City of Santa Barbara
California

PLANNING COMMISSION

STAFF REPORT
REPORT DATE: November 6, 2014
AGENDA DATE: November 13, 2014
PROJECT ADDRESS: 920 Summit Road (MST2005-00831)
Montecito Country Club
TO: Planning Commission
FROM: Planning Division, (805) 564-5470, extension 4552
Renee Brooke, AICP, Senior Planner LR
Allison De Busk, Project Planner A0
SUBJECT: SUBSTANTIAL CONFORMANCE DETERMINATION (SCD)
DISCUSSION FOR PROPOSED CHANGES TO THE APPROVED
MONTECITO COUNTRY CLUB PROJECT
L PURPOSE OF DISCUSSION ITEM
The purpose of this discussion item is to receive Planning Commission comments on proposed
changes to the Montecito Country Club project. The Community Development Director will
make the final determination as to whether or not the proposed changes are in substantial
conformance with the approved project, taking into consideration comments received from
staff, the Planning Commission and the Historic Landmarks Commission and Architectural
Board of Review. The Planning Commission will not take a formal action on this item.
IL PROJECT DESCRIPTION

The overall project consists of various changes to the golf course, buildings and improvements
associated with the Montecito Country Club. The following is a summary of the project
description as originally approved by the Planning Commission, followed by the current
request for additional changes. Previous project revisions approved through substantial
conformance determinations (SCDs) are identified in Exhibits C and D.

PLANNING COMMISSION APPROVED PROJECT (2009)

The project was approved by the Planning Commission on September 10, 2009 (refer to
Exhibit E — Resolution). The project generally included the following components:

e A redesign of the existing golf course, including grading, removal of trees and a habitat
restoration and revegetation plan;

e Improvements to the exterior and perimeter of the existing Clubhouse;

¢ Demolition of the existing maintenance buildings, cart barn, tennis pro shop, flammable
materials building and tennis courts;

III. A
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¢ Construction of a new maintenance building, new golf pro shop, new tennis pro shop, new
cart barn and new tennis courts; and

e Construction of a new 400 square-foot residential unit located above the proposed
maintenance building, to be occupied by a Club employee.

CURRENT SCD REQUEST

On September 3, 2014, the Applicant submitted a request for the following changes to the
approved Project:

e Construction of a new 1,090 square-foot one-story employee lounge building located in the
existing service yard adjacent to the Clubhouse (immediately east of Clubhouse).

e Changes to the pool area including relocating the lap pool to the east and dividing it into
two lap pools, replacing the splash pool with a kids “spray ground,” adding an entry
pavilion (215 square feet of roofed area, unenclosed), and eliminating the sand volleyball
and bocce ball courts.

e Changes to the pool equipment building (adding 35 square feet).

e Enlargement of the new eastern (upper) maintenance building resulting in a 3,475 square-
foot structure.

e Minor addition to the chemical storage building (adding 14 square feet).

e Slight alterations to the parking lot, but no changes to the number of stalls provided. A golf
cart tunnel has been added under the entrance drive to reduce car/cart conflicts.

Refer to the Applicant Letter (Exhibit A) and updated plans (Exhibit B) for a complete
description / representation of the above-listed project changes. Refer to Exhibit C for a more
complete comparison of the current request to both the 2009-approved project and previous
revisions approved through SCD requests. Refer to Table 1 in the Discussion Section of this
report for a comparison of key project data.

Overall, the requested revisions would result in a project with 3,283 square feet less than the
originally approved (2009) project, and a net decrease of 1,331 square feet compared to
existing development. No changes are proposed to membership levels or parking count.

REQUIRED APPLICATIONS

The applicant is requesting a Substantial Conformance Determination (SCD) by the
Community Development Director on the proposed changes to the approved project. An SCD
is an administrative action and staff solicits input from other City departments, boards and
commissions, and/or public groups, depending on the nature of the proposed changes. This
input is then provided to the Community Development Director to aid in his decision on the
request.

The discretionary applications originally approved for the project, and a summary of how each
may be affected by the current request, are provided below:

1. A Moadification to allow fencing to exceed 3'% feet in height along the front lot lines
(SBMC §28.92.110.A.3). — No change.
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2. A Coastal Development Permit (CDP2008-00021) for the portion of the project (grading
and vegetation removal) that is within the Appealable and Non-Appealable Jurisdiction of
the City’s Coastal Zone (SBMC §28.44.060). — No change to request, although some
details of the request would change.

3. A Development Plan to allow the construction of 7,771 square feet of nonresidential
development on APN 009-091-020 (vacant property) (SBMC §28.87.300). — Change to
amount of square footage (from 7,771 to 3,475).

4. A Conditional Use Permit Amendment to permit the proposed changes to the site plan for
the Montecito Country Club (SBMC Chapter 28.94). — No change to request, although
some details of the site plan have been revised.

DISCUSSION

The proposed project changes would not significantly affect any of the Planning Commission’s
discretionary actions on the Project, as noted above (refer to Exhibit D — Planning Commission
Resolution), or conflict with staff’s original analysis of the Project. A Mitigated Negative
Declaration was prepared for the original Project and the conclusions of the environmental
review would remain the same for the proposed project. The project would continue to be
consistent with the Zoning Ordinance, with the granted Modification for fence height.

The two issues that were most discussed through the project’s initial review were
emergency/pedestrian access/egress and the Habitat Restoration and Revegetation Plan. These
two aspects of the project are not proposed to be changed.

TABLE 1
PROJECT COMPARISONS
Existing 2009 PC SCD Current
Approval Approvals Proposal

Overall Square 64,504 sf 65,824 sf 59,029 sf 62,941 sf
Footage
Number of 0 1 0 0
Residential Units
Parking 335 400 400 400
Tree Removal N/A 363 252 252
Tree Relocation N/A 85 43 43
New Trees N/A 493 725 725

A. HISTORIC RESOURCES

The proposed changes to the project have the potential to affect the setting of the
Clubhouse, which is eligible for listing as a City Structure of Merit. An Addendum to the
Historic Structures/Sites Report was prepared by Post-Hazeltine Associates to analyze the
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proposed changes to the project, most notably the new employee lounge building. The
Report concluded that the changes would result in less than significant impacts to historic
resources. This Report was accepted by the HLC on October 22, 2014,

. MEASURE E

This project was originally approved under the City’s prior “Measure E” non-residential
square footage program. On the main Clubhouse parcel, the proposed demolition of the
existing cart barn (12,510 square feet) results in significantly more square footage available
to the parcel than that proposed to be added (6,701 square feet), even with the new
employee lounge building. The amount of new square footage originally approved through
the Development Plan (for the new maintenance building) would be reduced from 7,771
square feet to 3,475 square feet, so it would remain consistent with the Development Plan
approval that was granted in 2009.

