the trip

generation for this component of the project (see attachments for trip rate data).

Table 2 shows the proposed project trip generation estimates.

Table 2 ,
Proposed 1298 Coast Viliage Road Mixed-Use Project Trip Generation
| : ADT A.M. Peak Hour P.M. Peak Hour
Land Use Size(a)
| Rate Trips Rate Trips Rate Trips
| Specialty Retail 58765t | 49.19(b) 289 1.48(b) 9 £.06(b) 36
swith 10% Pass-By 260 8 32
Condominiums 8§ units 5.86 47 (.44 4 0.52 4
TOTAL 307 12 36

{a) Gross square-feet of building
{b} Rates based on ITE 7" Edition equations. A.M. Rate based on 2% of the ADT par SANDAG.

Table 2 shows that the proposed project would generate 307 ADT, 12 AM. PHT, and 36 F.M.
PHT,

Table 3 compares existing traffic levels for the service station with the traffic generated by the
proposed project. ‘
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Table 3

Trip Generation Comparison - Primary Trips
Scenario ADT A.M. Peak Hour P.M. Peak Hour I
Existing Service Station 674 48 55
Proposed Projecf 307 12 36
Difference -367 36 -14

+ Table 3 shows that the project would result in a reduction of 367 average daily trips, 36 A.M,
PHT, and 18 P.M. PHT from the previous service station use. Bacause the oroject results ina
reduction i average daily A.M. and P.M. peak nour traffic, there is no potential to significantly

irnpact the study-area roadways and infersections based on City of Santa Barbara and County
of Santa Barbara traffic impact thresholds.

This concludes ATE's traffic study for the 1298 Coast Vi iage Road Mixed-Use Davelopment.

Associated Transportation Engineers

T o 4 A

By:  Scott AL Schell, AICP
Principal Transportation Planner

SAS: DH

Attachments: Trip Generation end Pass-By Data




Summary of Trip Generation Calculation

For 8 Vehicle Fueling Positions of Gesoline Service Station
September 1B, 2006

Averzge Standazrd Adjustment Driveway
Rate Devisztion Factor Voluma
Avg. Weekday Z-Way Volume 168.5¢ 71.19 1.00 1348
-8 BM Pesk Hour Enter 6.04 0.00 1.00 4B
7-8% AM Peak Hour Ewit 6£.04. .00 1.00 48
7-89 AM Peak Hour Totzl 12.07 4.2% 1.00 97
4-6 PM Pemak Hour Enter 6.93 .00 1.00 55
4~6 PM Peak Hour Exit 6,93 D.0G 1.00 55
4~& PM Peak Hour Total 13.86 6.68 1.00 111
Saturday Z-Way Volume 0.00 0.00 1.00 0
. Saturday Peak Bour Enter 0.00 0.00 1.00 G
Saturday Peak Hour Exit 0.00 0.00 1.06 0
Saturday Peak Hour Total 0.400 4.00 1.060 o

Note: B zero indicates no data available,

Source: Institute of Transportation Engineers

Trip Generatiocn, 7:ch Edition, 2003.

TRIP GENERATION BY MICROTRANS




summary of Trip ceneration Caleulation
For & Dwelling unite of kKesidential Copdominiam / Townhouse
Septemper 18, 2006

rverags srandard adjnstment Drivewsy

Rate Deviation Factaor Yvolume
e ——
zvg. Weekday n-Way Volume %.86 3,08 1. 00 47
7-6 AM Peak HOLE Encer 0.07 5.00 1.00 L
-5 aM Peak HOUr Exit 0.37 0.00 1.00 3
~-.5 EM Peak HOUT Total $.44 0.6 1.00 4
4-¢ TM Peak BORT Lnter 0.25 0.00 1.00 3
4-6 PM Peak HOLT Lxit 0.17 0. G0 1.00 1
4-6 DM Peak HOWr Total 0.52 .75 1,00 4
saturdey 2-WaY Volume 5.67 3.10 1.00 45

