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November 23, 2009

Ken Marshall, Dudek & Associates
621 Chapala Street PLANNING COMMISSION
Santa Barbara, CA 93101 HEARING OF OCTOBER 26, 2009

RE: Santa Barbara Botanic Garden Vital Mission Plan; 99-DP-043, 72-CP-116 RV01

Hearing on the request of Ken Marshall, agent for the Santa Barbara Botanic Garden, to consider Case
Nos. 72-CP-116 RV01 and 99-DP-043 [applications filed on February 26, 1999 and October 15, 1999]
for a Revised Conditional Use Permit allowing continued operation of a botanic garden and
incorporation of two parcels into the CUP in compliance with Section 35.82.060 of the County Land
Use and Development Code, and approval of a Final Development Plan to expand the on-site facilities
in compliance with Section 35.82.080 of the County Land Use and Development Code, on property
zoned REC, AG-I-10, and 1-E-1; and to «certify the Environmental Impact Report
(07EIR-00000-00001) pursuvant to the State Guidelines for Implementation of the California
Environmental Quality Act. As a result of this project, significant effects on the environment are

~ anticipated in the following categories: biological resources, cultural resources, fire hazards, geologic
processes, noise, public facilities, transportation/circulation, and water resources. The EIR and all
documents referenced therein may be reviewed at the Planning and Development Department, 123 East
Anapamu Street, Santa Barbara. The EIR is also available for review at the Central Branch of the City
of Santa Barbara Library, 40 East Anapamu Street, Santa Barbara. The application involves AP Nos.
023-340-013, -014, -015; 023-052-001, -002, -003, -004, -008, -011, -012; 023-060-018, -022, -023, -
024, -025, -038; 023-350-006; 021-030-001, located at 1212 Mission Canyon Road in the Mission
Canyon area, First Supervisorial District. (Continued from 8/05/09, 9/02/09, and 9/16/09)

Dear Mr. Marshall:

At the Planning Commission hearing of October 26, 2009, Commissioner Cooney moved, seconded by
Commissioner Valencia, and carried by a vote of 3 to 2 (Brown, Brooks no) to:

1. Adopt the required findings for 72-CP-116 RVO01 and 99-DP-043 (the Vital Mission Plan)
marked as Planning Commission Exhibit No. 1 specified as Attachment A of the staff
memorandum dated September 16, 2009, and as revised at the hearing of October 26, 2009,
including CEQA findings;

2. Certify the Final Environmental Impact Report (07EIR-00000-00001) including the FEIR
Revision Letter (RV1), dated October 23, 2009, as revised at the hearing of October 26, 2009,

Development Review Long Range Planning Development Review
Building & Safety 30 E. Figueroa St, 2™ Floor Building & Safety
Energy, Administration Santa Barbara, CA 93101 Agricultural Planning
123 E. Anapamu Street Phone: (805) 568-3380 624 W. Foster Road
Santa Barbara, CA 93101 FAX: (805) 568-2076 Santa Maria, CA 93455
Phone: (805) 568-2000 Phone: (805) 934-6250

FAX: (805) 568-2030 FAX: (805) 934-6258
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3.

1

Approve 72-CP-116 RV01 and 99-DP-043 (the Vital Mission Plan) marked as Planning
Commission Exhibit No. 1 and dated August 5, 2009, subject to the conditions of approval
included as Attachment C of the staff memorandum dated October 16, 2009, and as revised at the
hearing of October 26, 2009.

REVISIONS TO FINDINGS

.0 CEQA FINDINGS

FINDINGS PURSUANT TO PUBLIC RESOURCES CODE SECTION 21081 AND THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT GUIDELINES SECTIONS 15090
AND 15091:

1.1  CONSIDERATION OF THE ENVIRONMENTAL IMPACT REPORT

The Final Environmental Impact Report (07EIR-00000-00001), including the FEIR
Revision letter (RV1) dated October 23September—16, 2009, as_revised at the Planning
Commission hearing of October 26, 2009, was presented to the Planning Commission and
all voting members of the Planning Commission have reviewed and considered the
information contained in the Final EIR (07EIR-00000-00001 RV1) and its appendices
prior to approving the project. In addition, all voting members of the Planning
Commission have reviewed and considered testimony and additional information
presented at or prior to public hearing[s] on August 5, 2009, September 2, 2009,
September 16, 2009, and October 26, 2009. The Final EIR, including the EIR Revision
letter, reflects the independent judgment and analysis of the Planning Commission and is
adequate for this proposal.

1.2 FULL DISCLOSURE

The Planning Commission finds and certifies that the Final EIR (07EIR-00000-00001),
including the EIR Revision letter dated October 23September-16, 2009, as revised at the
Planning Commission hearing of October 26, 2009, constitutes a complete, accurate,
adequate and good faith effort at full disclosure under CEQA. The Planning Commission
further finds and certifies that the Final EIR 07EIR-00000-00001 RV1 has been
completed in compliance with CEQA (15090(a)(1)).

1.4 FINDINGS THAT CERTAIN IMPACTS ARE MITIGATED TO
INSIGNIFICANCE BY CONDITIONS OF APPROVAL

The Final EIR (07EIR-00000-00001), as revised by the EIR Revision letter dated October
23September16, 2009, as revised at the Planning Commission hearing of October 26,
2009, identified several subject areas for which the project is considered to cause or
contribute to significant, but mitigable environmental impacts (Class II). For each of these
Class II impacts identified by the Final EIR (07EIR-00000-00001), feasible changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect, as discussed below:

1. Biological Resources: ... The project would result in significant but mitigable direct
and indirect impacts to oak woodlands, resulting from realignment of the roadway
and installation of a detention basin at the southern end of the Hansen Site,
construction of a new parking area on Mission Canyon Road, and installation of the
Cavalli path and fencing. Mitigation to reduce these impacts includes replacement
of removed trees at a +03 to 1 ratio, contribution of funds to the Oak Woodlands
Conservation Fund, hand installation of fencing that traverses through oak
woodlands, narrowing and realignment of the Cavalli path, as necessary, and
implementation of erosion control measures. ...

3. Fire Protection: The project results in potentially significant but mitigable impacts
with respect to defensibility from wildfire risks, emergency access and evacuation,



Planning Commission Hearing of October 26, 2009
Santa Barbara Botanic Garden Vital Mission Plan, Case Nos. 76-CP-116 RV01, 99-DP-043

Page 3

water supply and fire flows, and increased activity on-site havmg the potentlal for
wildland fires to occur. Many of these lmpacts result from the increases in use at the
Garden and are balanced by the various improvements proposed as part of the
project, as identified in the Garden’s Fire Protection Plan, that would improve fire
fighting capabilities in and around the Garden. Mitigation to reduce these impacts
to less than significant levels include implementation of the Fire Protection Plan;
closure of the Garden to the public, including special events, on all Red Flag Alert
dayss;-as-ealled-by-the-County Fire-Chief; restrictions on special events during High
Fire Season Preparedness levels, including: 1) maximum attendance of 180 guests
for any single event, and 2) the use of shuttle buses to transport guests for any event
exceeding 80 guests, with a requirement that the shuttle buses remain on-site for the
duration of the event to facilitate rapid evacuation of the guests in a single trip. ...

REVISIONS TO CONDITIONS OF APPROVAL
Condition #1 — Project Description is revised as follows (applicable excerpts only):

The Guild Studio is currently served by 7 informal employee parking spaces adjacent to
the building. The proposed project would provide 1 formal ADA accessible space at the
Guild Studio in place of the informal spaces and a new employee parking area containing
53 employee parking spaces on the west side of Mission Canyon Road adjacent to the
Mission Canyon Road and Las Canoas Road intersection. This would result in a net
decrease of 31 parking spaces serving the Guild Studio. The new employee parking area
would be accessed directly from Mission Canyon Road (presently gated), and a pavered
pedestrian path and span bridge (approximately 55 feet long and six feet wide) would
provide access from the parking area to the Guild Studio across Mission Creek.

The net change in the total supply of visitor and employee parking on the project site
would decrease by 53 spaces, from 116 to 1113 spaces.

Employee and Visitor Parking

Existing Number of | Proposed Number 70f Change
Spaces ~ Spaces
Visitor
West of Mission 74 70 -4
East of Mission 0 0 0
Total Visitor Parking 74 70 -4
Employee
Guild House 7 (unmarked) 46 (marked) -3+
East of Mission 35 (unmarked) 37 (marked) +2
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Total Employee 42 413 s
Parking = =L
Total Visitor And
Employee Parking 116 H3111 -5-3

[...]
Proposed Fire Protection/Fuel Modification Plans

The Garden is subject to Fire Department requirements, which include fuel modification
within 100 feet of habitable structures. In addition, a Conceptual Fire Protection Plan
has been developed for the Garden (Dudek, July 2009, Appendix E of DFEIR). This Plan
includes requirements and recommendations for fuel modification, building construction,
road design, water systems, and evacuation. Condition of approval 32 mandates that all
construction shall be prohibited on Red Flag days

Except during Low Fire Season Preparedness levels, a water truck shall be on hand
during all construction activities with the potential to ignite fires, including but not
limited to welding, pipe cutting and rough grading. [...]

Construction Phasing

Implementation of the Vital Mission Plan is expected to occur in eight-two sequential phases,
consisting of the following:

. Phase I will consist of all infrastructure improvements (water and sewer line extensions)
and all new Eastside development (i.e. Horticultural Center, Conservation
Center/Herbarium, Gane House rebuild, and Hansen and Cavalli improvements, etc.).

° Phase II will consist of all new Westside development (i.e. Education Center, Children’s
Laboratory, Entry Sequence, North Wing remodel, Blaksley Library remodel, Restroom
remodel, etc.).

Phase I shall be completed within five years from the start of construction. This time period
can be extended by the Planning Director up to an additional year for good cause shown. The
construction of Phase II shall not commence until at least 12 months following the completion
of Phase I new development.
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Classes, Visitors, and Special Events

The Botanic Garden is requesting visitor increases associated with classes, lectures,
special events, etc., however these proposed increases are not included in the approved

project. Rather, use levels are capped. Classes_and; lectures;—speeial-events;—and—ether
aetivities are identified in the tables below. [...]

Classes, Hours, and Attendance

Classes/Year Hours Attendance
(per class)
DPaytime-Classes
Daytime Classes 80-
90-Courses 7:30 a.m.-5:30 12-22
p.m.
200-225 Sessions
Nishtti cl
Nighttime Classes 25-
6 p.m. -10 p.m. 12-22
60-90-Sessions
M Card D Traini
Master Gardner and . .
Docent Training 36 | /50 &m.-5:30 40-50
Sose] p.m.
Annual Leeture Series
Annual Lecture
Series 7 Sessi 6 p.m.-10 p.m. 50-70
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Duration
Sieni 3507
7-pat
dfyear
A | ey | | T
Case Spm

Condition #4 is revised as follows:

5.4. AES 3-1 Exterior lighting shall be designed consistent with L.Z1 standards. With the
exception of security lighting, all exterior lighting shall be on timers and shut-off
during non-business hours. When necessary to support an evening activity (class,
special event, lecture, etc.), only these buildings or areas in use shall be lit as well as
the parking area serving the activity and any necessary pathways between the
activity and said parking. Any exterior night lighting shall be of low intensity, low
glare design, minimum height, and shall be fully hooded to direct light downward
onto the subject parcel and prevent spill-over onto adjacent parcels. Plan
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Requirements and Timing: Prior to Zoning Clearance approval, the applicant shall
submit a Lighting Plan that demonstrates compliance with LZ1 standards and the
restrictions of this condition for review and approval by the SBAR and P&D. A
template for lighting of all temporary events shall also be reviewed and approved by
the SBAR. The locations of all exterior lighting fixtures and an arrow showing the
direction of light being cast by each fixture and the height of the fixtures shall be
depicted on the Lighting Plan.

Monitoring: P&D shall site inspect to ensure compliance prior to occupancy clearance.
Permit compliance shall respond to complaints.

Condition #21 is revised as follows:

21.

CULT 3-2 Limit pavement (including areas improved with pavers) and
hardscape to the Administration/Education area, Horticulture/Support area, the
currently paved central areas surrounding the Meadow, and selected adjacent areas
for accessibility. Paved pedestrian access and trail areas shall constitute no more
than ten percent (10%) above the existing paved areas within the Historic Garden
regardless of material. Required paved access for ADA and County Fire Department
purposes to and around proposed new buildings shall not count towards the 10%

- limit. It is also recommended that the Applicant consider the repaving of the

Administration/Education courtyard with more historically appropriate material
based on historic photos. Trail design shall reflect the naturalistic and informal
patterns historically associated with the trail system. It is recommended that for the
currently paved areas and for areas to be paved in accordance with this measure (the
10% additional paved area), alternate materials such as decomposed granite and
permeable grids be investigated and that a materials palette be developed to ensure
sustainability, integration with the natural environment, and sensitive transition
from hardscape to natural sections. Plan Requirements and Timing: Paving and
hardscape plans shall be reviewed and approved by P&D and SBAR prior to Zoning
Clearance issuance.

Monitoring: P&D shall conduct field inspections to ensure compliance with the approved
paving plans.

Condition #22 is revised as follows:

22. CULT 3-3 The Applicant shall re-design the proposed Meadow Terrace project

so that hardscape is minimized and the terrace reflects the naturalistic and informal
design historically associated with the area. The hard edge of terrace retaining walls
shall be softened with earthen berms and plantings to minimize the effect of abrupt
changes in elevation. Terrace walls shall be capped but not extended any further in
height or length than what currently exists. Terrace surfaces and areas between the
retaining walls shall remain unpaved and the retaining walls shall not continue east
of the footpath surrounding the Meadow. An oak tree shall be planted to replace the
tree that was removed so that spatial relationships between the Meadow Oaks area
and the Meadow are maintained. Path lighting shall be eliminated and any electrical
outlets concealed by vegetation. Archival photographs and plans can be used for
guidance. Plan Requirements/Timing: Final plans shall be reviewed and approved
by P&D and SBAR prior to Zoning Clearance issuance.

Monitoring: P&D shall conduct field inspections to ensure compliance with the approved
plans.
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Condition #31 is revised as follows:

31. FIRE I-1The FPP is documented in the report entitled Santa Barbara Botanic Garden
Vital Mission Plan Conceptual Fire Protection Plan, Dudek, Draft July 2009 (contained
in Appendix E of the FEIR). The FPP shall be revised to provide greater flexibility in
the maintenance of irrigated planted exhibits of native California plants within the fuel
modification zones. SBBG shall be required to implement all requirements set forth in
this FPP, which has been approved by the SBCFD and P&D, or subsequent updated
versions of the plan as approved by the SBCFD and P&D. Specific operational elements
of the plan include the following:

a. Closure of Garden to the public, including special events, on all Red Flag Alert
days as-ealled-by-the-County-Fire-Chief called which include Mission Canyon;

b. Restrictions on special events during High Fire Season Preparedness levels,
including 1) maximum attendance of 180 guests for any single event, and 2) the use
of shuttle buses or trolleys to transport guests for any event exceeding 80 guests,
with a requirement that the shuttle buses remain on-site for the duration of the
event to facilitate rapid evacuation of the guests in a single trip.

c. At no time shall commercial buses greater than two axles or 45 passengers
be sanctioned by the Garden for carrying visitors to and from the Botanic Garden
during High Fire Season Preparedness levels.

Plan Requirements and Timing: The FPP shall be included in the project’s deed
encumbrances. In addition, a requirement for annual inspection of all active and passive
fire protection mitigation measures, including vegetation management, shall also be
included in the project’s deed encumbrances. SBBG shall submit an annual report to
P&D in February of each year documenting the number, size, and dates of special events
and activities held during periods of High Fire Season Preparedness Levels during the
previous year and measures taken to ensure compliance with the above requirements.
The report shall also include a list of days in which the Garden closed due to Red Flag
conditions, and any activities that were canceled or rescheduled as a result. The Garden
shall be responsible for determining when Red Flag conditions have been declared for the
area, This shall be accomplished by monitoring the NOAA website at least three times
each day (8am, 12pm, and 4pm) and maintaining a daily log identifying days and times in
which red flag conditions have been declared and any programs or activities affected as a
result. This log shall be submitted to P&D along with the annual report. The methods
for monitoring how and when red flag conditions have been declared can be modified by
the County Fire Department at any time.