. CONDITIONAL USE PERMIT

The applicant is not proposing any changes to membership levels, parking or general
operational aspects of the Montecito Country Club. Staff initially had concerns that by
moving the employee lounge area out of the Clubhouse and in to its own building,
additional space within the Clubhouse could be used to increase Club operations. However,
in reviewing the existing and proposed floor plans, the interior square footage gained is
minimal and does not create significant new activity space within the Clubhouse.

. DESIGN REVIEW

Because the proposed changes result in architectural changes to the project, staff requested
input from the design review boards prior to making a decision on the SCD request. This
project requires review by both the Architectural Board of Review (ABR) and Historic
Landmarks Commission (HLC) because the HLC has purview over the historic Clubhouse
building and the area surrounding the Clubhouse (which could impact the Clubhouse’s
setting), and the ABR has jurisdiction over the remainder of the site (golf course,
maintenance buildings, etc.).

The project was presented to the ABR for an in-progress review on September 29, 2014.
Although the ABR was comfortable with the size of the maintenance building, they had
concerns with the site plan, architecture, materials and landscaping.

The ABR reviewed revised plans for the maintenance building on October 27, 2014
(Minutes from this meeting are not yet available). The ABR found that the proposed
changes were in substantial conformance with the original approval and provided additional
direction on design and landscape details.

The project was presented to the HLC for a review of changes that are within their purview
on October 22, 2014 (Minutes from this meeting are not yet available). Overall, the HLC
found the proposed changes to be in substantial conformance with the original approval.
However, they had some minor design comments on the new employee lounge building,
and significant comments on the design of the Entry Arch/Pavilion.
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V. RECOMMENDATION
Staff recommends that the Planning Commission receive a presentation on the proposed
changes to the approved project located at 920 Summit Road and provide input on the request
for a Substantial Conformance Determination.
After receiving comments from staff, ABR, HLC and the Planning Commission, the
Community Development Director will make a determination about whether the revised project
is in substantial conformance with the approved project. If the project is in substantial
conformance, the applicant may proceed to the ABR and HLC for final design approvals and,
ultimately, building permits. If the revised project is not found in substantial conformance, the
applicant would have the option to further revise the project to resolve outstanding issues or
proceed with the project as approved.

Exhibits:

A. Applicant's letter dated September 3, 2014

B. Plans received October 31, 2014 (provided under separate cover)

C. Square Footage Comparison Table

D. Additional Background (Prior SCDs)

E. Planning Commission Resolution No. 035-09

References (available upon request):

Planning Commission Staff Report dated June 4, 2009 (available on City website)

Planning Commission Staff Report dated September 3, 2009 (available on City website)

Planning Commission Minutes — September 10, 2009 (available on City website)

Mitigated Negative Declaration dated August 27, 2009 (available on City website)

Historic Structures Report prepared by Post-Hazeltine Associates and dated October 14, 2008
(available on City website as an Exhibit to the Mitigated Negative Declaration)

Historic Structures/Sites Report Addendum prepared by Post-Hazeltine Associates and dated October
14,2014.
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630 Garden Street CI?’T_NNING DIVISION

Santa Barbara, CA 23101

RE: Project Description Letter for Substantial Conformify
Montecito Country Club; MST#2005-00831

Dear Allison:

The Montecito Country Club is requesting a substantial conformity determination based
on the accompanying plans and project description. These proposed changes have
come about as the project design has evolved and after extended discussions with the
operator. These proposed changes primarily revolve around the clubhouse, but also
include the Upper Maintenance Yard and revisions to the parking lot design. However
the changes do not impact the golf course or habitat restoration that was previously
reviewed and approved. There are also no changes to membership levels or parking
figures.

Revised plans and an update historic report have been submitted with this letter, and
the following describes the revisions in more detail.

Golf Course

No changes are proposed to the course, restoration or comfort stations.

Main Clubhouse

No changes. However, a structure will be located nearby as described below.

Employee Lounge

Due to changes within the clubhouse to accommodate restoring the historic entry, a
need has evolved for employee space, specifically for a break room, lockers and
showers. The applicants propose to address this requirement with a 1,090 SF one-story
stucco flat roofed building that will be located in the existing service yard adjacent to
the clubhouse. The project historians have reviewed the building and conclude it will
not have a significant impact on the clubhouse due to its compatible architecture,
location and screening.

1625 STATE STREET, SANTA BARBARA, CALIFORNIA 93101
TEL: 805 966-2758 o FAX: 805 966-2759 o www.sepps.com

EXHIBIT A
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Tennis Courts

No changes.

Cart Storage Building

No changes.

Pools

The proposed revisions include changes to the locations of some of the water features.
The previously approved lap pool has been divided into two pieces and moved
easterly so as to provide some privacy for the member lawn during events. However,
the total square footage of the pools is substantially the same.

East Pool Entry

A small 215 SF (net) entry arch is proposed to give a sense of arrival to guests arriving to
the pool area from the east. The pavilion is not enclosed and no formal function is
proposed other than to announce entry to the clubhouse. The previously proposed
volleyball courts have been deleted to accommodate the lap pools, stairs and entry.
Pool Restroom

Minor facade changes as shown in elevations.

Snack Bar

Minor fagcade changes as shown in elevations.

Pool Equipment and Storage

The previously approved pool building will be slightly enlarged from 555 to 590 square
feet but retains a similar use.

Hardscape

There are changes to the proposed flatwork to accommodate the revised pool layouts
and entry.

Maintenance Yard

Based upon a request from the club operator for additional space, the applicants are
proposing to enclose some of the square footage that was previously proposed and to
add additional square footage to the Upper Maintenance building bringing the total to
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3,475 SF. The proposed cumulative maintenance area (7,686 SF between the existing
and proposed maintenance areas) is very similar to what was originally approved for
the project in 2009 (7,711 SF). A 96 SF chemical storage structure is also proposed,
slightly larger than the previously approved 82 SF structure.

There are no proposed changes to the Lower Maintenance Yard.

Parking Lot

The configuration of the parking lot has been slightly altered as shown in the plans.
However, the number of proposed spaces remains the same. A cart funnel is
proposed under the entry drive. A golf cart tunnel has been added under a portion of
the parking lot to decrease vehicle/golfer interaction on the entrance driveway.

Landscaping

The landscaping will be very similar fo what was previously reviewed and approved,
accounting for changes in hardscape and structures. There is no change to free
removal.

Professional Reports

Post Hazeltine & Associates has reviewed the proposed changes to the project and will
issue a Historic Structures/Site Report addendum for review by HLC. The project will
incorporate their recommendations.

Design Review

The revised project will be submitted for review by the ABR and HLC for their respective
areas of interest (golf course landscape plan for the ABR and clubhouse and
immediate surroundings for the HLC). The historic resources report will be submitted to
the City Historian for review prior to the project being reviewed at HLC.