~ Saturday veak Hour Enter 0.25 0.09 1.00 2
Saturcéay Feak Hour Bwlt 0.2z 0,00 1.00 2
saturday peak HOUX Total 0. 47 0.71 .00 4

NoLe: B 2EIO indicates DO data availiable
gource: Tnetitute of wyansportation Lngineals
Trip Generatlon; weh Bdition 2003

TRIP GENERATION BY MICROTRANS




Summary of Trip Generation Calculation
For 3.876 T.G6.L.A. aof Specialty Retail Center
0

Average Standard Adjustment Drivewsy

Rate Deviation Factor Volume

Avg. Weekday 2-Way Volume 4%.15 0.00 1.00 289
T7-% AM Peak Hour Bnter 0.00 0.00 1.060 0
78 BM Peak Hour Exit 0.00 0.00 1.408 0
7-3 MM Peak Hour Total 8,00 0.00 1.00 3
4-8 PM Peak Hour Enter 2.66 0.00 1.00 16
4~ EM Peak Hour Sxit 3.38 0.00 1.400 20
4-% PM Peak Hour Total 6.06 0.0Q 1.00 36
Saturday Z-Way Volume 0.00 .00 1.00 0
, Saturday Peak RHour Enter 0.00 0.60 1.00 0
Seturday Peak Hour Exit 0.00 £.00 1.00 ‘ ]
Saturday Psak Hour Total 0.00 0.00 1.00 0

Note: A zero indicates no data svailsble.
The above rates wers calculated from thesa sguations:

24-Br. 2-¥Way Volume: T = 4Z2.78{¥) + 37.66, R"2 = 0,69
7-% AM Peak Hr. Total: 0O )
R*2 = 0, 0 Enter, 0 FPExit
4~& PM Peak Hr. Total: T = 2.4{X) + 21.48
R"2 = 0.98 , 0.44 Enter, 0.356 Exi-
"AM Gen Pk Hr. Total: T= 4.81{¥) + 115,58 .
‘ RP2 = 0.9, 0.4B Enter, 0.5%2 Exit
PM Gen Pk Hr. Total: 0
B2 = ;O Enter, 0 EBExit
Sat, Z-Way Volume: 4, RP2 = @
Sat., Pk Hr. Total: O
’ R°Z2 = 0, 0 Enter, 0 Exit
sun. Z-Way Volume: 0, Rr2 = @
Sun. Pk Hr. Total: 0
R*Z = 0, 0 Enter, 0 Ixit

Source: Institute of Transportation Engineers
Trip Generation, 7th Bdition, 20032,

TRIF GENERATION BY MICROTRANS
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LENVIK & MINOR
ARCHITECTS

January 8, 2008

City of Santa Barbara
630 Garden Street
Santa Barbara, California 93101

Re: 1298 Coast Village Road
Montecifo, CA 93108
A.P.N. #009-230-43 Zone: C-1/S-D-3 & R-2/S-D-3
(Planning Commission 1/17/08 Preliminary Review)

Dear Planning Commissioners:

The project was previously reviewed by the Planning Commission at a concept review on February 16, 2006.
Since that time we have made significant changes to the plans in response to the commissioners’ comments.
Buring the course of these revisions we have sought to maintain the buildings aesthetic that we understood
the commission to appreciate at this gateway location to Coast Vitage Rd. and Montecitc.

Additionally, we have continued to communicate with the neighbors and interested public and have
incorporated compromises where we felt they were feasible requests.

In general the revisions we have made and will elaborate on at the hearing inciude:

- Gateway presence: A reduction of building footprint on all four sides, most significantly on the
Coast Village Rd. side. Enhancing the pedestrian experience per Planning
Commission’s recommendation.

- Underground parking: Maximize the underground parking to the greatest extent feasible. After a
detailed review we have expanded the subterranean parking to 28 spaces.

- Save Trees: Follow through on the commissioners’ recommendation to save the north
property line Ficus trees, several junipers along the westerly property line,
and all three Eucalyptus street trees. A detailed arborists report is included
in the application.

- Northerly Neighbor:  Setback the third level to be outside the half the building height zoning
requirement (the third floor is not seeking a modification). We comply with
the R-3 soler ordinance.