Monitoring: Prior to Zoning Clearance, P&D shall review and approve the Final Fire
Protection Plan and assure that the above measure is included in deed encumbrances. An
annual report of inspection shall be filed with the SBCFD and with Permit Compliance.
Where deficiencies are found, the required maintenance or repair shall be accomplished
forthwith. In the event of a failure to perform, the SBCFD is authorized to contract such
work by a third party. The cost of such inspection and/or maintenance shall, if not paid,
be made a lien on the property, executable by the fire authority. P&D shall conduct
periodic site inspections during construction and operation to ensure compliance.

Condition #33 is revised as follows:

33. FIRE 1-3 Traffic Flag Crew. A traffic flag crew shall be specifically dedicated
and present on-site at all times during construction within the road right-of-way to
conduct vehicle traffic flow along Mission Canyon Road and Las Canoas Road.
The flag crew shall strive to achieve the goal of maintaining traffic flow and access
at all times. One lane shall be kept open at all times except when closure of both
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lanes is unavoidable and essential to construction activities. No lanes shall be
closed before 9am or after 4pm during construction. The flag crew shall strive to
minimize the periods when both lanes are closed. The maximum time in which
both lanes may be closed shall be 20 minutes. Such closures shall eccur no more
than four times on any single day. Construction activities that necessitate more
extensive lane closures require prior approval by P&D and redirection of local
traffic through the site. All open trenches shall be covered to provide full use of
both traffic lanes at the end of each work day and in the event of an emergency
evacuation of Canyon residents. Plan Requirements and Timing: The applicant
shall develop and submit a Construction Traffic Control Plan for review and
approval by P&D and County Public Works. The Plan shall include the name and
phone number of an on-site construction supervisor overseeing implementation of
the Plan. This contact information shall be posted on-site adjacent to any area in
which traffic flow is impeded. This condition shall be included on all building and
grading plans. A sign providing notice of lane closures shall be posted 48 hours
prior to lane closures on Mission Canyon Road and Las Caneas Road as
applicable.

Monitoring: Permit compliance shall respond to complaints and spot check in the field to
ensure compliance with this condition.

Condition #63 is revised as follows:

63. Intensity of Use. Total visitation shall not exceed 110,000 persons per year for the
first vear following project approval. Thereafter, total visitation shall be limited to a
1.8% annual increase, up to a maximum increase of 50% (i.e. 165,000). Beginning the
first yvear following project approval, attendance associated with Garden classes’ and
events” shall be limited to a 1.8% annual increase above existing levels (existing levels
equate to 1,778 for classes and 1,983 for events, based on a 10-year average from 1997
to 2006), up to a maximum increase of 50% (i.e. 2,667 for classes and 2,974 for events,
respectively) without subsequent approval by the Planning Commission. These limits
shall be based on a 3-vear rolling average. If these limits are exceeded in any single
year, the Garden shall take the necessary steps to adjust its scheduling in order to
adhere to the limits on a three-year rolling average. No single event shall exceed 300
guests at any one time, subject to the separate restrictions during the High Fire Season
Preparedness Levels included in Condition #31. Attendance for individual classes and
educational programs (i.e. trainings and lectures) shall comply with the maximums
identified in the project description. No more than three events individually exceeding

80 attendees in any given month, inclusive of community events, shall be permitted.

Monitoring: The Garden shall submit an annual monitoring report to P&D by the end of
February for each prior year documenting total visitation and the number of programs
and activities and associated attendance within each use category in order to demonstrate
compliance with this condition.

' Classes shall include daytime and nighttime classes, summer programs, docent and Master Gardner training, and

lectures. School groups shall not count towards the annual class limit.

2 Events shall include fundraisers, community group meetings, private parties, recognition events, symposia and
workshops, and other events not open to the public. Events open to the public or where visitation is spread out

throughout the day shall not count towards the annual event limit, but shall otherwise comply with this condition.
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Condition #97 is revised as follows:

97. Compliance Review. P&D staff shall prepare a compliance report and present it to
the Planning Commission at a_duly noticed hearing after five years of construction
activities associated with buildout of the Vital Mission Plan. The report shall discuss
the applicant’s compliance with applicable conditions of approval associated with
construction activities and operation of the Garden during that period. In addition,
P&D shall provnde a verbal report to the Planning Commnsswn—é&s—p—aft—ef—the

on an annual basis during construction in order to report on
the status of construction and condition compliance. This annual briefing shall be
coordinated with the receipt of the annual monitoring report from the Garden on the
previous year’s attendance levels and programs as identified in Conditions #31 and
#63, such that this information can be transmitted to the Planning Commission at the
same time,

The attached findings, EIR Revision Letter, and conditions reflect the Planning Commission’s
actions of October 26, 2009.

The action of the Planning Commission on this project may be appealed to the Board of Supervisors by
the applicant or any aggrieved person adversely affected by such decision. To qualify as an aggrieved
persons the appellant, in person or through a representative, must have informed the Planning
Commission by appropriate means prior to the decision on this project of the nature of their concerns,
or, for good cause, was unable to do so.

Appeal applications may be obtained at the Clerk of the Board's office. The appeal form must be filed
along with any attachments to the Clerk of the Board. In addition to the appeal form a concise summary
of fifty words or less, stating the reasons for the appeal, must be submitted with the appeal. The
summary statement will be used for public noticing of your appeal before the Board of Supervisors.
The appeal, which shall be in writing together with the accompanying applicable fee must be filed with
the Clerk of the Board of Supervisors within the 10 calendar days following the date of the Planning
Commission's decision. In the event that the last day for filing an appeal falls on a non-business of the
County, the appeal may be timely filed on the next business day. This letter or a copy should be taken to
the Clerk of the Board of Supervisors in order to determine that the appeal is filed within the allowed
appeal period. The appeal period for this project ends on November 5, 2009 at 5:00 p.m.

If this decision is appealed, the filing fee for both non-applicant and applicant is $643 and must be
delivered to the Clerk of the Board Office at 105 East Anapamu Street, Room 407, Santa Barbara, CA
at the same time the appeal is filed.

Sincerely,

Ohzme M, Black>

Dianne M. Black
Secretary to the Planning Commission

cc:  Case File: 72-CP-116 RV01, 99-DP-043
Planning Commission File
Applicant: Ed Schneider, Santa Barbara Botanic Garden, 1212 Mission Canyon Road, Santa Barbara, CA 93105
Engineer: Bob Flowers, Flowers & Associates, 201 N. Chesar Chavez, Ste. 100, Santa Barbara, CA 93103
County Chief Appraiser
County Surveyor
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Fire Department

Flood Control

Park Department

Public Works

Environmental Health Services

APCD

Salud Carbajal, First District Supervisor
Commissioner Cooney

Rachel Van Mullem, Deputy County Counsel
Alex Tuttle, Planner

Attachments: Attachment A — Findings
Attachment B — EIR Revision Letter
Attachment C — Conditions of Approval

DMB/at
GAGROUP\PERMITTING\Case Files\Cp\|970s\72 cases\72cp! 16 Botanic Gardem\72-CP-116 RV01 (02ZNEW-00138)\Planning Commission\10-26-09actltr.doc



ATTACHMENT A: FINDINGS

1.0 CEQA FINDINGS

FINDINGS PURSUANT TO PUBLIC RESOURCES CODE SECTION 21081 AND THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT GUIDELINES SECTIONS 15090 AND
15091:

1.1 CONSIDERATION OF THE ENVIRONMENTAL IMPACT REPORT

The Final Environmental Impact Report (07EIR-00000-00001), including the FEIR Revision letter
(RV1) dated October 23, 2009, as revised at the Planning Commission hearing of October 26, 2009, was
presented to the Planning Commission and all voting members of the Planning Commission have
reviewed and considered the information contained in the Final EIR (07EIR-00000-00001 RV1) and its
appendices prior to approving the project. In addition, all voting members of the Planning Commission
have reviewed and considered testimony and additional information presented at or prior to public
hearing[s] on August 5, 2009, September 2, 2009, September 16, 2009, and October 26, 2009. The
Final EIR, including the EIR Revision letter, reflects the independent judgment and analysis of the
Planning Commission and is adequate for this proposal.

1.2 FULL DISCLOSURE

The Planning Commission finds and certifies that the Final EIR (07EIR-00000-00001), including the
EIR Revision letter dated October 23, 2009, as revised at the Planning Commission hearing of October
26, 2009, constitutes a complete, accurate, adequate and good faith effort at full disclosure under
CEQA. The Planning Commission further finds and certifies that the Final EIR 07EIR-00000-00001
RV1 has been completed in compliance with CEQA (15090(a)(1)).

1.3 LOCATION OF RECORD OF PROCEEDINGS

The documents and other materials which constitute the record of proceedings upon which this
decision is based are in the custody of the Secretary of the Planning Commission of the Planning and
Development Department, Ms. Dianne Black, located at 123 East Anapamu Street, Santa Barbara, CA
93101.

1.4  FINDINGS THAT CERTAIN IMPACTS ARE MITIGATED TO INSIGNIFICANCE BY
CONDITIONS OF APPROVAL

The Final EIR (07EIR-00000-00001), as revised by the EIR Revision letter dated October 23, 2009, as
revised at the Planning Commission hearing of October 26, 2009, identified several subject areas for
which the project is considered to cause or contribute to significant, but mitigable environmental
impacts (Class II). For each of these Class II impacts identified by the Final EIR (07EIR-00000-00001),
feasible changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect, as discussed below:

1. Biological Resources: The project would result in significant but mitigable impacts to special
status plants, including Santa Barbara honeysuckle, Hoffman’s sanicle, and Fish’s milkwort, which
are present along portions of the proposed alignment of the Cavalli path. Construction of the path
would directly impact some individuals of these species, though much of this area burned in the fire
and it is unknown how the sensitive plant species were affected. In addition, Santa Barbara
honeysuckle and possibly Hoffman’s sanicle would potentially be impacted through installation of
the perimeter fence. Mitigations to reduce these impacts to a less than significant level include
narrowing of the Cavalli path, monitoring by a qualified botanical consultant during construction of
the path and fencing, and realignment as necessary in order to avoid direct impacts to special-status
plants.
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The project would result in significant but mitigable direct and indirect impacts to oak woodlands,
resulting from realignment of the roadway and installation of a detention basin at the southern end
of the Hansen Site, construction of a new parking area on Mission Canyon Road, and installation of
the Cavalli path and fencing. Mitigation to reduce these impacts includes replacement of removed
trees at a 3 to 1 ratio, contribution of funds to the Oak Woodlands Conservation Fund, hand
installation of fencing that traverses through oak woodlands, narrowing and realignment of the
Cavalli path, as necessary, and implementation of erosion control measures.

The project would result in significant but mitigable impacts to wetlands and riparian corridors
through the construction of the two footbridges over Mission Creek and Las Canoas Creek,
respectively. While both bridges would span the creek banks and not involve footings or
abutments within the channel, there is the potential for construction-related impacts, including the
removal of riparian vegetation and water quality impacts. In addition, the proposed fence would be
located adjacent to Las Canoas Creek on the east side of the Hansen site. Installation of the fencing
in this location would have the potential to result in the temporary removal of riparian vegetation
and disturbance of riparian habitat if not sited and installed properly. Mitigation to reduce these
impacts to less than significant levels includes coordination with Army Corps of Engineers and
California Department of Fish and Game, restoration of any riparian vegetation removed or
impacted during construction activities, and prohibiting construction vehicles from crossing
through the stream channel at Las Canoas Creek. In addition, all fencing along Las Canoas Creek
shall be sited so as to avoid removal of or disturbance to riparian vegetation or habitat.

The project would also potentially impact special-status bird species that are nesting at locations
close to or within construction areas. Impacts could include disturbance of nesting activity and/or
destruction of nests. Removal of on-site trees and/or construction in close proximity to these trees
would result in the potential for direct impacts (destruction of nests) and indirect impacts (e.g.,
noise, light, visual disturbance) to nesting birds. Mitigation to reduce this impact to a less than
significant level includes a survey by a qualified biologist of the immediate construction site to
determine the status of nesting birds thereon, or within 200 feet, if demolition or construction is
proposed to take place during the normal nesting season for birds, between February 1 and August
30. The proposed project also has the potential to significantly impact sensitive aquatic species
associated with water quality impacts and construction-related impacts to riparian habitat. This
impact would be mitigated through water quality protection measures, including construction and
post-construction erosion control and best management practices.

The County Planning Commission finds that implementation of the mitigation measures discussed
above would reduce impacts to biological resources to less than significant levels. The County
Planning Commission further finds that implementation of the mitigation measures discussed
above would ensure that the project’s contribution to cumulative biological impacts is not
cumulatively considerable.

2. Cultural Resources: The project would result in significant but mitigable direct and indirect
impacts to archaeological resources within the site. Specifically, development proposed in the
Hansen site in and around a known archaeological resource (CA-SBA-22) has the potential to
disturb low density archaeological deposits within the site. In addition, the introduction of new
residential units in this area increases the possibility for indirect impacts from vandalism,
disturbance, or collection of archaeological deposits by residents. Mitigation measures to reduce
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these impacts to less than significant levels include avoidance through redesign and capping, Phase
3 data recovery where further redesign is infeasible, and monitoring by a County-qualified
archaeologist and Native American during all construction and ground disturbance in this area.
Additionally, Garden residents and staff will be educated annually on the sensitivity of
archaeological resources in order to prevent vandalism or collection of artifacts. Other ground
disturbing activities associated with the proposed project outside of CA-SBA-22 have the potential
to result in significant but mitigable impacts to archaeological resources by disturbing unknown
deposits since the entire Garden is considered sensitive for archaeological resources based on
multiple known sites in the Mission Canyon area, despite surface investigations failing to find
evidence of other archaeological sites within the areas of project disturbance. Mitigation to reduce
this impact to a less than significant level includes monitoring of all ground disturbing activities
within the project site by a County-qualified archaeological monitor. If archaeological deposits are
encountered during grading or construction, work shall be stopped immediately or redirected until
the site is evaluated pursuant to County Archaeological Guidelines.

The project would also result in significant but mitigable impacts to several historic resources on
the site. Installation of the pavers on existing earthen trails and installation of the Meadow Terrace
next to the Meadow area would compromise the naturalistic design of the Historic Garden, which
has been historically characterized by the subtle variations found in nature. Paving of the trails
would result in a significant loss of naturalistic landscape features and would formalize and make
uniform what was originally designed as an informal and unaffected landscape. Installation of the
Meadow Terrace would introduce a more architectural and fabricated element into an otherwise
informal landscape, interrupting the naturalistic meadow to canyon transition. Mitigation to reduce
the impact of the pavers includes limiting the extent of additional paving to no more than 10%
beyond existing paving, and restricting it to the area of existing paving in and around the
Administration/Education area, Horticulture/Support area, the currently paved central areas
surrounding the Meadow, and selected adjacent areas for accessibility. Mitigation to reduce the
impact of the Meadow Terrace to a less than significant level includes a project redesign so that
hardscape is minimized, a dead and previously removed tree is restored, and the terrace reflects the
naturalistic and informal design historically associated with the area through irregularly berming
soil against the walls.

Remodeling of the historic Library and Caretaker’s Cottage has the potential to significantly impact
these historic structures without measures to assure that character-defining features of these
buildings would not be compromised during renovation and remodeling. Impacts to these
buildings would be reduced to less than significant levels through documentation by a P&D
approved architectural historian and compliance with the County and Secretary of the Interior’s
Standards for the Treatment of Historic Properties to insure maintenance of their historic integrity.

The project also has the potential to significantly impact other historic features within the site by
inadvertent damage during construction activities adjacent to or in the vicinity of these resources.
This impact would be reduced to a less than significant level through the education of construction
personnel on the site’s historic resources, and construction flagging to identify historic features
during construction activities.

In order to reduce the collective impacts of the new project on the historic designed landscape,
additional mitigation measures include preparation of a Cultural Landscape Master Plan that will
guide project implementation and long-term management of the Garden in order to protect the
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historic resources and features on the site. Additionally, the Garden will educate staff regarding the
maintenance of historic buildings, structures, objects, and furnishings, as well as the importance
and sensitivity of archaeological resources within the site. Together with the mitigations identified
above, these will help to ensure impacts to historic resources are reduced to less than significant
levels.