Statistics and Disposition

The following chart provides a summary of the approved project versus the proposed
project size and disposition of structures at MCC:
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Structure Existing PC PC Previous | Proposed Proposed
Approved | Approved | Approval SCD Disposition
Disposition compared to
previous
SCD
Clubhouse 44,960 44,960 Retain 44,960 44,960 No Change
Tennis 618 0 Retain 618 618 No Change
Support
Pool Support 1,213 1,213 Retain 1,000 1,000 No Change
Maintenance 4211 0 Retain 4,211 4,211 No Change
West
Maintenance 0 7,771 New 702 3,475 Revised
East
Cart Storage 12,510 9,407 New 5,746 5,746 No Change
Comfort 380 380 Remodel 395 395 No Change
Station #1
Comfort 380 380 Remodel 395 395 No Change
Station #2
Chemical 232 0 Demolish 82 96 Revised
Storage
Tennis Pro 0 580 New 0 0 No Change
Shop
Golf Pro Shop 0 1,133 New 0 0 No Change
Pool 0 0 N/A 555 590 Revised
Equipment
Snack Shack 0 0 N/A 365 365 No Change
Staff 0 0 N/A 0 1,090 New
Breakroom
Entry Arch 0 0 N/A 0 215 SF New
unenclosed
Not counted
Totals 64,272 66,224 59,029 62,941

The proposed revised project will still be several thousand square feet smaller than what
was originally approved by the Pianning Commission and less than the existing square

footage on the property.

Measure E

The project will not be in conflict with the Measure E at the clubhouse as there was
excess square footage available due to previously approved demolition. The
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maintenance building is located on an undeveloped lot (except a comfort station). A
revised Measure E analysis is included with the application.

Supplementary Materials

The following materials have been provided with this request:

Architectural Plans by MAI

Overall Concept Landscape Plans (LC-1/LC-2) from Pinnacle Design

Updated Historic Resources Report by Post Hazeliine & Associates!
Measure E update

On behalf of the applicant and project team, we thank you for your consideration of
this request. If you have any questions, please call 966-2758 x11.

Sincerely,
SUZANNE ELLEDGE
PLANNING & PERMITTING SERVICES

SUON Lo (A

Steve Welton, AICP
Senior Planner

Cc: Bill Medel, Ty Warner Hotels and Resorts, LLC

' This is currently being prepared by Post Hazeltine and will be provided to City Staff and the HLC as soon as it is
available. However, a preliminary assessment by Post Hazeltine found the proposed revisions to be in conformance
with the Secretary of the Interior Standards.
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Exhibit B: The project plans for 920 Summit Road have been distributed
separately.

A copy of the plans are available for viewing at the Planning and Zoning Counter,
630 Garden Street, Santa Barbara, CA between the hours of 8:30 A.M and
4:30 P.M. Monday through Thursday, and every other Friday. Please check the
City Calendar at www.SantaBarbaraCA.gov to verify closure dates.

Exhibit B
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MONTECITO COUNTRY CLUB - ADDITIONAL BACKGROUND
(PRIOR SUBSTANTIAL CONFORMANCE DETERMINATIONS)

SCD #1

On March 4, 2010, the Community Development Director approved an SCD that consisted of the
following changes to the project:

o The new tennis court layout was revised to better follow existing grade.

e The tennis and golf pro shops were combined to fit within a single roof and be located
above the cart barn. The golf cart staging area was relocated to the south side of the cart
barn/golf pro shop.

e Various architectural changes (windows, trellises, entries, lighting, landscape walls, etc.)
to the main Clubhouse building and its perimeter.

o The pool deck was expanded slightly to the west, a kid’s wading pool was added to the
east end of the pool, the configuration of the cabanas was changed slightly, paths and
hardscape around the pool area changed, and windows were added to the pool building.

e The revised entry driveway was eliminated and the overflow parking area was
reconfigured.

o The configuration of the new maintenance building was changed, and the square footage
was reduced by approximately 131 square feet.

¢ Two additional non-native trees were proposed to be removed and two additional trees
were proposed to be relocated. Seventy one additional trees were proposed to be planted.

SCD #2

On January 27, 2014, the Community Development Director approved an SCD that consisted of
the following changes to the project:

e Changes to the golf course design that include retention of the existing event lawn,
relocation of one of the existing comfort stations and removal of a total of 252 trees
(compared to 361 trees with the original approval). The habitat restoration and
revegetation plan was not changed.

e Revisions to the exterior and perimeter of the existing Clubhouse, including changes to
the pool and pool support building (reduced from 1,250 square feet to 1,000 square feet),
a new bocce ball court, a new sand volleyball court, and a new putting green.

EXHIBIT D



e Minor changes to the existing parking lots, still resulting in 400 total parking spaces.

o Retention of the existing maintenance buildings, tennis courts and tennis pro shop. The
previously proposed new maintenance building with caretakers unit, new tennis courts
and new tennis and golf pro shops would not be constructed (see also bullet item below).

o Construction of 784 square feet of storage and maintenance/office buildings, a 5,746
square-foot cart barn (reduced from the approved size of 9,407 square feet), a 555 square-
foot pool equipment building and a 365 square-foot snack shack. Addition of 15 square
feet to each of the two comfort stations.

These revisions resulted in reduction of approximately 7,200 square feet of new buildings
compared to the 2009 approved project. These changes were reviewed by the Planning
Commission at a lunch meeting on January 23, 2014 as a Level 3 SCD discussion, primarily for
purposes of discussing the loss of the residential (caretakers) unit.
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CITY OF SANTA BARBARA PLANNING COMMISSION

RESOLUTION NO. 035-09
920 SUMMIT ROAD
CONDITIONAL USE PERMIT AMENDMENT, DEVELOPMENT PLAN,
COASTAL DEVELOPMENT PERMIT AND FENCE HEIGHT MODIFICATION
SEPTEMBER 10, 2009

APPLICATION OF STEVE WELTON, SUZANNE ELLEDGE PLANNING AND
PERMITTING SERVICES FOR MONTECITO COUNTRY CLUB, 920 SUMMIT ROAD, APN
009-091-014, 009-091-020, 009-151-006, 009-151-007, 015-211-009, 015-211-010, 015-280-014,
015-300-001, 015-300-002, 015-300-003, A-2/S-D-3 AND E-2 ZONES, GENERAL PLAN
DESIGNATION: OPEN SPACE AND RESIDENTIAL — TWO UNITS PER ACRE (MST2005-
00831)

The project consists of changes to the existing site plan of the Montecito Country Club and Golf
Course. The project site is comprised of ten parcels totaling 114.35 acres, and is situated at the
northwest corner of Old Coast Highway and Hot Springs Road. The project includes a redesign of the
existing golf course, including grading, removal of trees, and a habitat restoration and revegetation
plan; improvements to the exterior and perimeter of the existing clubhouse; demolition of the existing
maintenance buildings, cart barn, tennis pro shop and flammable materials building; and construction
of a new maintenance building, new golf pro shop, new tennis pro shop, new tennis courts and new
cart barn. The project also includes construction of a new 400 square foot residential unit located
above the proposed maintenance building, to be occupied by a Club employee. Net new non-
residential square footage resulting from the project is approximately 1,320 square feet. The project’s
grading would involve approximately 106,000 cubic yards of cut and 86,000 cubic yards of fill. It is
anticipated that grading associated with the project will be balanced on site. The project involves
removal of 361 trees and other landscaping, including all golf course turf.