We continue to seek a “setback” modification for the first and second floor
for Unit #8. The revised plan increases the setback for a portion of the
second floor and reduces window size facing this neighboring residence.

Architeciure and Planning e 315 5) 963-2785 « A California Corporation

PAOZ3EON03360MO338 HrPC 117+
i EXHIBIT C

Edwin A. Lem ffray A Gaorrell, ATA




Page 2

1298 Coast Village Road

Montecito, CA 93108

AP.N. #009-230-43 Zone: C-1/R-2
{Planning Commission DART # 1)

We had provided Mr. Wallace, the present owner of the adjacent property
with concept drawings in February of 2008. We had many {elephone
conversations with Mr. Wallace, answering his questions prior his
purchasing the property in April of 068'. We were under the impression that
before the purchase he felt our proposal would increase his property valus
and block unwanted street noise. Mr. Wallace sometime after the purchase
let it be known that he rnow feels otherwise,

The commission had requested that we be sensitive to the northerly
property and we feel that we have. As it now stands the first and second
story of our proposal enjoys iess than what the adjoining property could build
under their zoning.

- Westerly Neighbor:  Scme commissioners had asked that we break the third floor elevation,
into two parts. We have done that. Mr. and Mrs. Murphy, owners of the
westerly bullding, requested that we redesign to allow them to access their
trash through a small paseo on our property. They also requested that we
provide some additional setback between the buildings in difference to the
zoning which allows for a zero foot setback. We redesigned to
accommodate them and have provided a small paseo, and additional
setback to the satisfaction of the Murphy’s.

We request the following discretionary approvais:

1. A Local Coastal Pian (LCP) Amendment to allow for the zone change

2. A Zone Change to re-zone the northern portien of the property from R-2/3-D-3 to C-1/8-D-3
(SBMC §28.92.015).

3. ATentative Subdivision Map to create commercial and residential condominiums (SBMC §27.07).

4, A Development Pian to allow the proposed nonresidential development (SBMC §28.87.300).

5. A Modification: To allow a portion of the building to encroach seven feet six inches into the

northern side yard setbhack (§28.92 110.A2)

Justification: 1} We propose to build a structure which is consistent with the R-3 Zoning
requirements. The second floor is residential in use, and would be compatible
with the neighboring residence.

2) The existing Ficus frees screen the two residential uses.

3) We propose setbacks which are greater than those required of the neighboring
residence,

4} Section (§28.63.050) states that building height adiacent to residential shali not
exceed that of the most restrictive adjacent residential zone for that part of the
structure within 23' or {12) the height of the proposed structure, “whichever is
less”. Our proposal meets this requirement for the height limitation.

PA03360M0336M0338_Ir PC _1-17-08 Prelim PC hearing.wpd
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1298 Coast Village Road

Montecite, CA 93108

A.P.N. #009-230-43 Zone: C-1/R-2
(Planning Commission DART #1)

6. A Modification: To allow the encroachment of an emergency stairway in the front yard setback on
Olive Mill Road. To encroach into the required 10' setback, the stair would reduce
the setback to 8" and 5'-8"(§28.92.110.A.2)

Justification: 1) This is an emergency stair required for both the parking garage below and the
residential units above. It is necessary to secure an appropriate improvement
to the lof and to promote uniformity of improvement.

2} Additionally, the encroachment is offset by the public improvements proposed
outside the property fine, and the undulation of our building from the setbacks.

7. A Modification: To allow the 10% common open space to be located above the ground floor level.
(§28.92.110.A.2)

Justification: 1} Inaddition to the 10% (1,820 s.f.) common open space provided on the second
level we are providing 5.6% (1,020 s.f.) on the ground level for a totai of 15.6%
(2,840 s.f) common open space.

8. A Modification: To allow the encroachment of a covered baicony in the front yard setback on Coast
Village Road. (§28.92.110.A.2) The setback reduces to 68'-6" at the balcony and
4'-8" at the roof overhang.