The County Planning Commission finds that the mitigation measures discussed above would
reduce impacts to cultural resources to less than significant levels. The County Planning
Commission further finds that implementation of the proposed mitigation measures to reduce the
significant project-specific impacts discussed above would ensure that the project’s contribution to
cumulative cultural resources impacts is not cumulatively considerable.

3. Fire Protection: The project results in potentially significant but mitigable impacts with respect to
defensibility from wildfire risks, emergency access and evacuation, water supply and fire flows,
and increased activity on-site having the potential for wildland fires to occur. Many of these
impacts result from the increases in use at the Garden and are balanced by the various
improvements proposed as part of the project, as identified in the Garden’s Fire Protection Plan,
that would improve fire fighting capabilities in and around the Garden. Mitigation to reduce these
impacts to less than significant levels include implementation of the Fire Protection Plan; closure of
the Garden to the public, including special events, on all Red Flag Alert days; restrictions on
special events during High Fire Season Preparedness levels, including: 1) maximum attendance of
180 guests for any single event, and 2) the use of shuttle buses to transport guests for any event
exceeding 80 guests, with a requirement that the shuttle buses remain on-site for the duration of the
event to facilitate rapid evacuation of the guests in a single trip. In addition, construction activities
would be prohibited on Red Flag days and the applicant would be required to prepare and
implement a Fire Awareness and Avoidance Plan to regulate construction activities throughout the
year, including the use of water trucks when necessary. Lastly, construction activities within the
road right-of-way would necessitate traffic flag crews to ensure that at least one traffic lane is left
open with limited exceptions. Implementation of the proposed mitigation measures to reduce the
significant project-specific impacts discussed above would ensure that the project’s contribution to
cumulative fire protection impacts is not cumulatively considerable. The County Planning
Commission finds that the mitigation measures discussed above would reduce impacts to fire
hazards to less than significant levels and would ensure that the project’s contribution to
cumulative fire hazard impacts would not be cumulatively considerable.

4. Geologic Processes: Grading associated with the proposed project to prepare the site for
construction and proposed development in areas of moderately steep slopes would increase the
potential for construction-related and long-term erosion and slope instability, resulting in
significant but mitigable geologic impacts. There is also the potential for liquefaction and
development on expansive soils given the site’s geology. Mitigation to reduce these impacts
includes compliance with the California Building Code and County Grading Ordinance;
development of an erosion control plan for grading during the rainy season; incorporating the
geotechnical recommendations of past geotechnical and soils reports and refining where necessary
based on the final site design; and implementation of long-term measures to prevent significant
erosion and sedimentation in on-site and off-site areas. There is also the potential for development
in areas where radon gas may be present given the possible presence of the Rincon formation under
a portion of the project site. This is considered a significant but mitigable impact. Mitigation to
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reduce this impact to a less than significant level includes radon testing prior to the issuance of
building permits and the implementation of proper venting and other measures for habitable
structures in the event radon gas is detected. The County Planning Commission finds that the
mitigation measures discussed above would reduce geologic to less than significant levels.

5. Noise: The project has the potential to result in construction-related noise impacts given the
proximity of the project site to sensitive noise receptors. Mitigation to reduce these impacts to less
than significant levels includes restricting noise-generating construction activities to between 8am
and Spm on weekdays, locating construction staging areas away from existing residences to the
extent feasible, using properly operating mufflers on construction equipment, shielding stationary
construction equipment and locating it as far away from surrounding residents as possible, and
utilizing electric power instead of diesel generators to run air compressors and other power tools.
The County Planning Commission finds that the mitigation measures discussed above would
reduce noise impacts to less than significant levels.

6. Public Facilities: The proposed project would result in a significant impact to solid waste
associated with waste generated from construction and demolition activities. Mitigation to reduce
this impact to a less than significant level includes preparation and implementation of a Solid
Waste Management Plan (SWMP) to reduce waste generated by construction and demolition
activities by a minimum of 75%.

The project also results in a significant impact to the local water supply, as extension of lines to
provide domestic service to the site and meet County Fire Department standards for minimum fire
flows and water pressure would potentially result in a deficiency in the water supplies to residents
elsewhere in the system. Mitigation to reduce this impact to a less than significant level and ensure
that the project site meets County Fire Department standards for minimum fire hydrant flows and
pressure without negatively impacting the rest of the water system includes applicant-funded
upgrades to the exiting water main that would serve the site. This shall include, at a minimum, the
construction of a 12-inch water main that will extend from the existing 12-inch gravity fed water
main on Tunnel Road to the existing fire hydrant at the intersection of Las Canoas Road and
Mission Canyon Road, unless other means of upgrading the system are approved by the City of
Santa Barbara Public Works.

Development of the proposed residence and office/garage on the Cavalli site would have a
potentially significant impact associated with providing sewage disposal service to these buildings.
A private septic system in this location would not meet County Environmental Health Services
standards for private systems due to presence of an ephemeral drainage and steep slopes adjacent to
these structures. Thus, impacts would be potentially significant due to the inability of such a
system to meet EHS requirements and the potential for effluent contamination to occur. Mitigation
to reduce this impact to a less than significant level includes servicing these structures by a
municipal sewer service connection. The County Planning Commission finds that the mitigation
measures discussed above would reduce impacts to public facilities to less than significant levels.

7. Transportation/Circulation: The proposed project would result in a significant but mitigable
cumulative impact to one intersection in the project vicinity as a result of project-generated traffic
in addition to traffic from ambient growth and related projects. The intersection is expected to
continue to operate at LOS D in the future. The payment of development impact mitigation fees as
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part of the proposed project would fund its fair share of intersection improvements, thereby
reducing its contribution to this cumulative impact to a less than significant level.

The proposed project would also result in significant but mitigable parking impacts associated with
the increases in use of the site. Mitigation to reduce these impacts to less than significant levels
and ensure adequate on-site parking at all times includes requiring class participants and Garden
employees to park on the East of Mission Site on Saturdays between 11:00 AM to 3:00 PM; and
revising the Garden’s Transportation and Parking Management Plan for special events to require
traffic monitors for events that generate a parking demand in excess of 70 spaces and off-site
parking provisions for events that generate a parking demand in excess of 107 spaces. The County
Planning Commission finds that the mitigation measures discussed above would reduce impacts to
transportation/circulation to less than significant levels and would ensure that the project’s
contribution to cumulative impacts would not be cumulatively considerable.

8. Water Resources/Flooding: Development of the proposed project would necessitate on-site storm
water detention in order to ensure that the project does not increase peak flows off-site. To this end,
the project includes two on-site detention basins and a bio-swale to detain runoff before it exits the
site. Prior to detailed review to assure that these facilities would be of sufficient volume, the
potential for increased storm water runoff exiting the project site would be considered a significant
impact to drainage and flooding. Feasible mitigation to reduce this impact to a less than significant
level includes confirmation of the adequacy of the proposed drainage system conveyance elements
and detention basin designs, locations, and characteristics to satisfy both drainage (flood) control
and water quality treatment by County Flood Control and Project Clean Water. Detention basin(s)
shall be maintained for the life of the project by the landowner/operator. In addition, storm water
exiting the site must be conveyed in pipes either directly to a suitable drainage or to the appropriate
drop inlet structure and not to surface flow paths along existing streets. In the case of the new
development on the Cavalli site (residence and office/garage), mitigation requires that a specific
drainage analysis be performed to establish final finished floor elevations for these structures to
ensure they meet Flood Control requirements and to identify design elements (if any) that would be
required to prevent flood damage to these structures.

Construction activities associated with the proposed project would result in temporary water quality
impacts resulting from grading, vegetation removal, and other ground disturbance. Mitigation
measures to reduce these impacts to less than significant levels include implementation of an
erosion and sediment control plan to reduce erosion and sedimentation associated with storm water
runoff during construction, restrictions on construction vehicle and equipment washing,
documented compliance with the National Pollutant Discharge Elimination System, prohibiting the
application of concrete, asphalt, and seal coat during wet weather, and regulations on the proper
storage and disposal of construction materials and waste.

Long-term water quality impacts associated with project development, considered significant but
mitigable, are associated with the increase in impervious surfaces (and resultant increase in surface
runoff and transport of common pollutants into area drainages and/or storm drains) and
development in close proximity to Mission Creek and Las Canoas Creek. Mitigation to reduce
these impacts to less than significant levels includes the development of a Storm Water Quality
Management Plan and incorporation of structural and non-structural best management practices
into the project design to treat surface runoff; installation of a roof runoff collection system where
feasible to allow for infiltration and/or connection to the site’s irrigation system; labeling of storm
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drains to prevent illegal discharges; installation of permanent erosion control measures for all
construction allowed within 50-feet of the top-of-bank of Mission Creek and Las Canoas Creek;
implementation of a parking lot cleaning program; and the proper location and design for trash
container areas to prevent transport of waste.

The County Planning Commission finds that the mitigation measures discussed above would
reduce impacts to water resources/flooding to less than significant levels. The County Planning
Commission further finds that implementation of the proposed mitigation measures to reduce the
significant project-specific impacts discussed above would also ensure that the project’s
contributions to cumulative water quality and drainage impacts are not cumulatively considerable.

1.5  FINDINGS THAT IDENTIFIED PROJECT ALTERNATIVES OR MITIGATION
MEASURES ARE NOT FEASIBLE

The Final EIR (07EIR-00000-00001 RV1), prepared for the project evaluated a no project alternative,
an off-site alternative, a reduced project alternative, and a redesigned project alternative as methods of
reducing or eliminating potentially significant environmental impacts. The Planning Commission finds
that the following alternatives are infeasible or were not selected for the reasons stated:

1. No Project Alternative: This alternative would not meet the basic project objectives identified
by the applicant, specifically as they relate to developing and updating Garden facilities,
providing a quality work environment for Garden employees and state-of-the-art collections
storage and protection, increasing access opportunities for all visitors to Garden facilities and
programs, and providing on-site employee housing opportunities for critical Garden support
staff. This alternative would not allow the Garden to update and expand its facilities to improve
its operation and address its space needs. In addition, this alternative would not allow the
Garden to improve handicapped accessibility to the Garden’s facilities and exhibits, consistent
with ADA requirements. Lastly, this alternative would not allow the Garden to increase
opportunities for affordable staff housing on-site. For these various reasons, this alternative is
infeasible and was not selected.

2. Off-Site Alternative: This alternative does not meet the objectives of the project, specifically,
consolidating Garden functions and uses within existing and proposed facilities. The
alternative would significantly disrupt daily operations at the Garden which are characterized by
collaboration between researchers, educators, and administrative staff, necessitating regular
travel back and forth between the Garden and the off-site offices. In addition, with the
exception of a remote parcel in Toro Canyon, there are no properties or offices outside of
Mission Canyon that are under the control of the Garden, making it practically and financially
difficult to relocate its administrative functions off-site. Separating out the administrative
functions from the Garden itself would make it very difficult for the Garden to manage daily
operations and continue to function in furtherance of its mission, as many of the administrative
personnel support and facilitate the Garden’s daily research, educational and horticultural
programs. Daily operational and support services are integral functions that maintain the
Garden as an institution of research, education, conservation, and display. Administrators fill
roles of researchers, educators, supervisors of essential on-site staff (volunteers, gardeners,
teachers, etc.), and separating them from the Garden would significantly hinder the ability for
the Garden to conduct its daily operations, something it has been doing since its inception in
1926. Relocation of the existing rare book collection off-site would hinder the ability of
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1.6

researchers and educators to utilize this resource in conjunction with the Garden’s onsite
collections. Additionally, this alternative does not meet the project objective of providing on-
site affordable housing opportunities for critical Garden staff. For these various reasons, this
alternative is considered infeasible and was not selected.

Reduced Development Alternative: This alternative, as a whole, does not meet the objectives
of the project. By eliminating the proposed staff housing on the Hansen and Cavalli sites, this
alternative does not meet the project objective of providing additional on-site affordable
housing opportunities for critical Garden staff. Elimination of the Cavalli path under this
alternative would prevent over 20 acres of the site from being used for visitor programs.
Capping classes, special events, private parties, and other fundraising activities at current use
levels would limit the ability of the Garden to fundraise on site. Elimination of the proposed
Children’s Laboratory and instead utilizing the existing Caretaker’s Cottage for that function
would not meet the Garden’s objective of developing and updating Garden facilities and
providing a quality work environment for Garden employees as this building would be
undersized for the purposes envisioned under the proposed project. Collectively, this
alternative is considered infeasible and was not selected.

Project Redesign Alternative: Consistent with the allowances under CEQA, this alternative
would meet most but not all of the objectives of the project. Specifically, establishing the
Cavalli path as an unpaved pathway would not meet the objective of increasing universal access
opportunities for visitors to Garden pathways, since it would not be accessible to mobility-
impaired visitors’. Replacement of the existing cyclone fencing in high use areas with 3 %-foot
post and smooth wire fencing is achieved through the Garden’s redesign of the project, except
in those areas where existing cyclone fencing occurs. In addition, locating two additional staff
residences next to the Director’s residence (the Caretaker’s Cottage and a new single family
dwelling) would be feasible, but would not be necessary in order to reduce impacts to less than
significant levels. While this alternative is considered feasible, it was not selected since it was
not necessary in order to mitigate or avoid significant impacts.

ENVIRONMENTAL REPORTING AND MONITORING PROGRAM

Public Resources Code Section 21081.6 and CEQA Guidelines Section 15091(d) require the County to
adopt a reporting or monitoring program for the changes to the project that it has adopted or made a
condition of approval in order to avoid or substantially lessen significant effects on the environment.
The approved project description and conditions of approval, with their corresponding permit
monitoring requirements, are hereby adopted as the reporting and monitoring program for this project.
The monitoring program is designed to ensure compliance during project implementation.

2.0
2.1

ADMINISTRATIVE FINDINGS
CONDITIONAL USE PERMIT FINDINGS

* P&D is recommending that this path be narrowed and unpaved to ensure policy consistency in respect to minimization of
grading and reduced impacts to biological resources. Of note herein is that there is no requirement for full ADA access to the

entire garden and additionally, access to the mobility impaired to other areas within the Garden offering comparable views could
be provided.
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Findings required for all Conditional Use Permits. In compliance with Subsection 35.82.060.E.1 of
the County Land Use and Development Code, prior to the approval or conditional approval of an
application for a Conditional Use Permit the review authority shall first make all of the following
findings:

2.1.1

2.1.2

2.1.3

The site for the proposed project is adequate in terms of location, physical characteristics,
shape, and size to accommodate the type of use and level of development proposed.

The Botanic Garden site is approximately 78 acres in size. Buildout of the proposed project
would result in total building coverage of approximately 1.1 acres. Approximately 91% of the
site would remain undeveloped or contain cultivated Garden exhibits. Therefore, the level and
intensity of development proposed remains low relative to the size of the Garden property.
Development on the site would meet all setback requirements and height restrictions. While
the project site is constrained due to steep slopes, dense vegetation, creek corridors, and other
important biological and cultural resources, proposed development is clustered around existing
development in areas where impacts to these resources are minimized. The Garden has been
operating at this site since 1926, therefore, the property is adequate for accommodating its
continued use as a botanic garden open to the public. By capping Garden activities and
programs (with the exception of general visitation), hazards associated with the location of the
site in an area that is confronted by significant public safety concerns related to wildfires and
evacuation, are substantially abated. The site is therefore adequate to accommodate the type of
use and level of development proposed and this finding can be made.

Within the Inland area significant environmental impacts will be mitigated to the maximum
extent feasible.

The proposed project would not result in any significant and unavoidable impacts.
Implementation of mitigation measures identified for the project would reduce impacts of the
project to less than significant levels. One of the most significant elements of the project is its
impacts related to fire hazards and emergency evacuation, primarily associated with large
groups visiting the Garden and potentially inhibiting evacuation of surrounding residents in a
wildfire event. In order to mitigate this impact to the maximum extent feasible, proposed uses
at the Garden related to special programs and events would be capped. This would still allow
the Garden to hold special events and programs in order to provide a necessary fundraising
element of their operation. With these use restrictions and the proposed fire protection
improvements proposed as part of the project, fire hazard impacts would be reduced to the
maximum extent feasible. In addition, most of the recommended mitigation measures of the
EIR have been incorporated into the project as conditions of approval to ensure impacts are
reduced to the maximum extent feasible. Therefore, impacts of the proposed project have been
reduced to the maximum extent feasible and this finding can be made.