The project does not propose any substantial changes to existing operational parameters as outlined in
the Club’s existing Conditional Use Permit (CUP). Membership is limited to 680 members. The Club
is used by members for golf, tennis and dining on a year-round basis. The Club is open 7 days a week
from 7:00 am to 9:30 pm (closed Christmas and New Year’s Day). The Club also includes meeting
rooms, lounges, locker rooms and a golf shop, and on site functions include dinners, dances, parties,
meeting and tournaments for member and guests. Additionally, the Clubhouse dining room and
meeting rooms are occasionally rented to outside groups for special events such as weddings, parties,
banquets and meetings. These events typically occur in the afternoon or evening hours.

The discretionary applications required for this project are:

1. A Modification to allow fencing to exceed 3-%: feet in height along the front lot lines (SBMC
§28.92.110.A.3);

2. A Coastal Development Permit (CDP2008-00021) for the portion of the project (grading and
vegetation removal) that is within the Appealable and Non-Appealable Jurisdiction of the
City’s Coastal Zone (SBMC §28.44.060);,

EXHIBIT E
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3. A Development Plan to allow the construction of 7,771 square feet of nonresidential
development on APN 009-091-020 (SBMC §28.87.300); and

4. A Conditional Use Permit Amendment to permit the proposed changes to the site plan for the

Montecito Country Club (SBMC 28.94).

The Planning Commission will consider approval of the Mitigated Negative Declaration prepared for
the project pursuant to the California Environmental Quality Act Guidelines Section 15074.

WHEREAS, the Planning Commission has held the required public hearing on the above
application, and the Applicant was present.

WHEREAS, 15 people appeared to speak in favor of the application, and 1 person appeared to
speak with a concern thereto, and the following exhibits were presented for the record:

1. Staff Report with Attachments, June 4, 2009, and September 3, 2009

2. Site Plans
3. Correspondence received in support of the project:
a. David Baum, via email
b. David Alpert, via email
c. Stephen Stonefield, via email
d. Martin Tucker, via email
4, Correspondence received with concerns about the project:
a. Eric Spivey, via email

b. Richard C. Banks, via email
c. Paula Westbury, Santa Barbara, CA
NOW, THEREFORE BE IT RESOLVED that the City Planning Commission:
L Approved the subject application making the following findings and determinations:
A. Final Mitigated Negative Declaration Adoption

1. The Planning Commission has considered the proposed Final Mitigated
Negative Declaration, dated August 27, 2009 for the 920 Summit Road Project
(MST2005-00831), and comments received during the public review process
prior to making a recommendation on the project.

2. The Final Mitigated Negative Declaration has been prepared in compliance with
California Environmental Quality Act requirements, and constitutes adequate
environmental analysis of the project.

3. In the Planning Commission’s independent judgment and analysis based on the
whole record (including the initial study and comments received), there is no
substantial evidence that the Project will have a significant effect on the
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environment. The Final Mitigated Negative Declaration, dated August 27, 2009,
is hereby adopted.

Mitigation measures identified in the Mitigated Negative Declaration that would
avoid or reduce all potentially significant impacts to less than significant levels
have been included in the project or made a condition of approval. Additional
mitigation measures to minimize adverse but less than significant environmental
effects have also been included as conditions of approval.

A Mitigation Monitoring and Reporting Program prepared in compliance with
the requirements of Public Resources Code § 21081.6, is included in the Final
Mitigated Negative Declaration for the Project and is hereby adopted.

The location and custodian of 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, CA 93101.

The California Department of Fish and Game (DFG) is a Trustee Agency with
oversight over fish and wildlife resources of the State. The DFG collects a fee
from project proponents of all projects potentially affecting fish and wildlife, to
defray the cost of managing and protecting resources. The project is subject to
the DFG fee, and a condition of approval has been included, which requires the
applicant to pay the fee within five days of project approval.

Fence Height Modification (SBMC §28.92.110.A.3)

A modification of the fence height regulations is necessary for the use of the site as a
golf course, as it improves public safety by deflecting errant golf balls. The proposed
six-foot tall chain link fence is consistent with the purposes and intent of the Zoning
ordinance, as it does not pose a safety impact to pedestrians, bicyclists or vehicles due
to its location and transparency.

Conditional Use Permit Amendment (SBMC §28.94.020)

1.

The use of the project site as a country club and associated uses, including but
not limited to a golf course, tennis courts, maintenance facilities, and manager’s
units, is deemed desirable to the public convenience and is in harmony with the
various elements or objectives of the Comprehensive General Plan because the
General Plan Parks and Recreation Element recognizes the Montecito Country
Club’s contribution to the City’s recreational opportunities and the Open Space
Element emphasizes preservation of the Club as a significant open space and a
gateway to the City from the south. The proposed project would upgrade the
Country Club’s existing facilities, thereby increasing the likelihood that the Club
can continue to provide recreational opportunities and provide an attractive open
space and gateway to the City.

The uses associated with the Montecito Country Club will not be materially
detrimental to the public peace, health, safety comfort or general welfare, and
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will not materially affect property values in the Eucalyptus hill neighborhood
because the activities permitted and hours of operation of the Country Club
would not change as a part of this project. The proposed parking lot changes
will move parking areas farther away from adjacent residential uses, and
proposed lighting would be low-level and shielded. No golf course or tennis
court lighting is proposed.

The total area of the site and the setbacks of all facilities from property and
street lines are of sufficient magnitude in view of the character of the land and of
the proposed development that significant detrimental impact on surrounding
properties is avoided. The project provides at least the minimum requisite
double setbacks for non-residential uses in a residential zone.

Adequate access and off-street parking including parking for guests is provided
in a manner and amount so that the demands of the development for such
facilities are adequately met without altering the character of the public streets in
the area at any time. The project would provide adequate permanent parking
(400 spaces) for its maximum 680 members, and sufficient overflow parking is
included on-site for special events.

The appearance of the developed site in terms of the arrangement, height, scale
and architectural style of the buildings, location of parking areas, landscaping
and other features is compatible with the character of the area. The proposed
changes to the Clubhouse are in keeping with the historic character of the
facility, and proposed new structures and alterations to existing features are
compatible with the historic character and use of the Montecito Country Club.
New structures would be adequately screened from adjacent development, and
the golf course provides appropriate open space as the setting for the site.