Justification: 1} This is a modification only due to the fact that the balcony is covered. The

portion of the balcony that is very minor helps with the uniformity of the
improvement by being covered. Uncovered there would be no modification.

Project Description:

The site is located at the corner of Coast Village Road and Olive Mill Road, and consists of an existing
Unocal 76' Gas Station with two repair bays, ( 8) fueling positions and a hand car washing area to the rear of
the site.  The site contains 18,196 sf. and mostly paving, buiiding and minimal landscaping {3.7%). The
site’s General Plan Designation is Commercial. Roughly haif the site is zoned C-1 and haff R-2. The Planning
Commission unanimously voted to initiate the R-2 to C-1 zone change on April 7, 2005.

This application proposes to remove the existing station, service bays, pumps, canopy and carwash (+/-2,250
sf. under roof) as well as remove the underground tanks, etc. In its place, this application proposes to
construct (28) parking spaces underground and (9) spaces at grade level for a total of (37). Additionally (4)
public spaces would be added adjacent to Coast Village Rd. The proposed building wouid consist of 5,000
sf. of commercial business space at grade level and (8) residential units above on the second and third levels.

The automobile trip generations were studied by Associated Transportation Engineers in a report dated
September 28, 2008. The scenaric of eliminating the existing service station and replacing it with the
proposed preject would resuit in a reduction of 367 average daily trips, a reduction of 36 A M. peak hour trips,
and a reduction of 19 P.M. peak hour trips.

PAO3E60TNCAIGOMA03EE_Ir PC _1-17-08 Prelim PC hearing.wpd
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1298 Coast Village Road

Montecito, CA 63108
AP.N.#009-230-43 Zone: C-1/R-2
(Planning Commission DART #1)

The grading that would occur as a result of the underground parking would resuit in approximately 9,500
cy. of export and 1,500 c.y. of import. Of the total grading 150 c.y. of fill and 1,350 c.y. of cut are outside
the building footprint. During the excavation and construction of the project it is our goal to prolect the two
eucalyptus trees adjacent to Coast Village Rd. and the eucalyptus on Olive Mill Rd. Additionally we seek
to protect all of the Ficus along the North property line, and three of the cypress trees closest to Coast
Village Rd. along the South end of the Westerly property iine.

On the south side of Coast Village Road is the Montecito Inn, C-1 zone (City) consisting of one, two and
predominantly three stories. West of the sife is a one and two-story Monterey style office building, C-1 Zone
(City). Both are built adjacent fo the back of the sidewalk along Coast Village Rd. The Monterey style
building is one foot off our westerly property line. To the rear {north) of the Monterey building and west of
us is a C-2 Zone (County) empty lot paved and used for commercial parking.

Directly to the north of our site is a one-story residence on a 7-R-1 Zone {(County - “Single” Family
Residential with a 25’ height potential) and a 5" setback. This property marks the transition from City to
County land and from Commercial to Residential. The existing Ficus trees are jocated along this property
line offering substantial green screening between the two lots.

Adjacent to this property we have designed our building grade to be lower than the neighbors grade resulting
ina 29'-7" maximum ridge height as viewad from their property. We request & modification to provide a
setback of ten feet for the first and second floors. The C-1 Zone requires a setback of ten feet, or one-haif
the building height, whichever is greater, when located next to a residential zone. At 35' in height, this
pbuilding would have a required setback of 17.5 feet. Our request wouid comply with the R-3 solar ordinance
requirementis. However, our third floor would comply with the half the building height zoning setback rule.
We have also set the first and second fioors a fuil ten feet off the property line, exceeding the R-3 zoning
sethacks and doubling the setback in difference to the adjoining properties aliowable,
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1298 Coast Village Road

Montecito, CA 93108

AP.N. #009-230-43 Zone: C-1/R-2
(Planning Commission DART #1)

Project Statistics Comparisons:

Prior February 16, 2006 Concept Review Current Proposal
Commercial 5,000 sf. (Net) 5,000 sf. (Net)
BDRMS | SIZE (Net) BDRMS SIZE (Net) (Sec. 28.90.100)
Parking Required
Residential Unit 1 2 1,808 sf. 2 1,604 sf, 2
Unit 2 2 1,531 sf. 2 1,486 sf. 2
Unit 3 1 1,444 sf. 1 1,292 sf. 1.5
Unit 4 1 1,413 sf. 1 1,112 sf. 1.5
Unit5 3 2,034 sf, 3 2,182 sf. 2
Unité 2 1,553 sf. 2 1,394 sf. 2
Unit 7 2 1,497 sf. 2 1,444 sf, 2
Unit 8 2 1,885 sf. 2 1,776 sf. 2
TOTALS 15 13,165 sf 15 12,270 sf. 15 + 2 guests
Parking
Provided (23} Underground Spaces (28) Underground Spaces
{15) Above Ground Spaces (9) Above Ground Spaces
(38) Total Parking Spaces (37) Total Parking Spaces
Parking
Required Commercial 5,000/250 = 20 Spaces 5.000/250 = 20 Spaces
Residential = 17 spaces = 17 spaces
Total 37 spaces Total 37 spaces
Site Site
Coverage Building 14000 sf.  76.94% | Coverage Building 12,697 sf. 69.78%
{18, 196sf)
Driveways 1.653 sf. 9.08% Driveway 1.279sf  7.02%
Common Common
Outdoor Area 2,543 sf. 13.98% Qutdoor Area  4.220sf.  23.20%
{Common Patio, (Common Patio,
Walks/Planters) Walks/Planters)
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1288 Coast Village Road

Montecito, CA 93108

APN. #009-230-43 Zone C-1/R-2
(Planning Commission DART #1)

Revisions responding to the previous Planning Commissions “concept’ comments:

A.) What we had asked the Commission to give direction on:

e & & o5 o 8 8

Land use and site design.

Project relationship to the residential zone to the north.

Parking design.

Mass, bulk, and scale of the development.

Setbacks and modification requests.

Solar access setback regulations versus building height setback reguiations.
Neighborhood compatibility.

B.) Commissioner comments from the February 16, 20086 hearing:

e

e & & 2

.

Woutd like the applicant to study the possibility of placing as many cars underground as possible, thus
opening up more ground space for a significant plaza at the corner.

Generally supportive of the setback modifications.

Supportive of the solar access setback versus the building height setback reguiations.

Would like to see the height of the building be as efficient (squeezed) as possible.

Would like to protect the ficus trees adjacent to the Northerly residential property, and have a back
up pian if they fait. Same for the cypress along the Westerly property line but not as important.
Supportive of the architectural style, pedestrian feel and site planning approach as a gateway to Coast
Village Rd.

Be sensitive to the transition from commercial to the northerly residential neighborhood.

Break up the massing on the west elevation.

Generaily supportive of the project as a halance to the Montecito inn and transition to residential,
Supportive of the site layout by protecting the private outdoor spaces by putting them on the interior
courtyard, and stepping the building elevation at the corner.

Appreciated our efforts to include the neighbors. “To paraphrase a neighbor quote” after reviewing
the concept 3D simulations. If these are accurate | can live with the amount of mountain view
remaining.

Need to hear more about the impacts of construction on business and the neighborhood,

C.) Our responses to the commission & neighbors “concept’ comments and direction:

The “underground” parking was studied at length. Providing all parking underground was not
possible. However, we were able to eliminate the twa entry vehicular access off Olive Mill Rd., shift
a number of cars to the basement, reduce the public’s view into the upper parking, add more
fandscape on Olive Mill and Coast Village Rd., and create a larger pedestrian plaza at the corner and
along the full length of Coast Village Rd.

We have moved the Coast Village Rd. elevation ten feet plus further back from the property line,
eliminating that modification request. The pedestrian plaza was expanded, as requested,

We have made adjustments to the Olive Mil elevation so that the modification request is for the stairs
only,

We have redesigned unit #8 “adjacent to the north residential property” to exceed the R-3 setbacks.
Itis now setback a fuli ten feet for the entire first and second floors, and the third floor now sets back
the full commercial to residential zone rule of half the building height.
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1298 Coast Village Road

Montecito, CA 93108

AP.N. #009-230-43 Zone: C-1/ R-2
(Planning Commission DART #1)

C.} Cont.