Streets and highways are adequate and properly designed to carry the type and quantity of
traffic generated by the proposed use.

Streets and highways are adequate and properly designed to carry the type and quantity of
traffic generated by the proposed use. Construction and operational traffic generated by the
proposed project would not result in any project-specific impacts to area roadways or
intersections, as concluded Section 4.11 of the EIR, hereby incorporated by reference. Local
roadways and intersections would continue to operate at acceptable levels of service with
buildout of the proposed project. Under the cumulative scenario, ambient population growth in
addition to project-generated traffic would result in a significant impact to the Mission Canyon
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2.1.4

2.1.5

Road (west)/Foothill Road intersection in the year 2026. The payment of development impact
mitigation fees as part of project approval would ensure the project funds its fair share of
roadway and intersection improvements. Therefore, this finding can be made.

There will be adequate public services, including fire protection, police protection, sewage
disposal, and water supply to serve the proposed project.

Adequate public services are available to serve the proposed project. The project proposes to
extend municipal sewer lines to serve the project, which would be managed by the Laguna
Sanitation District and treated at El Estero Wastewater Treatment Facility. Sufficient capacity
exists to serve the project. The Garden plans to extend water lines to provide domestic services
to all existing and proposed development. The project has been conditioned to require that the
Garden be responsible for upgrading the water supply to meet County Fire Department
standards for water pressure and flow and ensuring that the City’s system has the capacity to
serve the project without creating deficiencies elsewhere in the system. These improvements
would be in place before any future development is completed. The project would be served by
the County Fire Department; it has been designed to be accessible by County Fire and to meet
all of the department’s standards in terms of hydrants, sprinklers, and access. The project site is
less than one mile from Fire Station #15, well within the 5 minute response time. While
Mission Canyon Road, which provides access to the Garden, does not meet current minimum
road width standards, the County Fire Department has maintained that they are able to serve the
proposed development and uses and the project is well within acceptable response times.
Police protection would be provided by the County Sherriff’s Department, as it is currently.
The proposed project would not increase the need for additional police protection. Therefore,
this finding can be made.

The proposed project will not be detrimental to the comfort, convenience, general welfare,
health, and safety of the neighborhood and will be compatible with the surrounding area.

The Santa Barbara Botanic Garden has been operating at its current location since 1926,
gradually expanding its operation and land area over time. The Garden, with its eclectic mix of
structures, has comprised an element of the neighborhood for over 80 years. During that time,
the canyon surrounding the Garden has experienced significant growth in residential
development. The Botanic Garden has been a centerpiece of Mission Canyon since its
inception. Extensive vegetation on and surrounding the Garden have historically assisted with
the visual integration of the site within the surrounding neighborhood and the level of
development and intensity of use have been compatible with the semi-rural residential character
of Mission Canyon. Upon buildout of the project, the site would remain predominantly open
and developed with nothing more than Garden exhibits (approximately 91% of the site would
be left undeveloped), thereby retaining its historic park-like visual character. The scale and
design of the proposed buildings are compatible with the residential character of the
neighborhood and the eclectic style of existing development on the site, as most buildings are
single story and are designed to be subordinate to the landscape. Construction associated with
buildout of the project has been conditioned to effectively reduce impacts to the neighborhood
in regards to noise, traffic, parking, fire hazards, aesthetics, and air quality emissions. Proposed
development is not expected to be detrimental to the comfort, convenience, health, safety, or
general welfare of the surrounding neighborhood. By implementing various improvements on
the site such as improved circulation, increased water supply, and a remote area weather station,
fire protection and fire safety in and around the Garden are expected to improve. In addition, by
capping use levels at the Garden associated with its special programs and events, the proposed
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2.1.6

2.1.7

2.2

2.2.1

2.2.2

project would not exacerbate the existing fire hazards related to evacuation of the canyon in the
event of a wildfire. Capping these events and activities would also reduce potential nuisances
to surrounding neighbors associated with noise and traffic resulting from large groups visiting
the garden and events utilizing outdoor amplified music. Conditions of approval placed on the
proposed project provide clear regulations on the Garden’s development and operations where
none currently exist. For these reasons, this finding can be made.

The proposed project will comply with all applicable requirements of this Development Code
and the Comprehensive Plan, including any applicable community or area plan.

As conditioned, the proposed project is consistent with all applicable provisions of the Land
Use Development Code and Comprehensive Plan, including the Mission Canyon Area Specific
Plan. As discussed in Section 6.2 of the staff report dated July 22, 2009 for the August 5, 2009
PC hearing, hereby incorporated by reference, the project, as conditioned, is consistent with
applicable policies of the Comprehensive Plan and Mission Canyon Area Specific Plan. The
project has been conditioned to require minor project modifications in order to ensure
consistency with County policies. Therefore, this finding can be made.

Within Rural areas as designated on the Comprehensive Plan maps, the proposed use will be
compatible with and subordinate to the rural and scenic character of the area.

The project site is not located within a Rural area as designated on the Comprehensive Plan
maps. Therefore, this finding does not apply.

DEVELOPMENT PLAN FINDINGS

Findings required for all Preliminary or Final Development Plans. In compliance with
Subsection 35.82.080.E.1 of the County Land Use and Development Code, prior to the
approval or conditional approval of an application for a Preliminary or Final Development Plan
the review authority shall first make all of the following findings:

The site for the subject project is adequate in terms of location, physical characteristics,
shape, and size to accommodate the density and intensity of development proposed.

The Botanic Garden site is approximately 78 acres in size. Buildout of the proposed project
would result in total building coverage of approximately 1.1 acres. Approximately 91% of the
site would remain undeveloped or contain cultivated Garden exhibits. Therefore, the level and
intensity of development proposed remains low relative to the size of the Garden property.
Development on the site would meet all setback requirements and height restrictions. While
the project site is constrained due to steep slopes, dense vegetation, creek corridors, and other
important biological and cultural resources, proposed development is clustered around existing
development in areas where impacts to these resources are minimized. The Garden has been
operating at this site since 1926; therefore, the property is adequate for accommodating its
continued use as a botanic garden open to the public. By capping Garden activities and
programs (with the exception of general visitation), hazards associated with the location of the
site in an area that is confronted by significant public safety concerns related to wildfires and
evacuation, are substantially abated. The site is therefore adequate to accommodate the type of
use and level of development proposed and this finding can be made.

Adverse impacts will be mitigated to the maximum extent feasible.

The proposed project would not result in any significant and unavoidable impacts.
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2.2.4

Implementation of mitigation measures identified for the project would reduce impacts of the
project to less than significant levels. One of the most significant elements of the project is its
impacts related to fire hazards and emergency evacuation, primarily associated with large
groups visiting the Garden and potentially inhibiting evacuation of surrounding residents in a
wildfire event. In order to mitigate this impact to the maximum extent feasible, proposed uses
at the Garden related to special programs and events would be capped. This would still allow
the Garden to hold special events and programs in order to provide a necessary fundraising
element of their operation. With these use restrictions and the proposed fire protection
improvements proposed as part of the project, fire hazard impacts would be reduced to the
maximum extent feasible. In addition, most of the recommended mitigation measures of the
EIR have been incorporated into the project as conditions of approval to ensure impacts are
reduced to the maximum extent feasible. Therefore, impacts of the proposed project have been
reduced to the maximum extent feasible and this finding can be made.

Streets and highways will be adequate and properly designed to carry the type and quantity
of traffic generated by the proposed use.

Streets and highways are adequate and properly designed to carry the type and quantity of
traffic generated by the proposed use. Construction and operational traffic generated by the
proposed project would not result in any project-specific impacts to area roadways or
intersections, as concluded Section 4.11 of the EIR, hereby incorporated by reference. Local
roadways and intersections would continue to operate at acceptable levels of service with
buildout of the proposed project. Under the cumulative scenario, ambient population growth in
addition to project-generated traffic would result in a significant impact to the Mission Canyon
Road (west)/Foothill Road intersection in the year 2026. The payment of development impact
mitigation fees as part of project approval would ensure the project funds its fair share of
roadway and intersection improvements. Therefore, this finding can be made.

There will be adequate public services, including fire and police protection, sewage disposal,
and water supply to serve the proposed project.

Adequate public services are available to serve the proposed project. The project proposes to
extend municipal sewer lines to serve the project, which would be managed by the Laguna
Sanitation District and treated at El Estero Wastewater Treatment Facility. Sufficient capacity
exists to serve the project. The Garden plans to extend water lines to provide domestic services
to all existing and proposed development. The project has been conditioned to require that the
Garden be responsible for upgrading the water supply to meet County Fire Department
standards for water pressure and flow and ensuring that the City’s system has the capacity to
serve the project without creating deficiencies elsewhere in the system. These improvements
would be in place before any future development is completed. The project would be served by
the County Fire Department; it has been designed to be accessible by Courity Fire and to meet
all of the department’s standards in terms of hydrants, sprinklers, and access. The project site is
less than one mile from Station #15, well within the 5 minute response time. While Mission
Canyon Road, which provides access to the Garden, does not meet current minimum road width
standards, the County Fire Department has maintained that they are able to serve the proposed
development and uses and the project is well within acceptable response times. Police
protection would be provided by the County Sherriff’s Department, as it is currently. The
proposed project would not increase the need for additional police protection. Therefore, this
finding can be made.
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2.2.5 The proposed project will not be detrimental to the comfort, convenience, general welfare,

2.2.6

2.2.7

2.2.8

health, and safety of the neighborhood and will not be incompatible with the surrounding
area.

The Santa Barbara Botanic Garden has been operating at its current location since 1926,
gradually expanding its operation and land area over time. The Garden, with its eclectic mix of
structures, has comprised an element of the neighborhood for over 80 years. During that time,
the canyon surrounding the Garden has experienced significant growth in residential
development. The Botanic Garden has been a centerpiece of Mission Canyon since its
inception. Extensive vegetation on and surrounding the Garden have historically assisted with
the visual integration of the site within the surrounding neighborhood and the level of
development and intensity of use have been compatible with the semi-rural residential character
of Mission Canyon. Upon buildout of the project, the site would remain predominantly open
and developed with nothing more than Garden exhibits (approximately 91% of the site would
be left undeveloped), thereby retaining its historic park-like visual character. The scale and
design of the proposed buildings are compatible with the residential character of the
neighborhood and the eclectic style of existing development on the site, as most buildings are
single story and are designed to be subordinate to the landscape. Construction associated with
buildout of the project has been conditioned to effectively reduce impacts to the neighborhood
in regards to noise, traffic, fire hazards, aesthetics, and air quality emissions. Proposed
development is not expected to be detrimental to the comfort, convenience, health, safety, or
general welfare of the surrounding neighborhood. By implementing various improvements on
the site such as improved circulation, increased water supply, a remote area weather station, fire
protection and fire safety in and around the Garden are expected to increase. In addition, by
capping use levels at the Garden associated with its special programs and events, the proposed
project would not exacerbate the existing fire hazards related to evacuation of the canyon in the
event of a wildfire. Capping these events and activities would also reduce potential nuisances
to surrounding neighbors associated with noise and traffic resulting from large groups visiting
the garden and events utilizing outdoor amplified music. Conditions of approval placed on the
proposed project provide clear regulations on the Garden’s development and operations where
none currently exist. For these reasons, this finding can be made.

The proposed project will comply with all applicable requirements of this Development Code
and the Comprehensive Plan.

As conditioned, the proposed project is consistent with all applicable provisions of the Land
Use Development Code and Comprehensive Plan, including the Mission Canyon Area Specific
Plan. As discussed in Section 6.2 of the staff report dated July 22, 2009 for the August 5, 2009
PC hearing thereby incorporated by reference, the project, as conditioned, is consistent with
applicable policies of the Comprehensive Plan and Mission Canyon Area Specific Plan. The
project has been conditioned to require minor project modifications in order to ensure
consistency with County policies. Therefore, this finding can be made.

Within Rural areas as designated on the Comprehensive Plan maps, the use will be
compatible with and subordinate to the agricultural, rural, and scenic character of the rural
areas.

The project site is not located within a Rural area as designated on the Comprehensive Plan
maps. Therefore, this finding does not apply.

The project will not conflict with any easements required for public access through, or public
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use of a portion of the subject property.

There are no existing easements in place on the property that provide public access through or
public use of a portion of the property. Therefore, this finding can be made.

B. Additional finding required for Final Development Plans. [n compliance with Subsection
35.82.080.E.2 of the County Land Use and Development Code, prior to the approval or
conditional approval of an application for a Final Development Plan the review authority shall
first find that the plan is in substantial conformity with any previously approved Preliminary
Development Plan except when the review authority considers a Final Development Plan for
which there is no previously approved Preliminary Development Plan. In this case, the review
authority may consider the Final Development Plan as both a Preliminary and Final
Development Plan.

There is no previously approved Preliminary Development Plan associated with this project.
The Development Plan considered as part of the proposed project serves as both the Preliminary
and Final Development Plan. Therefore, this finding can be made.
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ATTACHMENT B: FEIR REVISION LETTER RV1
TO: County Planning Commission |
FROM: Alex Tuttle, Planner
Planning and Development, Development Review Division
DATE: October 263, 2009
RE: Revisions to 07EIR-00000-00001, the proposed Final FIR for the Santa Barbara

Botanic Garden Vital Mission Plan (72-CP-116 RVO01, 99-DP-043) to reflect
revisions proposed subsequent to completion of the proposed Final EIR for the
project and prior to decision-maker action (including potential certification of the

FEIR)

I. LOCATION

The project site is located at 1212 Mission Canyon Road in the Mission Canyon area, First
Supervisorial District.

I1. BACKGROUND

An EIR was prepared for the Santa Barbara Botanic Garden Vital Mission Plan (07EIR-00000-
00001) to analyze the project’s environmental impacts and identify project alternatives. During
the public hearings on the project before the County Planning Commission, the Planning
Commission (PC) concluded that one of the impacts identified in the EIR as significant but
mitigable (Class II) was in fact Class III, less than significant based on substantial evidence in
the record. Additionally, following completion of the proposed Final EIR, a minor discrepancy
in the boundaries of the Historic Garden, as discussed in Section 4.4 of the EIR and the
accompanying Historic Resources Assessment prepared by Historic Resources Group (Appendix
D to EIR), was identified and warrants clarification. Subsequent to the September 16, 2009 PC
hearing, in response to discussions with the County Fire Department, staff has proposed a
modification to the replacement ratios for oak tree mitigation in order to achieve a better balance
between tree replacement and fuel modification. At the hearing of October 26, 2009, the
Planning Commission revised the mitigation measure related to the installation of pavers in the
Historic Garden based on substantial evidence in the record, concluding that such a change
would not reduce the effectiveness of the mitigation measure in reducing the impact to a less
than significant level. To this end, this FEIR Revision letter (RV1) has been prepared to discuss
the basis for the changed conclusion and modified mitigation measures.

Section IV of this Revision letter includes an errata section that contains minor corrections and
additions to the proposed Final EIR in addition to those identified in Section III below that will
be incorporated into the document upon EIR certification.
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III. CHANGED CONCLUSION, CLARIFICATION, AND MITIGATION
MEASURES

Caretaker’s Cottage

The EIR identified a significant but mitigable impact (Class II) associated with relocation of the
Caretaker’s Cottage outside of the Historic Garden boundaries. The EIR concluded that
relocation would disassociate the Cottage from its historic setting and location within the
Historic Garden, resulting in a significant impact to historical resources. The EIR acknowledged
that the Cottage had previously been moved in 1942, during the period of significance, but had
always remained within the Historic Garden boundaries.

Pam O’Connor, an architectural historian with Kaplan Chen Kaplan, concluded in her historic
report of the Botanic Garden (prepared on behalf of the Garden), entitled Santa Barbara Botanic
Garden Historic Resources — Supplemental Report, dated February 19, 2009 and included in
Appendix I of the FEIR, concluded that the historic setting of the Caretaker’s Cottage had
already been compromised by its move in 1942 outside of the cluster of administrative buildings.
This determination was reiterated in a comment letter submitted to the Planning Commission by
Alex Cole, architectural historian, dated August 27, 2009 (included as Attachment A to this EIR
Revision Letter). Both historians concluded that by disassociating the Caretaker’s Cottage from
the administrative cluster in 1942, the historic integrity of its setting was lost. As stated by Alex
Cole, “As a result of this loss of integrity of setting, the significance of the cottage rested not on -
its location or setting, but rather on its presence as a first-generation Botanic Garden building.
As such, its retention was important, but its location and setting were not.” Thus, relocation of
the cottage to the east side of Mission Canyon Road would not result in a significant impact on
historic resources. This analysis and conclusion is also contained in a historic resource report
prepared by Alex Cole for the Botanic Garden in February 2001, entitled Phase I Historical
Resources Report Library and Auxiliary Buildings, Santa Barbara Botanic Garden, which was
one of the reports utilized in preparation of the EIR.