Compliance with any additional specific requirements for a conditional use
permit. The following are the special findings for an outdoor tennis club, which
is a part of the project:

a. The total area of the site and the setbacks of all facilities from property
and street lines are of sufficient magnitude in view of the character of the
land and of the proposed development that significant detrimental impact
on surrounding properties is avoided. All setbacks provided would meet
or significantly exceed the required double setback requirement for non-
residential uses in the A-2 zone.

b. The prescribed hours and days of operation of the various facilities of the
club are such that the character of the area is not altered or disturbed
because hours of operation would not change as a part of the proposed
CUP amendment.

c. The design and operation of outdoor lighting equipment will not be a
nuisance to the use of property in the area because lighting changes
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would be limited to low intensity fixtures located on the Clubhouse and
in parking areas, and no golf course or tennis court lighting is proposed.

d. See 4 above.
e. See 5 above.

The Planning Commission has imposed additional conditions and restrictions
upon the proposed use to ensure that the project remains consistent with the
Zoning Ordinance and Comprehensive General Plan.

Development Plan (SBMC §28.87.300)

1.

The proposed development complies with all provisions of the Zoning
Ordinance, upon approval of the fence height modification, because the project
complies with the minimum required setbacks for non-residential development
in the A-2 Zone, and a Conditional Use Permit Amendment would be granted
for the proposed changes to the site plan of the Country Club.

The proposed development is consistent with the principles of sound community
planning since the City’s General Plan recognizes the Montecito Country Club’s
contribution to the City’s recreational opportunities and open space, and as a
gateway to the City from the south. The proposed project would update and
upgrade the Country Clubs existing facilities, thereby increasing the likelihood
that the Country Club can continue to provide recreational opportunities and to
provide an attractive open space area as the gateway to the City.

The proposed development will not have a significant adverse impact upon the
neighborhood's aesthetics/character in that the size, bulk or scale of the
development will be compatible with the neighborhood, and alterations to the
sitte. would be minimally noticeable from Highway 101 following initial
construction.

The proposed development will not have a significant unmitigated adverse
impact upon City and South Coast affordable housing stock because it would not
increase employment, nor would it eliminate existing housing units.
Additionally, the project includes one studio unit intended for use by a Club
employee.

The proposed development will not have a significant unmitigated adverse
impact on the City's water resources as the improvements are anticipated to
reduce overall water use on the site.

The proposed development will not have a significant unmitigated adverse
impact on the City's traffic because proposed improvements would not increase
the Club’s maximum membership capacity, nor would it increase the number of
employees required to serve the facility. Therefore, the project is not expected
to generate additional peak hour trips.

Adjacent infrastructure is in place to serve the project site, and temporary
construction at the new Hot Springs roundabout is anticipated to be in place at
the time of project re-occupancy.
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E. Coastal Development Permit (SBMC §28.45.009)

1. The project is consistent with the policies of the California Coastal Act.
The project is consistent with the policies of the California Coastal Act because
it provides public access through the site, maintains the site in a private
recreational use, provides one new housing unit consistent with applicable
standards, enhances and restores marine resources and the biological
productivity of wetlands, and maintains existing scenic views. These issues are
described more fully in the staff report and in the Final Mitigated Negative
Declaration prepared for the project.

2. 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.
The proposed project is consistent with all applicable Local Coastal Plan
policies of the Coastal Land Use Plan as demonstrated in Section VILE of the
project’s staff report, and all applicable Zoning Ordinance regulations with the
requested modification, as shown in Section V of the staff report.

3. The project is consistent with the Chapter 3 (commencing with Section 30200)
Policies of the Coastal Act regarding public access and public recreation.
The project will not impact existing public recreation opportunities as it does
not involve any additional residents or workers in the area. Further, the project
provides recreation opportunities to members of the Club, which may reduce the
burden on nearby public recreational opportunities. The project includes a
pedestrian path that provides a more convenient connection between the nearby
residential areas and Hot Springs Road, and eventually, to Butterfly Beach.

II. Said approval is subject to the following conditions:

A. California Department of Fish and Game Fees Required. Pursuant to Section
21089(b) of the California Public Resources Code and Section 711.4 et. seq. of the
California Fish and Game Code, the approval of this permit/project shall not be
considered final unless the specified Department of Fish and Game fees are paid and
filed with the California Department of Fish and Game within five days of the project
approval. The fee required is $1,993.00 for projects with Negative Declarations.
Without the appropriate fee, the Notice of Determination cannot be filed and the project
approval is not operative, vested, or final. The fee shall be delivered to the Planning
Division immediately upon project approval in the form of a check payable to the
California Department of Fish and Game.

B. Design Review. The project is subject to the review and approval of the Architectural

Board of Review (ABR) for its area of jurisdiction and Historic Landmarks
Commission (HLC) for its area of jurisdiction. ABR/HLC shall not grant preliminary
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approval of the project until the following Planning Commission land use conditions
have been satisfied.

1.

Design Review Required. The final design scheme and planting palate for the
golf course and landscaping shall be reviewed by the historian of record and
submitted to the City’s Historic Landmarks Commission and/or Architectural
Board of Review, as appropriate, for their review and approval. (CR-4)

Preliminary Habitat Restoration and Revegetation Plan. The restoration
goals and approaches identified in the Preliminary Habitat Restoration and
Revegetation Plan prepared by Hunt & Associates, dated 25 February 2009,
shall be followed. This includes, but is not limited to, non-native vegetation
removal and control; and revegetation planting, monitoring, and performance
criteria. Invasive tree species shall be removed from the western, middle and
eastern drainages, as recommended. All trees proposed for planting within the
restoration area shall be native, locally-occurring species such as coast live oak,
western sycamore, white alder, arroyo willow, California walnut or black
cottonwood. (BIO-1)

Landscape Plan. A qualified biologist familiar with invasive, non-native plants
shall review the planting palettes for all areas, including landscaping around the
clubhouse, fairways, and other areas. Non-native plants that have a moderate to
high probability for spreading to unintended areas shall be replaced with non-
invasive species or native species. The biologist shall work closely with the
landscape architect to ensure that all landscaping avoids the use of invasive plant
species. The trees to be planted on the course shall focus on using native,
locally-occurring species that are well-adapted for the project area, such as
western sycamore and coast live oak. Planting area palettes within and around
the western, middle and eastern drainages, and the two water features (ponds)
shall consist of at least 90% native, locally-occurring species. Shoreline and
buffer vegetation surrounding the ponds shall be composed of plants that
provide food for herbivorous bird species, such as coots, duck, geese and other
migratory and resident species, in order to passively limit their use of fairways,
greens and other course features as foraging habitat. (BIO-2)

Trees.

a. QOak Tree Removal. All coast live oaks in excess of three inches in
diameter at basal height that are removed shall be mitigated at a 10:1
ratio by planting 5-gallon coast live oaks obtained from locally-collected
acorns and grown in a local native plant nursery. A minimum
survivorship ratio of 80% shall be achieved three years post-planting.

b. Oak Tree Relocation. Any coast live oak in excess of three inches in
diameter at basal height that is relocated and does not survive three years
post-planting shall be mitigated at a 10:1 ratio by planting 5-gallon coast
live oaks obtained from locally-collected acorns and grown in a local
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native plant nursery. For the 10:1 replacement oaks, a minimum
survivorship ratio of 80% shall be achieved three years post-planting.