. We have increased the setbacks of the West elevation adjacent to the C-2 Zone (currently
commercial parking} to fully comply or exceed the R-3 Zone sethacks.

. We broke up the massing of the west elevation as requested. We also increased the setback
adjacent to the Monterey style building in response to that neighbors request.

. Building heights (sec. 28.04.120): The highest ridge of our concept drawings were 35'-6". Qur
current plan is 35'-1"to 35'-6" and is consistent with the Locai Coastal Plan and Zoning Ordinance.
In addition this project is lower than the lowest example described in the Mahan 3-story study of
2005 Finally, we propose to reduce the tower three feet to a maximum height of 39'-8",

. The Current C-1 Zoning Ordinance allows for three stories with a maximum of 45' in height; we are
well below that. Additionally the re-zoning of the North portion of this parcel from R-2 to C-1 is
supported by staff and had received a unanimous planning commission vote tc initiate in April of
2005".

. The Current General Plan for Coast Village Rd. designates this area for commercial uses and it
anticipates it expanding. In addition to commercial development it also anticipates further residential
development; both of which we propose o provide.

. The Current Land Use Policy for Coast Village Rd. designates this area as Component # 7 of the
L.UP.. The document references several categories and then comments on them. ltem#7.3 Maior
Coastal Issues. There are nc major coastal issues within this area. Item # 7.5 Constraints on
Development. Presently, there are no constraints upon development within this component area.

. Our transition to the northerly 7-R-1 residential neighborhood we feel is sensitive. The 7-R-4 zone is

for single family with a 25'-0" height potential and a 5'-0" setback. Our height adjacent to the neighbor
is 29'-8".

In addition, to complying with the solar ordinance, our proposed buildings will step away from the
property line from between 10" and 32'+ and are broken to appear as two buildings separated by
a 28" wide by 64' deep courtyard.

This project would preserve the existing Ficus trees and keep the existing retaining wall so as not to risk
staff's concern for disturbing the trees . In addition, the building itself would shield street noise affecting the
neighbor's property. Finaily, this re-design would place residential storage spaces opposite the neighbors’
outdoor living area, further protecting him from potential sound spill.

. Qurarborist study shows an exceedingly good chance of survival for the Ficus. We also have added
an additional foot of planter beyond his recommendation,

. Three of the [talian cypress on our property closest to Coast Village Road adjacent to the westerly
commercial Monterey building will be saved,

. This project would place more cars underground and would create a larger plaza at the corner and
along the entire Coast Village Road frontage than previously proposed. “This eliminates the
previous ten fooi setback modification request”.
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1298 Coast Village Road

Montecito, CA 93108

AP.N. # 009-230-43 Zone: C-1/R-2
{Planning Commission DAR #1)

. We have reduced the 2™ fioor footprint facing Olive Mill Rd. thus fimiting that modification request
to the emergency exit stairs only.

. We have maintained the north modification request to comply with the R-3 and solar setbacks
versus the 10" or half the buiiding height, whichever is greater rule. Staff has indicated suppott for
these throughout the PRT and DART process. And it was our understanding that the PC were
generally supportive at the concept hearing. However, we have made further adjustments as
previously described in this fetter.

Project Goals Remain the Same:

1. Better utilization of the property at 1298 Coast Village Road.

2, Fill a need for more retail/commercial space along Coast Village Road.

3. Fill a need for more residential in the form of a mixed use bufiding

4 Design a building that is respectful of being a gateway entry to Coast Village Road.

5. The design should be in character with the best examples in the neighborhood.

8. The design should enhance the street scape

7. The residential private outdoor spaces shouid be protected from street noise and have views of the
mountains.

8 The net result at the end of the project shouid reinvigorate the corner, be a positive for the Cwner,
community at farge and the neighbors of Coast Village Road.

Sincerely,

Lenvik Wchitects

Jeff A. Gorrell, A
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