Faced with conflicting conclusions from experts, the Planning Commission found the lo gic of the
assessment above to be sound and that it provided substantial evidence to support a changed
conclusion in the EIR. Based on the Planning Commission’s determination, the impact to
historic resources associated with relocation of the Caretaker’s Cottage outside of the Historic
Garden boundaries is reclassified as adverse but less than significant (Class III). Mitigation
Measure CULT 3-5 is therefore revised as follows:

of-the oric-Garden- Pls for structural
Cottage shall be designed by a P&D qualified
County and Secretary of the Interior’s Standards

removal and relocation of the Caretaker’s
architectural historian and comply with
and Guidelines. ential-alte ive

Plan Requirements/Timing: Removal and relocation plans shall be reviewed and
approved by P&D and SBAR prior to Zoning Clearance issuance.
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'

Monitoring: P&D shall monitor relocation activities to ensure compliance with the
relocation plan.

Therefore, with this EIR Revision Letter, the EIR has been revised to reflect the changed
conclusion.

Historic Garden Boundaries

A discrepancy in the boundaries of the Historic Garden and associated parcel numbers was
1dentified. The discrepancy arose as a result of inaccurate parcel boundaries and configurations
on a site map that was utilized by Historic Resources Group (HRG) in identifying the boundaries

~ of the Historic Garden. The text description of the boundaries in the report, and which parcels

are excluded from the boundaries due to a lack of association with the Garden’s operation during
the period of significance, does reflect the correct boundaries and requires no changes. Page 4.4-
10 of the EIR, reflecting the HRG report, currently states:

Two acquisitions date from the period of significance but are not included in the Historic
Garden boundary. One of these is an approximately two-acre parcel donated by Mr. and
Mrs. A.B. Watkin in 1941 and located at the southern end of the Garden. This portion is
not contiguous with the majority of the Historic Garden land and was not actively used
Jor Garden purposes (display, cultivation, research, etc.) during the period of
significance. The second parcel consists of more than six acres of the original Gane
property and donated in 1948. This parcel was not actively used for Garden purposes
during the period of significance (in bold for emphasis). All other parcels now controlled
by the Santa Barbara Botanic Garden were acquired after 1950 and, therefore, not within
the period of significance.

However, Figure A (below) in the report does not reflect this text description due to the error
in the parcel boundaries and configurations in the underlying base map.
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A corrected base map (see below) has been provided and the boundary of the Historic Garden
adjusted accordingly. The correct acreage for the updated boundary is 36.47 and includes seven
separate parcels:

e APN 023-340-015 (1926)’
o APN 023-350-006 (1931)
o APN 023-052-001 (1932)
o APN 023-340-013 (1940)
o APN 023-340-014 (1940)
o APN 023-060-023 (1941)
¢ APN 023-060-022 (1947)

The result of this correction is that the new buildings proposed as part of the Horticultural
Offices (P-6/7/8 and P-9) on the east side of Mission Canyon Road in the area of the existing
shade structures would be adjacent to but outside of the boundaries of the Historic Garden as
identified by HRG. The HRG report, as restated in the EIR, concluded that impacts to the
Historic Garden from development of these structures would be less than significant (Class III).
The corrected boundary would not alter this conclusion. In addition, the boundary correction
does not alter the extent of trails that are included within the Historic Garden, since the Porter
Trail remains within the parcel north of the Horticultural Offices. Thus overall, the boundary

! Parcel includes portion located west of Mission Canyon Road and labeled 1931 on the boundary map.
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adjustment represents a minor clarification based on an accurate underlying base map and does
not alter the impact conclusions or analysis in the EIR.

Page 4.4-10 of the EIR has been revised as follows to identify the correct parcel numbers:

o APN023-340-015 (1926)
e APN 023-350-006 (1931)
e APN023-052-001 (1932)
e APN 023-340-013 (1940)
o APN 023-340-014 (1940)
o APN023-060-023 (1941)
e APN 023-060-022 (1947)

Page 4.4-19 of the EIR has been revised as follows in order to clarify the relationship of the
proposed new Horticultural Offices to the Historic Garden:

The proposed project also anticipates the construction of several new buildings within-adjacent
to the Historic Botanic Garden east of Mission Canyon Road. These include a new Herbarium
(P5), the horticulture offices (P6), horticulture services (P7) as well as support facilities and a
garage. New construction withir-adjacent to the Historic Garden and east of Mission Canyon
Road does not appear to result in significant impacts to the Historic Garden. The proposed
changes involve only one resource that has been evaluated as historically significant (Wood
Shed, see below), and important topographical features, plant life, and views that have
characterized the area throughout its history would remain. In addition, this area’s historical
propagation, maintenance, and service functions would continue. Therefore, proposed new
construction of structures east of Mission Canyon Road would result in less than significant
impacts on the Historic Garden. Regardless, the historic Wood Shed was destroyed in the recent
Jesusita Fire and has thus lost its historic significance. The Jesusita Fire did burn the hillside
leading up to the east ridge north of the driveway leading up to the Gane House, however many
individual trees remain and revegetation of this area, including the re-establishment of exhibits,
is expected over time. '

Similar corrections apply to the Historic Resources Assessment prepared by Historic Resources
Group (Appendix D in the EIR).

Oak Tree Mitigation

The EIR identified significant but mitigable (Class IT) impacts to oak woodlands and adverse but
less than significant (Class IIT) impacts with respect to individual native trees associated with
development of the proposed project. To mitigate these impacts and ensure consistency with
County policies related to native tree protection, the EIR identified mitigation measures requiring
the replacement of each protected oak tree removed at a 10 to 1 replacement ratio. This ratio is
consistent with Planning and Development’s standard conditions for tree replacement. It
assumes that most of the trees would not survive but that out of 10 seedlings at least one tree
would reach maturity. The County Fire Department has recently expressed a concern about the
application of the 10 to 1 replacement ratio for this project, since it would be contrary to their
attempts at reducing fuel loads in Mission Canyon. It is also recognized that the Botanic Garden
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would likely have a greater rate of success in planting trees and ensuring their survival than a
typical developer, given their experience as a botanical garden and the professional
horticulturalists that they have on staff. For these reasons, the mitigation measures have been
modified by reducing the replacement ratio from 10:1 down to 3:1. The visual effect of the
reduction in replacement trees would be offset by the use of larger saplings (5 gallon containers)
for replacement. This would accomplish the same goal and objective of the original mitigation
measures without adding significantly to the site’s fuel loads.

Additionally, the Planning Commission found that there is no need to require a performance
security for installation of required oak tree mitigation planting since the Botanic Garden is in
the business of tree planting and the County would retain its ability to ensure that the plantings
are installed in compliance with the Tree Protection and Replacement Plan through its permit
compliance and monitoring program.

Therefore, Mitigation Measures BIO 2-1 and BIO 5-1 have been revised as follows:

BIO 2-1  In accordance with PRC Section 21083.4 (SB 1334), up to 50 percent of the project’s
impacts shall be mitigated by planting of trees as follows:

a. For each oak tree removal (5 inches dbh or greater), the applicant shall plant ten-(+8)three
(3), ¥5-gallon size coast live oak trees obtained from locally occurring saplings or seed
stock, preferably from the same watershed. The trees shall be planted, gopher fenced,
and irrigated (drip irrigation on a timer) for a 7- year maintenance period. Planted trees
that do not survive during the maintenance period shall be replaced at a 1:1 ratio and
monitored and protected for an additional five years.

b. Mitigation of oak trees at a 10:13:1 ratio shall be accompanied by replacement of
understory species placed in appropriate soils and spaced appropriately in an area large
enough to mitigate the loss.

c. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan.

Plan Requirements/Timing: Proposed seed collection and planting plans shall be shown on
a landscape plan and submitted to P&D for review and approval. Prior to Zoning Clearances,
the applicant shall obtain approval of the plan and shall submit a performance security to
P&D for maintenance. Prior to the proposed permit, the trees and understory species shall be
planted, fenced, and irrigated to the satisfaction of P&D. '

Monitoring: Through consultation of a certified arborist, the applicant shall demonstrate to
P&D that the planted trees and understory species are surviving and are self-sustaining. P&D
staff shall ensure adequate installation and maintenance of trees and understory species.
Performance security release for maintenance requires P&D sign-off.

BIO 5-1  Tree Protection and Replacement. In order to protect existing native coast live oak
and minimize adverse effects of grading and construction onsite, the applicant shall implement a
tree protection and replacement plan. No ground disturbance including grading for buildings,
accessways, easements, subsurface grading, sewage disposal and well placement shall occur
within the critical root zone of any native tree unless specifically authorized by the approved tree
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protection and replacement plan. The tree protection and replacement plan shall include the
following:

J- Any tree that is removed shall be replaced on a 303:1 basis with 15-gallon size saplings
grown from seed obtained from the same watershed as. the project site. Trees that are
damaged (i.e. more than 20 percent encroachment into the critical root zone) shall be
monitored for 10 years. If at any time during this monitoring period the health of the tree
declines, it shall be replaced on a 403:1 basis. Where necessary to remove a tree and
feasible to replant, trees shall be boxed and replanted. If relocation is unsuccessful, the
tree shall be replaced on a 103:1 basis. A drip irrigation system with a timer shall be
installed. Trees shall be planted prior to occupancy clearance and irrigated and
maintained until established (five years). The plantings shall be protected from predation
by wild and domestic animals, and from human interference by the use of staked, chain
link fencing and gopher fencing during the maintenance period. Planted trees that do not
survive during the maintenance period shall be replaced at a 1:1 ratio and monitored and
protected for an additional five years.

k. Any unanticipated damage that occurs to trees or sensitive habitats resulting from
construction activities including, for example, excessive tree pruning or limbing shall be
mitigated in a manner approved by P&D. This mitigation may include but is not limited
to posting of a performance security, tree replacement on a 163:1 ratio and hiring of an
outside consultant biologist to assess the damage and recommend mitigation. The
required mitigation shall be done immediately under the direction of P&D prior to any
further work occurring on site. Any performance securities required for installation-and
maintenance of replacement trees will be released‘ by P&D after its inspection and
approval of such installatien-and-maintenance. '

1. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan, unless approved by the County Fire Department.

Plan Requirements and timing: Prior to Zoning Clearance, the applicant shall submit
grading plans, building plans and the tree protection and replacement plan to P&D for review
and approval. All aspects of the plan shall be implemented as approved. Prior to Zoning
Clearances, the applicant shall post a performance security in an amount acceptable to P&D
to guarantee the maintenance of tree replacement. Timing on each measure shall be stated
where applicable on each respective plan; where not otherwise stated, all measures must be in
place throughout all grading and construction activities.

Monitoring: P&D or a designated monitor shall conduct site inspections throughout all
phases of development to ensure compliance with and evaluate all tree protection and
replacement measures. Release of performance security for maintenance shall not occur
unless all measures have been complied with to the satisfaction of P&D.

These modifications do not alter the conclusions of the EIR in terms of the residual impacts of
the project on oak woodlands and individual oak trees. The effectiveness of the mitigation
measures remain the same.
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Paver Installation

The FIR identified a significant but mitigable impact associated with the installation of pavers
throughout the Historic Garden, including the heretofore unpaved trail system. The following
mitigation measure was identified to reduce the impact to a less than significant level:

CULT 3-2 Limit pavement (including areas improved with pavers) and hardscape to the
Administration/Education area, Horticulture/Support area, the currently paved central areas
surrounding the Meadow, and selected adjacent areas for accessibility. Paved pedestrian access
and trail areas shall constitute no more than ten percent (10%) above the existing paved areas
within the Historic Garden regardless of material. It is also recommended that the Applicant
consider the repaving of the Administration/Education courtyard with more historically
appropriate material based on historic photos. Trail design shall reflect the naturalistic and
informal patterns historically associated with the trail system. It is recommended that for the
currently paved areas and for areas to be paved in accordance with this measure (the 10%
additional paved area), alternate materials such as decomposed granite and permeable grids be
investigated and that a materials palette be developed to ensure sustainability, integration with
the natural environment, and sensitive fransition from hardscape to natural sections. Plan
Requirements and Timing: Paving and hardscape plans shall be reviewed and approved by
P&D and SBAR prior to Zoning Clearance issuance.

M(_)nitoringz’ P&D shall conduct field inspections to ensure compliance with the approved
" paving plans. ‘ S

At the hearing of October 26, 2009. the Planning Commission modified the mitigation measure
based on substantial evidence in the record and a disagreemient among experts, referring to an
excerpt from a letter to the Planning Commuission from Richard Monk, attorney for the Botanic
Garden, dated August 25, 2009 (pages 10-12). The modified mitigation measure remains
effective at reducing the impact to a less than significant level.

Mitigation Measure CULT 3-2 is therefore revised as follows:

CULT 3-2 Limit pavement (including areas improved with pavers) and hardscape to the
Administration/Education area, Horticulture/Support area, the currently paved central areas
surrounding the Meadow, and selected adjacent areas for accessibility. Paved pedestrian access
and trail areas shall constitute no more than ten percent (10%) above the existing paved areas
within the Historic Garden regardless of material. Required paved access for ADA and County
Fire Department purposes to and around proposed new buildings shall not count towards the 10%
limit. It is also recommended that the Applicant consider the repaving of the
Administration/Education courtyard with more historically appropriate material based on historic
photos. Trail design shall reflect the naturalistic and informal patterns historically associated with
the trail system. It is recommended that for the currently paved areas and for areas to be paved in
accordance with this measure (the 10% additional paved area), alternate materials such as
decomposed granite and permeable grids be investigated and that a materials palette be
developed to ensure sustainability, integration with the natural environment, and sensitive
transition from hardscape to natural sections. Plan Requirements and Timing: Paving and
hardscape plans shall be reviewed and approved by P&D and SBAR prior to Zoning Clearance
issuance.
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IV.

Monitoring: P&D shall conduct field inspections to ensure compliance with the approved
paving plans.

FEIR ERRATA

This errata section contains minor corrections and additions to the proposed Final EIR, in
addition to that which was identified in Section III above, which will be incorporated into the
final certified EIR. None of the proposed corrections or additions alter the conclusions of the
EIR analysis or identify new significant impacts, except as discussed above.

The corrections and additions are listed below, by EIR section, along with an explanation for the
change. Deleted text is in strikeout. New text is underlined.

Executive Summary

Page 1-29, Mitigation Measure CULT 2-2: The phrase "Native American representative, as
applicable" should not be crossed out. Reason: This error reflects a discrepancy between
the Executive Summary and the text in Section 4.4 of the EIR.

First paragraph should read:

CULT 2-2 In the event potentially significant archaeological remains are encountered, work shall be
stopped immediately or redirected until the P&D approved archaeologist and a Native
American representative, as applicable, evaluates the significance of the find pursuant to

-. County Archaeological Guidelines. If remains are found to be significant, they shall be - -

subject to a Phase 3 mitigation program consistent with County Archaeological -
.Guidelines and funded by the applicant.

Page 1-30, Class II Historic Resources Impacts: This paragraph should be revised to
eliminate reference to relocation of the Caretaker’s Cottage as a Class II impact. Reason:
Changed conclusion in the EIR, revising the impact from Class II to Class II1, as discussed in
Section III above.

Page 1-31, Mitigation Measure CULT 3-5: The mitigation measure in the executive
summary should be revised to reflect the changed conclusion by the Planning Commission,
as discussed above in Section III. Reason: Changed conclusion.

First paragraph should read:

th e e Plans for stIuctural
removal and relocatlon of the Caretaker s Cottage shall be d651gned by a P&D qualified
architectural historian and comply W1th County and Secretary of the Interior’s Standards
and Guldelmes al-a : q i --
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Section 4.1 Aesthetics and Visual Resources

o Page 4.1-33, Mitigation Measure AES 2-2: The mitigation measure has been revised to
eliminate the requirement for performance securities. Reason: The Botanic Garden is in the
business of landscaping and the Planning Commission considered it unnecessary to require
the Garden to pay performance securities for the installation and maintenance of landscaping.
The County would retain the ability to ensure compliance with the landscaping requirements
through its permit compliance and monitoring program.