C. Tree Relocation. The 83 existing trees identified for relocation in the
Tree Protection Plan prepared by Duke McPherson and dated February
16, 2009 shall be relocated on the project site and shall be fenced and
protected during construction.

d. Tree Protection Measures. The landscape plan and grading plan shall
include the following tree protection measures, intended to minimize
impacts on trees:

1)

2)

3)

4)

S)

6)

7

(BIO-9)

Landscaping Under Trees. Landscaping under the tree(s) shall be
compatible with the preservation of the tree(s).

Trees shall be adequately protected from damage inflicted by
machinery in root zones, canopies and on tree trunks. Well staked
protective fencing will be needed in most cases. Where activity is
not expected to be intensive, staked caution tape may be
appropriate. Provide signage that cautions personnel to keep
away from trees.

Access roads shall not run across Critical Root Zones. In
situations where this cannot be avoided, a 4” layer of tree chips is
to be laid down to insulate tree roots.

No equipment, soil, or debris of any kind shall be placed on tree
Critical Root Zones.

No trenching of any kind shall be permitted through Critical Root
Zones unless supervised by the project Arborist.

Clean-out pits for plaster and concrete are to be placed well away
from root zones.

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.

Sycamore Riparian Woodland. Where feasible, restoration areas shall be
enlarged to accommodate more landscape and habitat setback area. The upper
on-site watershed of the western drainage and the on-site reach of the eastern
drainage represent valuable opportunities to restore upland and riparian habitat.

(BIO-12)

Swimming Pool Area.

a. Materials. Finish materials for the remodeled swimming pool terrace
shall be referential to the nearby Clubhouse.
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10.

11.

b. Planting. The planting scheme for the swimming pool shall draw its
inspiration from the historic planting scheme of the Clubhouse.

c. Design Approval. The final design scheme for the swimming pool
terrace shall be reviewed by the historian of record and submitted to the
City’s Historic Landmarks Commission for their review and approval.

(CR-1)

Storage Bins. Relocate the storage bins from the south side of the proposed
maintenance building to a less prominent location on the east side of the
building. (CR-2)

Date Palms. Retain, either in place or moved to another location on the
property, the date palm trees located just northeast of the Clubhouse. (CR-3)

Sandstone Blocks. Re-use, on site, the sandstone blocks from the demolished
tennis court’s retaining wall. Plans for the re-use shall be identified on the
project plans reviewed by the Historic Landmarks Commission prior to any
design approvals. (CR-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.

Pedestrian Path. Study the full length of the pedestrian path (to Hot Springs
Road) in order to maximizeaesthetics and public safety.

Recorded Conditions Agreement. Prior to the issuance of any Public Works permit or
Building permit for the project on the Real Property, the Owner shall execute a written
instrument, 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.

Approved Development. The development of the Real Property approved by
the Planning Commission on September 10, 2009 is limited to changes to the
existing Montecito Country Club and Golf Course, including a redesign of the
golf course, changes to the Clubhouse building and perimeter, demolition of the
existing maintenance buildings, cart barn, tennis courts and tennis pro shop and
flammable materials building, and construction of a new maintenance building
with a second floor residential unit, new golf pro shop, new tennis pro shop, new
tennis courts and new cart barn, resulting in approximately 1,320 square feet of
net new building area and one new residential studio. Additional project details
are provided in the project description included in the staff report and Initial
Study, and on the Development Plans signed by the chairperson of the Planning
Commission on said date and on file at the City of Santa Barbara.
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Uninterrupted Water Flow. The Owner shall provide for the uninterrupted
flow of water onto the Real Property including, but not limited to, swales,
natural watercourses, conduits and any access road, as appropriate.

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

Landscape Plan Compliance. The Owner shall comply with the Landscape
Plan approved by the Architectural Board of Review (ABR) for its area of
jurisdiction and Historic Landmarks Commission (HLC) for its area of
jurisdiction. Such plan shall not be modified unless prior written approval is
obtained from the ABR/HLC. 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 City, the owner
is responsible for its immediate replacement. The following tree protection shall
be incorporated:

Tree Protection. The existing tree(s) shown to remain on the Landscape Plan
(Sheets L1 through L7) shall be preserved, protected, and maintained (in
accordance with the recommendations contained in the arborist’s report
prepared by Duke McPherson, dated March 19, 2009). During construction,
protection measures shall be provided, including but not limited to fencing of
the area surrounding the tree(s).) The following provisions shall apply to any
oak trees to remain on the property:

a. No irrigation systems shall be installed within three feet of the drip line
of any oak tree.

b. The use of herbicides or fertilizer shall be prohibited within the drip line
of any oak tree.

Parking. Due to potential parking impacts, on-site parking is limited to use by
owners, members, guests, residents and employees of the Montecito Country
Club, delivery and service persons associated with the operation of the Club and
attendees of special events occurring at the Club. Use of the Club’s designated
parking areas by other users shall not be permitted without prior written
approval by the Community Development Director.

Membership Limits. Membership levels greater than 680 members are not
permitted without further environmental and/or Planning Commission review
and approval. Prior to initiating an increase in membership beyond 680
members, the Owner shall submit a letter to the Community Development
Director detailing the proposal, and the Director shall determine the appropriate
review procedures and notify the Owner.

Bicycle Parking. Fourteen bicycle parking spaces shall be provided, including
ten covered spaces.
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Lighting. Exterior lighting, where provided, shall be of low intensity in order to
promote safety, but shall not impose on adjacent properties and uses. No
floodlights shall be allowed. No overhead fixtures shall be installed on the golf
course, tennis courts or parking areas without further environmental review and
review by the Planning Commission and Architectural Board of Review and/or
Historic Landmarks Commission. Lighting shall be directed toward the ground.

Long-Term Maintenance of Ponds. (BIO-6)

a.

Native Aquatic Species. No non-native aquatic species shall be placed
in the two permanent water features (ponds). Prior to construction of
these water features, a qualified biologist shall prepare a letter report
detailing native aquatic species that could be introduced and function as
biological control agents for mosquitoes and other noxious pests. The
course operations manager shall work closely with the biologist to
implement the plan and ensure that non-native, predatory species are not
introduced into these water features.

Pond Draining. If the two water features (ponds) are periodically
drained, a qualified biologist shall salvage native fish and other animals
inhabiting the features until they can be placed back into the restored
water feature. The biologist shall train course maintenance personnel so
that they can take over the salvage operation in the future.

Pond Water Quality. Water quality in the ponds shall be maintained
using “green” methods, such as aerators, in order to minimize or avoid
the use of chemicals. Pond water shall be recirculated to the western and
middle drainages to increase aeration and avoid the need for chemical
maintenance of water quality. The shorelines of the ponds shall be
planted with native wetland vegetation that will require little or no
maintenance, and the nearshore areas shall be designed so that invasive
aquatic vegetation, such as bulrushes and cattails do not overrun the
ponds and require chronic chemical and/or mechanical control.