The Monitoring paragraph should read:

Monitoring: P& A i A ; :
feil—aﬁy—buﬂéeﬁt——ﬁﬁder—the—l.l}tal—khsﬁen—llla& Comphance staff shall ensure con31stency of

installation with approved plans and shall respond to complaints.

Section 4.12 Water Resources, Drainage, and Flooding

e Page 4.12-30, Second full paragraph: The reference to Table 4.12-11 should be corrected to
Table 4.12-6. Reason: This simply reflects an error in the reference.
' Attachments

~ Attachment A — Alex Cole memo, dated August 27, 2009
Attachment B - Excerpt from Richard Monk letter (pages 10 12), dated August 25, 2009

G:\GROUP'\Permitting\Case Files\Cp\1970s\72 cases\72¢cp116 Botanic Garden\72-CP-116 RVO0l (02NEW-
00138)\Environmental Review\EIR Revision Letter 10-26-09.doc
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PRESERVATION PLANNING ASSOCIATES

519 Fig Avenue, Santa Barbara, CA 93101
Telephone (805) 450-6658 Email: accole5@yahoo.com

MEMO

Date: August 27, 2009 .

To: Santa Barbara County Planning Commission, Mr. David Villalobos, Board Assistant
Supervisor ' .

From: Alexandra C. Cole, Principal, Preservation Planning Associates

Re: Relocation of Caretaker’s Cottage, Botanic Garden

In my July 30, 2009 letter to the Planning Commission, I outlined my reasons for approving the
relocation of the Caretaker’s cottage to the east side of Mission Canyon Road, where it would
serve again as a residence. Pam O’Connor, architectural historian with Kaplan Chen Kaplan
Architects and Planners, who spoke at your last meeting, concurred with my analysis. We both
respectfully disagree with the findings of HRG, who determined that unless the Caretaker's
cottage was moved within the boundaries of the Historic Garden, located on the west side of
Mission Canyon Road, there would be a significant impact.

My analysis, as presented in my 2001 SAIC report, determined that the historic setting of the
Caretaker’s cottage had been compromised by its move during the 1942 Farrand major remodel
of the administration section of the Botanic Garden. In the original plan, the Caretaker's cottage,
administrative office, lath house, potting shed, garage, greenhouse, workshop and seed storage
building were organized in a cluster to the south of the meadow section. The 1942 plan placed
the new library as the focal point of the administration cluster. The director’s house was moved
downhill from the new library, with the Caretaker’s cottage relocated even further down the
hill. It was at this point that the Caretaker’s cottage was no longer part of the administrative
cluster of buildings, and its setting was compromised. Its setting was compromised further
when the new herbarium building was constructed in 1973-74, very close to the Caretaker’s
cottage, further disassociating it visually from the rest of the Botanic Garden administrative
cluster.

As a result of this loss of integrity of setting, the significance of the cottage rested not on its
location or setting, but rather on its presence as a first-generation Botanic Garden building.

As such, its retention was important, but its location and setting were not. Hence its proposed
relocation to the east side of Mission Canyon Road was considered to not have a potential
significant impact (SAIC 2001:32-33). Therefore, in my professional opinion, the proposed
relocation of the Caretaker’s cottage on the east side of Mission Ridge Road is appropriate.
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FEIR, Vol. 1, § 4.4, p. 4-4 — 20; emphasis included in
original.

Unlike HLAC, neither the FEIR nor P&D Staff have recommended denial
of the Meadow Terrace Project component nor the removal of the partially
completed stonework. Rather, both the FEIR and Staff have proposed mitigation
limiting pavers in the currently paved central area surrounding the Meadow and
selected adjacent areas for accessibility. Condition of Approval No. 21 (CULT
3-2). Further mitigation to reduce the impact of the Meadow Terrace to a
significant level includes a project redesign so that hardscape is minimized, a
dead and previously removed tree is restored, and the terrace reflects- the
naturalistic and informal design historically associated with the area. Condition
of Approval No. 22 (CULT 3-3). With the exception of the limitation on pavers,
the Garden agrees with the proposed mitigation measures.’

B. Paving of Trails

The Vital Mission Plan Project proposes that all remaining pathways, with
the exception of the proposed path on the Cavalli property, be surfaced with
pavers as individual portions of such pathways are determined to be in need of
maintenance and increased accessibility for mobility-impaired Garden visitors.
The FEIR concluded that such paving would result in substantial alterations to the
Historic Garden (the boundaries of which are defined by the County’s Historic
Consultant, HRG, and include the 23-acre landmarked property and 12 additional
acres of Garden Property for a total of 35-acres) thereby constituting a potentially
significant impact. Consequently, the FEIR recommended mitigation measure
CULT 3-2 limiting paving of pedestrian access in trail areas to no more than 10%
above the existing paved areas within the Historic Garden regardless of material.

Staff incorporated the recommended mitigation measure in Condition of Approval
No. 21.

In its objection to the proposed paving of the pathways, HLAC refers to
the “naturalistic trails” and references HRG’s conclusion that “Paving of the trails
will result in a significant loss of naturalistic landscape features....” However, it
is noteworthy that Landmark Resolution No. 2003-059 never uses the adjective
“paturalistic” in its discussion of trails. Rather, it refers to the Garden as being
“characterized by a system of trails through and around plant communities,
displays, exhibits and structures ... dedicated to plants native to California and the
California Floristic Province.” Resolution, § 2.B.i, p. 3.

* See Hollister & Brace companion letter of August 25, 2009, pp. 23-24.
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The Garden respectfully disagrees with the FEIR’s and Staff’s impact
conclusions regarding pavers and the proposed mitigation measures. In its
Historic Resources-Supplemental Report of February 17, 2009, Kaplan Chen
Kaplan offered the following opinion:

“The goal of the paving is to provide universal access along
all of the Botanic Garden’s trails and to all of its structures.

- The pavers will not impact any distant views. The pavers
can be installed with minimal impact on adjacent plantings.
The Technical Report’s recommendation in the
“Recommended Mitigation Measures” section .is. that
“paved trails should constitute no more than 10 percent
above the existing paved areas regardless of materials.”
Brief 32 acknowledges that sometimes “full access
throughout a historic landscape may not always be
possible” but there are no recommendations regarding
the minimum percentages of paving that should be
required. The balancing act between accessibility and
historic preservation is not achieved by limiting
accessibility. FEIR, Vol. IV, Kaplan Chen Kaplan
2/17/09 Letter, p. 18; emphasis added.

Similarly, attorney Anthony Goldsmith of National Access Consultants,
LLC, in his letter of February 17, 2009, opined as follows:

«__the statements set forth in the HRG Report regarding
the historic status of the trails do not, on a stand alone
basis, provide an adequate reason for turning down or
limiting the installation of additional paving along the
subject trails when viewed through the lens of Disability
Rights Laws. In this regard, I believe it is critical for
anyone making a decision based on the
recommendations set forth in the HRG Report to also
address the federal and state civil rights impacts that
would be created by the denial of a request to enhance
the accessibility of the Garden’s trail system.” FEIR,
Vol. II, Goldsmith letter of 2/17/09, p. 4 (Letter No. 32);
emphasis added.

Mr. Goldsmith offered essentially the same opinion at your Commission’s
hearing of August 5, 2009.
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Based upon the disagreement among experts regarding the significance of
the impact of the proposed paved trails, the Garden respectfully requests that your
Commission find that the Project’s proposed paving will not result in a significant
impact, notwithstanding the contrary conclusion reached in the FEIR similar to
what the Garden has requested with respect to the issue regarding the relocation
of the Caretaker’s Cottage. See Hollister & Brace companion letter of August 25,
2009, pp. 20-22. As stated in that letter, we respectfully request that your
Commission find that the Project’s proposed paving will not result in a significant
impact, notwithstanding the contrary conclusion reached in the FEIR and follow
the procedures outlined in that letter.

C. Historic Main Entrance

- HLAC objects to the Project’s proposal to create a new entrance to the
Garden and demand that your Commission require the reopening of the historic
main entrance through the Entry Steps. The Entry Steps were built in 1948 as a
pedestrian entrance from Mission Canyon Road through the parking lot. FEIR
Vol. 1, § 4.4, p. 4.4-14, This entrance has been closed off for many years because
it is inaccessible to people with disabilities and cannot be altered because the
Entry Steps are one of the seven specifically identified structures and features
protected by Resolution No. 2003-059.

. None of the historical consultants who have studied the Vital Mission Plan
(HRG, Preservation Planning Associates, Kaplan Cher Kaplan) have found any
adverse environmental impact, significant or otherwise, with the creation of the
new entrance and leaving the Entry Steps in their present gated condition.
Further, the FEIR conc]uded as following regarding the Garden’s proposed new
entrance:

“Similar sensitivity is evident in the ‘design of the new
entrance to the Garden to be constructed just south of the
' cwrent entrance. A new Visitor’'s Admissions building
(P3) and small wooden bridge over the Arroyo would be
constructed, but both the Admissions building and bridge
maintain a modest design aesthetic, are ‘appropriate in scale
and massing, and do not detract from the landscape and
surrounding setting.” FEIR Vol. 1, § 4.4, p. 4.4-18.

D. o New Educatmn/berary Building and Entrance Kiosk

. The Vital Missjon Plan Project proposes the comtructlon of new buildings
within the Historic Garden west of Mission Canyon Road. These include a new



ATTACHMENT C: CONDITIONS OF APPROVAL

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT AND DEVELOPMENT PLAN
COUNTY LAND USE DEVELOPMENT CODE, CHAPTER 35
CASE NOS. 72-CP-116 RV01, 99-DP-043

L A Conditional Use Permit And Final Development Plan are Hereby Granted:
TO: Santa Barbara Botanic Garden

APNs: 023-340-013, -014, -015; 023-052-001, -002, -003, -004, -008, -011, -012; 023-060-018, -022, -
023, -024, -025, -038; 023-350-006; 021-030-001

PROJECT ADDRESS: 1212 Mission Canyon Road
ZONE: REC, 1-E-1, AG-I-10
AREA/SUPERVISORIAL DISTRICT: Mission Canyon, First District

FOR: 1) Continued operation of an existing botanic garden and approval of all existing and proposed
development.

II. This permit is subject to compliance with the following conditions:

1. This Conditional Use Permit and Development Plan approval [72-CP-116 RV01, 99-DP-043] is
based upon and limited to compliance with the project description and conditions of approval. Any
deviations from the project description or the conditions must be reviewed and approved by the
Director of the Planning and Development Department for conformity with this approval.
Deviations from the project description or conditions of approval may require a modification (via a
Substantial Conformity Determination, an Amendment or a Revision) to 72-CP-116 RV01 and/or
99-DP-043 and further environmental review. The conditional language (i.e. use of the word
“would”) used in this condition #1 must be interpreted as imperative (i.e. “shall”).

The project description is as follows:
Modifications to Existing Structures and New Structures

The Garden currently includes 30 existing buildings (including five shade structures) providing a total

of approximately 39,558 s.f. of floor area’. The proposed project would involve changes to a number

of these buildings as well as the development of additional buildings, as identified in the tables below.

* This figure represents the pre-fire condition and is kept as is to reflect the fact that the Garden intends to rebuild
structures that were lost in the Jesusita Fire.
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Santa Barbara Botanic Garden Existing Structures
- " Building Name / Square - | . Changes: #of
Symbol | -0 Description .  Footage 1\ | ioors
Pl e T T e . (Footprint) - |- R | o
El Caretaker’s Cottage 1,390 (1,390) Relocate, 1
(offices) convert to
residence
E2 Herbarium (collections) 2,818 (1,209) Demolish 2
E3 Blaksley Library (library, 3,153 (1,577) Remodel, 2
office) offices, exhibit
space, snack
window
E4 Lath House/Plant Sales 3,003 (3,003) Remodel 1
ES North Wing (office, gift 3,298 (1,649) 674 s.f. 2
shop, kitchen, classroom) addition,
remodel
E6 Visitor Kiosk (admissions) 170 (170) Demolish 1
E7 Restrooms 404 (404) Remodel — 1
storage
ES8 Information Kiosk 320 (320) No change 1
E9 Tea House 188 (188) No change 1
E10 Gane House (maintenance 9,318 (3,975) Rebuild (fire) 2+
and storage) 8,178 s.f., basemen
offices t
Ell Storage Shed 339 (339) Demolish 1
El12 Storage Shed 356 (356) Rebuild (fire) 1
E13 Storage Shed 323 (323) Demolish 1
El4 Storage Shed 150 (150) Rebuild (fire) 1
and relocate
E15 Can Yard (shade structure) 1,984 (1,984) Rebuild (fire)
El6 Shade Structure (plants) 244 (244) Rebuild (fire),
119 s.f. addition
E17 | Lath House (plants) 725 (725) Rebuild (fire) 1
E18 Shade Structure (plants) 686 (686) Rebuild (fire) 1
E19 | Head House (office, seed 1,138 (1,138) No change 1
bank)
E20 Wood Shed (storage) 143 Rebuild (fire) 1
and relocate
E21 Guild Studio (office, 1,585 (1,440) No change 1
storage, guest quarters) (raised)
E22 | Tunnel Road Annex 483 (483) No change 1
(storage)
E23 | Employee Residence 1,185 (1,185) Remodel 1
E24 | Employee Residence 2,502 (2,203) Remodel, SFD
(duplex)
E25 Storage Shed 667 (667) No change 1
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s Bulldmg N Square’. | hanges |y op
Symbol . Descrlptlon - Nootage : Floors '
SRR | (Footprmt)i*‘i A
E26 Storage Shed 185 (185) Demolish 1
E27 | Director’s Residence 1,496 (1,496) Rebuild (fire) 1
E28 | Director’s Garage 500 (500) Rebuild (fire),
457 s.£. 2™
story addition
E29 | Shade Structure 400 (400) No change 1
E30 | Shade Structure 405 Demolish 1
Additions/Subtractions N/A -4,130 (-1,997) N/A
Total | 39,558 (28,937) | 35,428 (26,940) N/A

Santa Barbara Botanlc Garden Proposed Structures

<. | BuildingName i Square | 0
-Symbol e Descrlptlon i Footage : Floors :
- RN b (Footprmt) VT
P1-A Chlldren s Lab 2,678 (1, 748) 2
P1-B | Library/Education Center 7,941 (2,779) 2+
basemen
t
P3 Visitor’s Admission 724 (724) 1
P5 Conservation Center 5,552 (2,215) 2+
basemen
1
P6/7/8 | Horticulture Offices, 3,527 (3,527) 1
Garage & Services
P9 Horticultural 1,733 (1,733) 1
Garage/Support
P10 Can Yard (propagation) 400 (400) 1
P12 Garage 386 (386) 1
P13 Staff Residence 1,472 (1,472) 1
P14 Staff Residence 1,496 (1,496) 1
P17 Shade Structure 400 (400) 1
P18 Shade Structure 400 (400) 1
P19 Shade Structure 400 (400) 1
P20 | OverlookKiosk 470-470) 1
P21 Garage/Office 1,168 (1,168) 1
P22 Staff Residence 1,267 (1,267) 1
Total — Proposed Development | 29,544 (20,095) N/A
Total — Existing + Proposed | 64,972 (47,035) N/A
Net Increase | 25,414 (18,098) N/A

Of the existing 30 structures, six buildings with a combined floor area of 4,240 s.f. would be
demolished (an herbarium, the visitor services kiosk, one shade structure, and three storage sheds), the
Gane House would be reduced in size from 9,318 s.f. to 8,178 s.f.,, a reduction of 1,140 s.f., and three
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existing structures (North Wing, a shade structure, and Director’s garage) would be expanded to add a
total of 1,250 s.f. The proposed floor area changes to existing structures would result in a net reduction
to existing development floor area of 4,130 s.f. (minus 5,380 s.f. plus 1,250 s.f.), resulting in 35,428
s.f. of floor area associated with existing structures. Three existing structures (the cottage, a storage
shed and a wood shed) would be relocated on site with no change in floor area.

Fifteen new structures are proposed with a combined floor area of 29,554 s.f. The total floor area at the
Garden after implementation of the proposed project would be 64,972 s.f., for a net increase of 25,414
s.f. relative to existing development.

In addition to the permanent structures identified above, the Garden would periodically erect temporary
installations, representing either seasonal displays or art exhibits. Seasonal displays would be in place
for no more than 90 days and temporary art exhibits such as have occurred in the past (e.g. Toad Hall,
Herb Parker) would be in place for no more than three years. Temporary art exhibits would not exceed
1,200 square feet in size.

Circulation and Parking Facilities

The proposed project would also include modifications to existing roadways, construction of new
parking areas, visitor circulation modifications, and various Americans with Disabilities Act (ADA)
accessibility elements.

The existing driveways and circulation pattern on the West of Mission site would remain largely
unchanged. However, a new cut in the parking lot approximately 18 feet in width to create a new large
vehicle turnaround would be created at the south exit driveway to Mission Canyon Road, which would
allow larger vehicles a better access approach to the east side of the Botanic Garden property while also
providing emergency vehicles an alternative means of turning around on Mission Canyon Road.

The primary visitor parking lot on the West of Mission site currently contains 74 parking spaces (3
ADA accessible) and one bus parking space. A total of 70 marked parking spaces (including three
ADA accessible spaces) and one bus parking space are proposed. Therefore, the net change in parking
on the west property lot would be four fewer vehicular parking spaces. A new ADA accessible
pedestrian entry sequence to the West of Mission site would be constructed of stone pavers and would
include a small pedestrian bridge located just south of the existing entry path. The existing entry path
would then serve as a separate maintenance and emergency access route.

The Guild Studio is currently served by 7 informal employee parking spaces adjacent to the building.
The proposed project would provide 1 formal ADA accessible space at the Guild Studio in place of the
informal spaces and a new employee parking area containing 3 employee parking spaces on the west
side of Mission Canyon Road adjacent to the Mission Canyon Road and Las Canoas Road intersection.
This would result in a net decrease of 3 parking spaces serving the Guild Studio. The new employee
parking area would be accessed directly from Mission Canyon Road (presently gated), and a pavered
pedestrian path and span bridge (approximately 55 feet long and six feet wide) would provide access
from the parking area to the Guild Studio across Mission Creek.

The East of Mission site currently contains 35 unmarked parking spaces in various locations (not
including parking spaces used by staff residences on the Hansen site). New pocket parking would be
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provided for 23 spaces along the driveway accessing the Gane House and a 14-stall parking lot and
view “overlook” is planned where the driveway terminates beyond the existing propagation center.
This parking area would also function as a helipad in emergency situations (e.g. wildfires) for use by
emergency crews, as identified in the Fire Protection Plan. It would not be used for any other occasion.

The net change in the total supply of visitor and employee parking on the project site would decrease
by 5 spaces, from 116 to 111 spaces.

The entire access road through the East of Mission and Hansen sites (extending from Mission Canyon
Road to Las Canoas Road) is proposed to be paved, partially re-routed, and improved in order to meet
current Fire Department standards. Re-grading of the existing circulation system will be required to
increase road widths and to provide road grades consistent with current Fire Department standards (i.e.
12% maximum grade). In all, approximately 2,400 linear feet of roads on the East of Mission and
Hansen sites will be improved and widened to 16 feet in most places (not including turnouts,
turnarounds and parking spaces).

Employee and Visitor Parking

Existing Number of | Proposed Number of
~ Change
Spaces- Spaces
Visitor
West of Mission 74 70 -4
East of Mission 0 0 0
Total Visitor Parking 74 70 -4
Employee
Guild House 7 (unmarked) 4 (marked) -3
.. 35 37
East of Mission (unmarked) (marked) +2
Total Employee
Parking 42 41 -1
Total Visitor And
Employee Parking 116 111 =S

The Botanic Garden currently implements traffic management programs for all events that have the
potential to exceed the existing supply of visitor parking spaces and thereby result in traffic congestion
and parking impacts along Mission Canyon Road. The traffic management programs typically employ
on-site traffic monitors and valet parking programs, offsite parking agreements with shuttle services
and local law enforcement for traffic control. The Garden currently implements the following vehicle
use reduction efforts:

e Promoting carpooling and bus transportation in all advertisements for events. This is provided for
events of all sizes, not just the larger events which trigger the transportation and parking
provisions.

e Promoting carpooling for staff, though varying schedules make consistent carpooling impractical
for many.

e For large events, typically occurring on the weekends when MTD Line 22 runs, SBBG pays for
visitors traveling to the Garden via MTD. MTD collects the event ad presented by riders, and
then bills SBBG for those ads collected from individuals traveling on Line 22 to the Garden. In
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addition, for large events, the Garden provides bookmarks to all public library branches and
Borders bookstore that have a free-ride MTD tear off.

As part of the Vital Mission Plan, the Garden would continue these efforts and is also proposing to
purchase MTD passes for weekend employees to further reduce vehicular use.

Grading, Paving, and Pathways

Grading for full project buildout consists of approximately 13,200 cubic yards (cy) of cut and 5,400 cy
of fill, resulting in a net export of approximately 7,800 cy, with allowance for compaction loss in the
fill areas. New retaining walls are proposed as masonry block units and will be faced with rock
(sandstone) where walls are visible from locations within the Garden.

As part of the proposed project, remaining pathways, with the exception of the proposed path on the
Cavalli property, would be surfaced with pavers as individual portions of pathways are determined in
need of maintenance and increased accessibility for mobility-impaired Garden visitors, up to a
maximum of 10% above existing paved trails. The proposed path on the Cavalli property would be
narrowed to eliminate the need for engineered vertical retaining walls and would be unpaved.
Nonengineered stacked rock walls, with a maximum height of 24" would be allowed.

The project also includes terracing of the Meadow Oaks area on the west side of the Meadow, an area
that has historically been used as a gathering space and where a large oak tree previously existed but
was removed due to its failing condition. This feature, referred to as the Meadow Terrace, would
consist of three low-level rock retaining walls defining the terrace levels. The total Meadow Terrace
project area is approximately 4,025 square feet, with planting beds along the edge of each retaining
wall and decomposed granite making up the terraces. A total of approximately 150 linear feet of
retaining walls is proposed and would have a natural Santa Barbara sandstone facing. The maximum
exposed height of the retaining walls would be 18 inches and they would be designed to provide
seating for the public. =~ The Meadow Terrace would be used as both an exhibit of annual and low
growing colorful California perennials and other native plants and an area for hosting special events.
The Meadow Terrace project would be designed so that hardscape is minimized and the terrace reflects
the naturalistic and informal design historically associated with the area. The hard edge of terrace
retaining walls shall be softened, potentially with earthen berms and plantings, to minimize the effect
of abrupt changes in elevation. Terrace surfaces and areas between the retaining walls shall remain
unpaved and the retaining walls shall not continue east of the footpath surrounding the Meadow. An
oak tree shall be planted to replace the tree that was removed so that spatial relationships between the
Meadow Oaks area and the Meadow are maintained.

Fencing

Approximately 30% of the Garden property is currently fenced with various fence materials (cyclone,
post with wire, and wood) in areas generally along portions of Mission Canyon Road, Tunnel Road,
Las Canoas Road, and along the south and east property boundaries of the Cavalli Site. The Garden
proposes to replace and install a 3'.-foot high perimeter fence along most of the Garden property
boundaries, and will maintain, except as noted below, an existing six-foot high, black cyclone security
fence which is limited to specific portions of the Mission Canyon Road and Tunnel Road property
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boundary. Existing and proposed fencing would result in approximately 70% of the Garden property
perimeter being fenced.

The perimeter fence is proposed to be a 3% foot high visually and wildlife permeable post with smooth
wire or stone pillar with two flat rail design, avoiding designated fence openings within
riparian/wildlife corridors. In addition, fencing would not be placed where setbacks are required from
riparian vegetation and installation shall not require oak tree removal impacts. The perimeter fence
would be set back six feet from adjacent roadways where feasible given topographic and vegetation
constraints. The existing six-foot security fence, a portion of which along Tunnel Road was
constructed subsequent to the Notice of Preparation and is considered part of the proposed project, is a
black-vinyl coated cyclone fence designed with wildlife portals and would be maintained as-is on
portions of the site along Mission Canyon Road and Tunnel Road. The existing fencing along Tunnel
Road included in the project would be relocated to provide an approximate six foot setback from the
roadway to minimize visibility of the fence and accommodate pedestrian passage along the roadway,
where feasible given the site’s topographic and vegetation constraints. Currently, nearby residents who
are also members in good standing of the Garden and who have been granted permission are permitted
access to Garden paths via existing secured gates during regular operating hours. The Garden intends
to continue to allow neighboring residents to gain access through its gates under the current terms, but
reserves the right to restrict access in the future.

Lighting Plan

Exterior lighting is proposed to provide security and safety around structures. The lighting plan
consists of small, 3 x 6 inch shielded pathway lights between buildings, 3 x 4 inch step lights along low
walls, 24-inch tall sandstone path lights with two-inch shielded lights directed to the ground, and 2 x 6
inch hidden trellis lights to be provided at the main entrance to the Botanic Garden. Timers would be
used to control the duration of daily lighting including paths of travel to and from vehicles. Lights
would be illuminated from dusk until the end of the business day and until the end of classes or
lectures, as needed. Selected areas around buildings within the Garden are proposed to continue to
include low level security lighting which would remain illuminated throughout the night. During
special events, low level and shielded light fixtures may be utilized along pathways around the meadow
area. The parking lot would be provided with pole lighting consisting of 12-foot high pole lights set in
mission-style fixtures with sharp cut-off luminaries to reduce glare. Residential lighting typical of
residential uses in the neighborhood are proposed for new residences at the Botanic Garden as well. It
is the goal of the Garden to achieve LZ1 lighting standards, which are designed for areas with minimal
lighting needs, such as parks, wilderness areas, and wildlife preserves. Achievement of LZ1 lighting
standards is mandated by condition of approval 4.

Water and Sewer Services

The Botanic Garden is served by both a private well and the City of Santa Barbara’s municipal water
system. The City of Santa Barbara currently serves domestic needs, and approximately 35 percent of
irrigation needs, while the existing well provides for the remaining irrigation needs. New water mains
and hydrants would be installed and all new and remodeled buildings would be fire sprinkled. Except
for the Director's Residence (1140 Tunnel Road), which is served by municipal sewers, the Botanic
Garden wastewater disposal is currently processed through septic systems. All new and existing
facilities would be connected to the municipal sewer system, with the necessary sewer main extensions
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and laterals, and all sewer connections are proposed to be gravity lines. The proposed residence and
office space on the Cavalli site (P-21 and P-22) would only be constructed if and when sewer service is
introduced into the adjacent residential area.

Drainage Facilities

The proposed grading and drainage plans for the Vital Mission Plan include stormwater runoff control
and treatment improvements in project areas that would be subject to new development. Where new
impervious surfaces are proposed, drainage devices with oil and grit filtration are incorporated into the
design to filter, control and divert runoff from the site in a non-erosive manner to an appropriate
location for discharge. Additionally, two detention basins and one bioswale have been incorporated
into the project design to retain and treat stormwater runoff onsite where site terrain is level enough to
accommodate this type of stormwater treatment method. Two detention basins are proposed to be
installed along the access road between Mission Canyon Road and Las Canoas Road, and one bioswale
is proposed to be installed to collect stormwater runoff from the proposed Cavalli site improvements.
Bioswales and detention basins would be redesigned to avoid slopes of 30% or greater.

Proposed Fire Protection/Fuel Modification Plans

The Garden is subject to Fire Department requirements, which include fuel modification within 100
feet of habitable structures. In addition, a Conceptual Fire Protection Plan has been developed for the
Garden (Dudek, July 2009, Appendix E of DFEIR). This Plan includes requirements and
recommendations for fuel modification, building construction, road design, water systems, and
evacuation. Condition of approval 32 mandates that all construction shall be prohibited on red flag
days. Except during Low Fire Season Preparedness levels, a water truck shall be on hand during all
construction activities with the potential to ignite fires, including but not limited to welding, pipe
cutting and rough grading.

Construction Phasing

Implementation of the Vital Mission Plan is expected to occur in two sequential phases, consisting of
the following:

e Phase I will consist of all infrastructure improvements (water and sewer line extensions) and all
new Eastside development (i.e. Horticultural Center, Conservation Center/Herbarium, Gane
House rebuild, and Hansen and Cavalli improvements, etc.).

e Phase II will consist of all new Westside development (i.e. Education Center, Children’s

Laboratory, Entry Sequence, North Wing remodel, Blaksley Library remodel, Restroom
remodel, etc.).

Phase I shall be completed within five years from the start of construction. This time period can be
extended by the Planning Director up to an additional year for good cause shown. The construction of
Phase II shall not commence until at least 12 months following the completion of Phase I new
development.
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OPERATIONAL COMPONENTS OF THE PROPOSED PROJECT
Existing and Proposed Botanic Garden Uses

The general uses that occur at the Botanic Garden on a typical day include curation of collections,
exhibit development, self-guided garden tours and garden tours in groups, educational programs,
workshops, volunteer meetings, research activities, staff activities related to administration,
management and maintenance, business and group meetings, retail sales at the garden shop and plant
nursery, and horticultural activities. No change in these existing primary uses is proposed.

Most visitors to the Botanic Garden are touring the outdoor gardens and visiting the garden shop and
nursery. An average of approximately 305 people visit the Botanic Garden daily (based on admissions
counts taken in 2005 by Botanic Garden staff). This number includes general visitors as well as
attendees at special events, classes, lectures, and other activities. The Botanic Garden estimates that 75
percent of the daily public visitors remain on the west side, while 25 percent also tour the exhibits on
the east side.

The Botanic Garden has four on-site existing residential units contained within three buildings. These
include the Director’s residence and two employee residential structures (one single-family dwelling
and one duplex). All residences are occupied by full-time staff of the Botanic Garden. The project
includes converting the existing administration building (cottage) to its original use as a residence,
constructing a garage addition to the Director’s residence, and restoring the existing single family
dwelling and duplex as two single family residences (the existing duplex would be converted to a
single family residence) at the Hansen Site. In addition, the project includes construction of two new
single-family dwellings at the Hansen Site, and one single family residence at the Cavalli property in
the event sewer service is introduced into the adjacent residential area. This would result in a net gain
of three residential units beyond what exists currently, for a total of seven units.

A 226 square-foot snack window is proposed within the lower level of the Library (E3) which would
provide visitors with light lunch fare consisting of pre-packaged cold foods such as salads and
sandwiches, various snack foods, fruit and primarily bottled or canned drinks. A microwave oven
would be provided to heat beverages and soups. The proposed food service would be available during
regular visiting hours only. In addition, a kitchen area with refrigerator, dishwasher, microwave oven,
and sink is proposed within the lower level of the Library (E3) that would serve as a preparation and
storage area for special events held at the Garden. No cooking facilities are proposed as part of this
project; all cooking would be done off-site.

Hours of Operation

The Garden is open to the general public from 9:00 a.m. to 5:00 p.m. during the winter season and 9:00
am. to 6:00 p.m. during the summer season. The Botanic Garden is open 361 days per year. All
activities occur seven days per week, with most staff working Monday through Friday. Staff typically
work 8:00 a.m. to 5:00 p.m., while educational programs run from 7:30 a.m. to 10:00 p.m.
Approximately 75 percent of classes occur during the daytime hours and 25 percent occur during
evening hours. Meetings related to garden activities can occur throughout the day from 7:30 a.m. to
6:00 p.m. All special events at the Garden such as private parties and fundraisers conclude by 9 p.m.
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with additional time provided for event breakdown and cleanup. Music associated with special events
ends by 9 p.m. No change in operating hours is proposed.

Staff Levels

Staffing at the Botanic Garden at the time of the Notice of Preparation consisted of 32 full-time and 15
part-time employees, 1 intern, and approximately 31 instructors. Typically, 1 instructor is involved
with a class on any given day. At the time of the Notice of Preparation, approximately 20 volunteers
provided services such as docents, horticultural assistance, membership/visitor services, garden shop,
fundraising, etc. each day. The Botanic Garden estimates that staffing needs will increase to 37 full-
time and 24 part-time employees, 4 interns and approximately 32 instructors, while volunteers are
assumed to remain at 20. Therefore, it is anticipated that total staff and volunteers would increase from
99 to approximately 117 under buildout of the project, accounting for 5 more full-time employees, 9
more part-time employees, 3 more interns, and 1 more instructor.