Golf Course Maintenance. (BIO-7)

a.

Wildlife Encroachment Management. The golf course maintenance
manager shall develop a plan for managing wildlife encroachment issues,
to be submitted with the permit to the California Department of Fish and
Game (CDFG). A qualified biologist and the CDFG representative shall
review this plan as part of the permitting process. Control methods used
to reduce wildlife encroachment onto the course, if necessary, shall be
limited to methods that do not cause mortality, such as the use of trained
dogs to discourage birds from foraging in certain areas.

Integrated Pest Management. The golf course maintenance manager
shall prepare and implement a management plan for the three drainages,
two de-silting basins and two ponds. The plan shall incorporate the
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principles, methods, and approach of the City’s Integrated Pest
Management (IPM) Plan (as it is revised and updated from time to time)
in order to minimize the use of pesticides and herbicides for landscape
maintenance.

Wetland Restoration. The western pond and western and middle drainages
shall be constructed and maintained to restore, expand, and improve the
biological productivity of on-site coastal wetlands and improve the quality of
surface flows leaving the project area and entering Andree Clark Bird Refuge, as
compared to existing conditions. Temporary and permanent disturbance impacts
to on-site wetlands and net restoration benefits to these wetlands as a result of
implementing the project shall be at least that identified in Table 5 of the
Revised Biological Assessment prepared by Hunt and Associates and dated 25
February 2009. (BIO-11)

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 prepared in accordance with the Storm Water Management Plan
BMP Guidance Manual). Should any of the project’s surface or subsurface
drainage structures or storm water pollution control methods fail to capture,
infiltrate, and/or treat water, or result in increased erosion, the Owner shall 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 Permit is required to authorize such 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.

Employee training shall be provided on the implementation of Best Management
Practices (BMPs) in order to prevent or reduce the discharge of pollutants to
storm water from buildings and ground maintenance. The training shall include
using good housekeeping practices, preventive maintenance and spill prevention
and control at outdoor loading/ unloading areas in order to keep debris from
entering the storm water collection

The Owner shall provide an Operations and Maintenance Procedure Plan
(describing replacement schedules for pollution absorbing pillows, etc.) for the
operation and use of any mechanical storm drain surface pollutant interceptors.
The Plan shall be reviewed and approved by the Water Resources Specialist.
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13.  Trash and Recycling. The Owner shall comply with the Solid Waste
Management Plan identified in condition D.8, as approved by the Public Works
Department.

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.

1. Dedication(s). Easements 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. A 15-foot wide easement for maintenance purposes for the storm
drainage system and for the relocation of the ten-inch Ductile Iron, City
water main and hydrant for the Pro Shop.

2 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 Rights.” Engineering
Division Staff will prepare said agreement for the Owner’s signature.

3. 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.

4. Drainage and Water Quality. 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 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.

5. Summit Road Public Improvement Plans. The Owner shall submit C-1
public improvement for construction of improvements. The C-1 plans shall be
submitted separately from plans submitted for a Building Permit. As determined
by the Public Works Department, the improvements shall include new and/or
remove and replace to City standards, the following: relocation of 10” City
water main line and Fire Hydrant, public drainage improvements with
supporting drainage calculations and/or hydrology report for installation of
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drainage pipe, drop inlet, off-site detention, erosion protection (provide off-site
storm water BMP plan), preserve and/or reset survey monuments and contractor
stamps, and provide adequate positive drainage from site. Any work in the
public right-of-way requires a Public Works Permit.

Agreement to Construct and Install Improvements. The Owner shall submit
an executed Agreement to Construct and Install 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.

Removal or Relocation of Public Facilities. Removal or relocation of any
public utilities or structures must be performed by the Owner.

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.

Solid Waste Management Plan. Owner shall submit a solid waste
management plan that identifies feasible measures to address the construction
and operation of the Montecito Country Club uses which may include, but are
not limited to, the following:

a. Provision of space and/or bins for storage of recyclable materials within
the project site. 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 trash hauler. Green waste shall
either have on-site containers adequate for the landscaping or be hauled
off site. This information shall be shown on the building plans and
installed as a part of the proposed project’s improvements.

b. Development and implementation of a plan for collection of recyclable
materials on a regular basis.

c. Development of Source Reduction Measures, indicating the method and
amount of expected reduction.

d. Implementation of a program to purchase recycled materials used in
association with the proposed project (paper, newsprint, etc.). This could
include requesting suppliers to show recycled material content.

e. Implementation of a monitoring program (quarterly, bi-annually) to
attain and maintain a 35-50% minimum participation in recycling efforts.

f. Implementation of a composting landscape waste reduction program.

Recycled Water Use. All water used for irrigation shall be recycled water, with
the exception of the golf course greens and tee boxes.
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12.

Future Additional Use of Recycled Water. The project shall provide for the
potential conversion of the greens and tee boxes to irrigation with recycled
water, either by incorporating this into the project, or by including plumbing
modifications that will facilitate the conversion in the future. Other appropriate
uses of recycled water would include all ornamental fountains, golf cart
washing, tennis court washing, and toilet flushing in newly constructed
bathrooms. These uses shall be incorporated into the project to the extent
feasible, as determined by the Public Works Director.

Bicycle Parking. Provide a minimum of ten covered bicycle parking spaces
and four uncovered bicycle parking spaces. The covered spaces shall be located
in a covered and lockable location and subject to approval by the Transportation
and Parking Manager, as well as the applicable design review board. All of the
bicycle parking spaces shall meet the City of Santa Barbara Standards for
Parking Design.

Community Development Requirements with Building or Public Works Permit
Application. The following shall be submitted finalized prior to Building or Public
Works Permit issuance:

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 include 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.

d. A list of other monitors to be hired, if applicable, and their qualifications.

€. Submittal of weekly reports during demolition, excavation, grading and

footing installation and monthly reports on all other construction activity
regarding MMRP and condition compliance by the PEC to the
Community Development Department/case planner.

f. 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.
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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 proposed to remain 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 and the City
arborist, if appropriate.

Geotechnical Recommendations. Site preparation and project construction
related to soil conditions and seismic hazards shall be in accordance with the
recommendations contained in the Geotechnical Engineering Report prepared by
MNS Engineers, dated June 26, 2006 or equivalent. Compliance shall be
demonstrated on plans submitted for grading and building permits. (G-1)

Draft Notices. A draft copy of the Neighborhood Notification and Contractor
and Subcontractor Notification shall be submitted to the Planning Division for
approval prior to building permit issuance.

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 Building
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 Department Engineering and
Transportation Divisions, the assigned Building Inspector, the Planning
Division, the Property Owner, the Architect, the Arborist, the Landscape
Architect, the Biologist, the Project Engineer, the Project Environmental
Coordinator, the Contractor and each subcontractor.

Compliance With SBCAPCD Rules and Regulation. The project must
comply with all Rules and Regulations required by the Santa Barbara County
APCD, including, but not limited to:

. Compliance with APCD Rule 339, governing application of cutback and
emulsified asphalt paving materials.

. Obtaining required APCD permits for emergency diesel generators or
any individual (or grouping) of boilers or large water heaters with a rated heat
over 2.0 million BTUs per hour (MMBtwhr). Depending on the size of the
individual unit, the unit must comply with the requirements of APCD Rule 360
or Rule 361.

Evidence of compliance shall be submitted to the Planning Division. (AQ-24)

Asbestos. Pursuant to APCD Rule 1001, the applicant is required to complete
and submit an APCD Asbestos Demolition and Renovation Compliance
Checklist at least 10 working days prior to commencing any alterations of the



PLANNING COMMISSION RESOLUTION NO. 035-09

920 SUMMIT RoAD
SEPTEMBER 10, 2009

PAGE 17

10.

buildings. A Draft Checklist shall be submitted to the Planning Division prior to
issuance of any building/demolition permit. (AQ-25)

Photo-documentation. The following shall be photo-documented prior to
demolition: the tennis courts (including the sandstone retaining wall), the
Badminton Building, the circa-1918 service building. (CR-5)

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

Construction Erosion Control. A Detailed Sedimentation/Erosion Control
Plan shall be submitted that complies with the Building & Safety and Public
Works Engineering Division’s Erosion Control Policies. This plan shall include
BMP’s for all aspects of construction erosion control including, but not limited
to; Stabilized Construction Entrance/Exits, Dust Control during grading
activities, general on-site vehicle movements and transporting, Stockpiling of
soil, etc.

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 and
Historic Landmarks Commission, outlined in Section B above.

Mitigation Monitoring and Reporting Requirement. 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.

Installation of Bat/Nest Boxes. The following shall be shown on plans
submitted for building permits:

a. Bat Boxes. Bat boxes shall be installed at locations selected by a
qualified biologist throughout the course. Attracting and maintaining
small colonies of bats on site could be a significant biological control
agent for mosquitoes and other insects that breed in the water features
(ponds) to be created on the course. This will reduce the need for
chemical controls. (BIO-4)

b. Nest Boxes. Nest boxes for bluebirds and American kestrels and nesting
structures for cliff swallows shall be installed at sites selected by a
qualified biologist around the property. These birds could be very
effective biological control agents for a diversity of insects, including
mosquitoes, that may breed in the proposed water features (ponds),
thereby reducing the need for chemical controls. (BIO-8)
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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 employ 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 Department and the Community Development Department. Maintenance
of these facilities shall be provided by the Owner, as outlined in Condition C.12,
above, which shall include the regular sweeping and/or vacuuming of parking
areas and drainage and storm water methods maintenance program.

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.
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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.

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., Archaeologist contract submitted to Community
Development 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.

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.

1.

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, Architect, Arborist, Landscape Architect, Biologist, Project Engineer,
Project Environmental Coordinator, Mitigation Monitors, Contractor and each
Subcontractor.

Neighborhood Notification Prior to Construction. At least twenty (20) 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; a construction
schedule, including days and hours of construction; site rules; Conditions of
Approval pertaining to construction activities; any additional information that
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will assist the Building Inspectors, Police Officers and the public in addressing
problems that may arise during construction; and the name and phone number of
the Project Environmental Coordinator (PEC) and Contractor(s) who can answer
questions, and provide additional information or address problems that may
arise during construction. A 24-hour construction hot line shall be provided.
Informational signs with the PEC’s name and telephone number shall also be
posted at the site. 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-1)

Construction Contact Sign. Immediately after Building permit issuance,
signage shall be posted at the points of entry to the site that list the contractor(s)
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 construction contact phone number shall include an
option to contact a person instead of a machine in case of emergency. The font
size shall be a minimum of 0.5 inches in height. Said sign shall not exceed six
feet in height from the ground if it is free-standing or placed on a fence. It shall
not exceed 24 square feet if in a multi-family or commercial zone or six square
feet if in a single family zone.

Contractor and Subcontractor Notification. 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.

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-

1

Sandstone Curb Recycling. Any existing sandstone curb in the public right-of-
way that is removed and not reused shall be salvaged and sent to the City
Corporation Annex Yard.

Construction Related Truck Trips. The route of construction related traffic
shall be established by the Transportation Engineer to minimize trips through
surrounding residential neighborhoods. Construction traffic shall access the site
via Summit Road directly from Hot Springs Road. Construction-related truck
trips shall not be scheduled during peak hours (7:00 a.m. to 9:00 a.m. and 4:00
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11.

p.m. to 6:00 p.m.) to help reduce truck traffic and noise on adjacent streets and
roadways. (T-1)

Construction Equipment Maintenance. All construction equipment, including
trucks, shall be professionally maintained and fitted with standard
manufacturers’ muffler and silencing devices. (N-3)

Construction Hours. Noise-generating construction activities (including
preparation for construction work) is prohibited Monday through Friday before
7:00 a.m. and after 4:00 p.m., and all day on Saturdays, Sundays and holidays
observed by the City of Santa Barbara as legal holidays (see below)*:

New Year’s Day January 1st*
Martin Luther King‘s Birthday 3rd Monday in January
Presidents’ Day 3rd Monday in February
Cesar Chavez Day March 31st
Memorial Day Last Monday in May
Independence Day July 4th*
Labor Day 1st 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 construction 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 that is answered by a person, not a machine. Night
work shall not be permitted on weekends and holidays. (N-2)

Construction Parking and Staging. Construction parking and
vehicle/equipment/ materials storage shall be provided on site. (T-2)

Construction Dust Control - Watering. During site grading and transportation
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
achieve minimum soil moisture of 12% 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.
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13.

14.

15.

16.

17.

18.

Throughout construction, water trucks or sprinkler systems shall also be used to
keep all areas of vehicle movement damp enough to prevent dust raised from
leaving the site. At a minimum, this will include wetting down such areas every
three hours. Increased watering frequency will be required whenever the wind
speed exceeds 15 mph. (AQ-1)

Construction Dust Control — Tarping. Trucks transporting fill material to and
from the site shall be covered from the point of origin and maintain a freeboard
height of 12 inches. (AQ-2)

Construction Dust Control — Gravel Pads. Gravel pads, 3 inches deep, 25
feet long, 12 feet wide per lane and edged by rock berm or row of stakes or a
pipe-grid track out control device shall be installed to reduce mud/dirt track out
from unpaved truck exit routes. (AQ-3)

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-4)

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 erosion. This may be accomplished by:

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

. Other methods approved in advance by the Air Pollution Control
District.

(AQ-5)

Construction Dust Control — Paving. All roadways, driveways, sidewalks,
etc., shall be paved as soon as possible. Additionally, building pads shall be laid
as soon as possible after grading unless seeding or soil binders are used. (AQ-6)

Stockpiling. If importation, exportation and stockpiling of fill material are
involved, soil stockpiled for more than two days shall be covered, kept moist by
applying water at a rate of 1.4 gallons per hour per sq