Classes, Visitors, and Special Events

The Botanic Garden is requesting visitor increases associated with classes, lectures, special events, etc.,
however these proposed increases are not included in the approved project. Rather, use levels are
capped. Classes and lectures are identified in the table below. Currently, five to ten professionals use
the herbarium and research facilities weekly, between the hours of 8:00 a.m. and 5:00 p.m., Monday
through Friday. The Botanic Garden Volunteer meetings consisting of 5 to 25 people are held 6 to 12
times per year. The Botanic Garden does not expect an increase in these meetings or attendance.
Miscellaneous business, research and educational visits not included above account for approximately
12 people per day and would not directly increase with project implementation. These individuals
typically utilize various buildings on the west side or are out on the Botanic Garden grounds.

Classes, Hours, and Attendance

‘ 4 o Maximum

Classes/Year Hours ‘Attendance
' (per class)

Daytime Classes 7:30 am--5:30 22
p.m,
Nighttime Classes | 6 p.m. -10 p.m. | 22
Master Gardner and 7:30 a.m.-5:30
.. 50
Docent Training p.m.
Annual Lecture
Series 6 p.m.-10 p.m. 70
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Tents are commonly utilized during most of the private parties and other special events indicated
above, including certain outdoor classes depending on weather and solar radiation conditions (up to an
estimated 55 uses per year). Tents are removed immediately after an event has completed. Alcohol
may be served at special events as well, with liquor licenses obtained as necessary. The number of
such events varies year to year. All events include an on-site monitor. Music (both acoustic and

amplified) would typically be used up to approximately 25 times per year. The Garden proposes to
maintain these use parameters.

The grading, development, use, and maintenance of the property, the size, shape, arrangement, and
location of structures, parking areas and landscape areas, and the protection and preservation of
resources shall conform to the project description above and the conditions of approval below. The
property and any portions thereof shall be sold, leased or financed in compliance with this project
description and the conditions of approval hereto.

MITIGATION MEASURES FROM 07EIR-00000-00001

2. AES 2-1 Roof-top building materials and colors compatible with surrounding terrain (earth tones
and non-reflective paints) shall be used. Plan Requirements and Timing: Materials shall be
denoted on building plans. Final building plans shall be reviewed and approved by the SBAR prior
to Zoning Clearance. Structures shall be painted prior to final building inspection.

Monitoring: P&D shall inspect prior to final building inspection.

3. AES2-2 Where feasible and consistent with the Fire Protection Plan and County Fire Department
fuel management requirements, the Botanic Garden shall incorporate landscaping in the form of
planted buffers along its perimeter and in areas open to public views, with special emphasis along
Mission Canyon Road and the East Ridge north of the Gane House. Landscaping shall include
groundcover, understory and canopy plantings as needed to achieve effective screening. Landscape
screening shall be maintained for the life of the project. In the event of a natural disaster, including
wildfire, landscape screening shall be replaced to the satisfaction of this condition in a timely
manner. Landscape plans shall be submitted to the BAR for review and approval as to species,
locations, and size at installation. Plan Requirements and Timing: Prior to Zoning Clearance
approval for each phase of buildout, the applicant shall submit landscape planting plans for each
phase of buildout for review and approval by the SBAR and P&D.

Monitoring: Compliance staff shall ensure consistency of installation with approved plans and
shall respond to complaints.

4, AES 3-1 Exterior lighting shall be designed consistent with LZ1 standards. With the exception
of security lighting, all exterior lighting shall be on timers and shut-off during non-business hours.
When necessary to support an evening activity (class, special event, lecture, etc.), only those
buildings or areas in use shall be lit as well as the parking area serving the activity and any
necessary pathways between the activity and said parking. Any exterior night lighting shall be of
low intensity, low glare design, minimum height, and shall be fully hooded to direct light
downward onto the subject parcel and prevent spill-over onto adjacent parcels. Plan Requirements
and Timing: Prior to Zoning Clearance approval, the applicant shall submit a Lighting Plan that
demonstrates compliance with LZ1 standards and the restrictions of this condition for review and
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approval by the SBAR and P&D. A template for lighting of all temporary events shall also be
reviewed and approved by the SBAR. The locations of all exterior lighting fixtures and an arrow
showing the direction of light being cast by each fixture and the height of the fixtures shall be
depicted on the Lighting Plan.

Monitoring: P&D shall site inspect to ensure compliance prior to occupancy clearance. Permit
compliance shall respond to complaints.

5. AQ1-1 The applicant shall prepare a Construction Management Plan to control PM-10
emissions. At minimum the Plan shall include the following dust control measures:

e During construction, water trucks or sprinkler systems should be used to keep all areas of
vehicle movement damp enough to prevent dust from leaving the site. At a minimum, this
should include wetting down such areas in the late morning and after work is completed for
the day. Increased watering frequency should be required whenever the wind speed exceeds
15 mph. Reclaimed water should be used whenever possible.

e Minimize the amount of disturbed area and reduce onsite vehicle speeds to 15 mph per hour
or less.

e Gravel pads must be installed at all access points to prevent tracking of mud on to public
roads.

e 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. Trucks transporting fill material to and from the site shall be covered with a
tarp from the point of origin.

e After clearing, grading, earthmoving, or excavation is completed, the disturbed area should
be treated by watering, revegetating, or spreading soil binders until the area is paved or
otherwise developed so that dust generation will not occur.

e 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 off site.
Their duties shall include holiday and weekend periods when work may not be in progress.
The name and telephone number of such persons shall be provided to the SBCAPCD prior
to Zoning Clearance.

e All requirements shall be shown on grading and building plans.

Plan Requirements/Timing: These measures shall be noted on all construction plans and
approved by the County Planning and Development department prior to Zoning Clearance.
Monitoring: The County building/grading inspector shall perform periodic site inspections
throughout the construction period and respond to complaints.

6. AQ2-1 The applicant shall prepare a Construction Management Plan to control diesel emissions
during construction. At a minimum the Plan shall incorporate the following mitigation measures:

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

» Diesel-powered equipment should be replaced by electric equipment whenever feasible.

e Idling of heavy-duty diesel trucks during loading and unloading should be limited to five
minutes; auxiliary power units should be used whenever possible.

o Construction worker’s trips should be minimized by requiring carpooling and by providing
for lunch on site.
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e Heavy-duty diesel-powered construction equipment manufactured after 1996 (with
Federally mandated “clean” diesel engines) should be utilized wherever feasible.

e The engine size of construction equipment operating simultaneously shall be the minimum
practical size.

o The amount of construction equipment operating simultaneously shall be minimized
through efficient construction management practices to ensure that the smallest practical
number is operating at any one time.

e Construction equipment shall be maintained per the manufacturer’s specifications.

e Construction equipment operating on site shall be equipped with two or four degree engine
timing retard or pre-combustion chamber engines.

e Catalytic converters shall be installed on gasoline-powered equipment, if feasible.

Plan Requirements/Timing: These measures shall be noted on all construction plans and
approved by the County Planning and Development department prior to Zoning Clearance.

Monitoring: The County building/grading inspector shall perform periodic site inspections
throughout the construction period. Permit compliance will respond to complaints.

7. AQ3-1 Energy Conservation Measures. The applicant shall incorporate the following energy
conservation measures into building plans unless the applicant or future landowner proves to the
satisfaction of P&D that incorporation of a specific measure is infeasible:

a. Meet or exceed the California Title 24 Energy Code for all relevant applications, including
energy efficient appliances and lighting.

Install heat transfer modules for all furnaces.

Apply water based paint on all structures.

d. If feasible, incorporate the use of solar panels for water heating systems or water heater
systems that heat water only on demand into the design of all habitable structures.

e. Include design elements that maximize the use of natural lighting and passive solar
cooling/heating.

f. Construct parking areas with concrete or other non-polluting materials instead of asphalt.

Plan Requirements and Timing: The applicant shall incorporate the listed provisions into

building and improvement plans or shall submit proof of infeasibility prior to Zoning Clearance.

e o

Monitoring: Building and Safety shall site inspect to ensure development is in accordance with
approved plans prior to occupancy clearance.

8. BIO 1-1 During construction, the placement of the Cavalli path and fence shall be monitored by
a qualified botanical consultant and realigned as necessary in order to avoid direct impacts to
special-status plants, and to protect special-status plants from incidental damages. Plan
Requirements and Timing: Improvement plans shall be modified as necessary to depict the “as-
built” conditions of the path and fence alignment. Prior to initiation of construction, the applicant
shall receive P&D department approval of the proposed botanical consultant.

Monitoring: The botanical consultant shall be on-site throughout the Cavalli path and fence
construction and shall submit a summary report of the changes to the alignment that were
necessary. The report shall be submitted for P&D approval, along with revised plans (as
necessary).
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9.

10.

11.

BIO 2-1 In accordance with PRC Section 21083.4 (SB 1334), up to 50 percent of the project’s
impacts shall be mitigated by planting of trees as follows:

a. For each oak tree removal (5 inches dbh or greater), the applicant shall plant three (3), 15-
gallon size coast live oak trees obtained from locally occurring saplings or seed stock,
preferably from the same watershed. The trees shall be planted, gopher fenced, and
irrigated (drip irrigation on a timer) for a 7- year maintenance period.

b. Mitigation of oak trees at a 3:1 ratio shall be accompanied by replacement of understory

species placed in appropriate soils and spaced appropriately in an area large enough to
mitigate the loss.

c. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan.

Plan Requirements/Timing: Proposed seed collection and planting plans shall be shown on a
landscape plan and submitted to P&D for review and approval. Prior to Zoning Clearances, the
applicant shall obtain approval of the plan and shall submit a performance security to P&D for
maintenance. Prior to the proposed permit, the trees and understory species shall be planted,
fenced, and irrigated to the satisfaction of P&D.

Monitoring: Through consultation of a certified arborist, the applicant shall demonstrate to P&D
that the planted trees and understory species are surviving and are self-sustaining. P&D staff shall
ensure adequate installation and maintenance of trees and understory species. Performance security
release for maintenance requires P&D sign-off.

BIO 2-2 In accordance with PRC Section 21083.4 (SB 1334), the remainder of the project’s
impacts (i.e, the portion not mitigated by the planting of oaks) shall be mitigated by the
contribution of funds to the Oak Woodlands Conservation Fund, as established under subdivision
(a) of Section 1363 of the Fish and Game Code, for the purpose of purchasing oak woodlands
conservation easements, as specified under paragraph (1) of subdivision (d) of that section and the
guidelines and criteria of the Wildlife Conservation Board. A calculation of the appropriate
amount of funds shall be based on the acreage of oak woodlands impacted by the project, in
consultation with the California Wildlife Conservation Board. Plan Requirements and Timing:
Payment of mitigation fee shall be completed prior to Zoning Clearance.

Monitoring: P&D shall verify compliance with this requirement prior to Zoning Clearance.

BIO 3-1 The fencing plan shall require that portions of the proposed fence that traverse oak
woodlands shall be constructed using hand equipment only so as to minimize the area of
disturbance, under the supervision of a biological monitor. All fencing along Las Canoas Creek
shall be sited so as to avoid removal of or disturbance to riparian vegetation or habitat. Plan
Requirements and Timing: This requirement shall be indicated on the project’s fencing plan and
shall be submitted and approved by P&D staff prior to installing the fence. The final location of all

fencing shall be staked in the field and approved by P&D staff or a designated monitor prior to
construction.
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Monitoring: P&D or a designated monitor shall conduct periodic site inspections during the
construction period to ensure that the fence is installed in accordance with the fencing plan.

BIO 5-1 Tree Protection and Replacement. In order to protect existing native coast live oak
and minimize adverse effects of grading and construction onsite, the applicant shall implement a
tree protection and replacement plan. No ground disturbance including grading for buildings,
accessways, easements, subsurface grading, sewage disposal and well placement shall occur within
the critical root zone of any native tree unless specifically authorized by the approved tree
protection and replacement plan. The tree protection and replacement plan shall include the
following:

a.

b.

An exhibit showing the location, diameter and critical root zone of all native coast live oak
trees located onsite, in the vicinity of project elements.
In areas of disturbance, fencing of all trees to be protected at or outside of the critical root zone.
Fencing shall be temporary high-visibility orange plastic to a height of four feet and staked
every six feet. The applicant shall place signs stating “tree protection area” at 15 foot intervals
on the fence. Said fencing and signs shall be shown on the tree protection exhibit, shall be
installed prior to Zoning Clearance and shall remain in place throughout all grading and
construction activities.

The tree protection plan shall clearly identify any areas where landscaping, grading, trenching

or construction activities would encroach within the critical root zone of any native or specimen

tree. All encroachment is subject to review and approval by P&D.

Construction equipment staging and storage areas shall be located outside of the protected area

and shall be depicted on project plans submitted for land use clearance. No construction

equipment shall be parked, stored or operated within the protected area. No fill soil, rocks or
construction materials shall be stored or placed within the protected area.

All proposed utility corridors and irrigation lines shall be shown on the tree protection exhibit.

New utilities shall be located within roadways, driveways or a designated utility corridor where

feasible such that impacts to trees are minimized.

Any proposed tree wells or retaining walls shall be shown on the tree protection plan exhibit as

well as grading and construction plans and shall be located outside of the critical root zone of

all protected trees unless specifically authorized.

Any encroachment within the critical root zone of native trees shall adhere to the following

standards:

1. Any paving shall be of pervious material (gravel, brick without mortar or turf block) where
feasible.

ii. 'Where feasible, installation of utility lines within the root zones of any protected tree shall
be accomplished using methods other than trenching, such as by boring, or removal of soil
by pressurized water systems. When trenching is required, it shall be done by hand.

iii. Any roots one inch in diameter or greater encountered during grading or trenching shall be
cleanly cut.

All trees located within 25 feet of buildings shall be protected from stucco and/or paint during

construction,

Only trees designated for removal on the approved tree protection plan shall be removed.

Any tree that is removed shall be replaced on a 3:1 basis with 5-gallon size saplings grown

from seed obtained from the same watershed as the project site. Trees that are damaged (i.e.
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13.

14.

more than 20 percent encroachment into the critical root zone) shall be monitored for 10 years.
If at any time during this monitoring period the health of the tree declines, it shall be replaced
on a 3:1 basis. Where necessary to remove a tree and feasible to replant, trees shall be boxed
and replanted. If relocation is unsuccessful, the tree shall be replaced on a 3:1 basis. A drip
irrigation system with a timer shall be installed. Trees shall be planted prior to occupancy
clearance and irrigated and maintained until established (five years). The plantings shall be
protected from predation by wild and domestic animals, and from human interference by the
use of staked, chain link fencing and gopher fencing during the maintenance period. Planted
trees that do not survive during the maintenance period shall be replaced at a 1:1 ratio and
monitored and protected for an additional five years.

k. Any unanticipated damage that occurs to trees or sensitive habitats resulting from construction
activities including, for example, excessive tree pruning or limbing shall be mitigated in a
manner approved by P&D. This mitigation may include but is not limited to posting of a
performance security, tree replacement on a 3:1 ratio and hiring of an outside consultant
biologist to assess the damage and recommend mitigation. The required mitigation shall be
done immediately under the direction of P&D prior to any further work occurring on site. Any
performance securities required for maintenance of replacement trees will be released by P&D
after its inspection and approval of such maintenance.

. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan, unless approved by the County Fire Department.

Plan Requirements and timing: Prior to Zoning Clearance, the applicant shall submit grading
plans, building plans and the tree protection and replacement plan to P&D for review and approval.
All aspects of the plan shall be implemented as approved. Prior to Zoning Clearances, the
applicant shall post a performance security in an amount acceptable to P&D to guarantee the
maintenance of tree replacement. Timing on each measure shall be stated where applicable on each
respective plan; where not otherwise stated, all measures must be in place throughout all grading
and construction activities.

Monitoring: P&D or a designated monitor shall conduct site inspections throughout all phases of
development to ensure compliance with and evaluate all tree protection and replacement measures.
Release of performance security for maintenance shall not occur unless all measures have been
complied with to the satisfaction of P&D.

BIO 6-1 No alteration of stream channels or banks shall be permitted until the Department of
Fish and Game and US Army Corps have been contacted to determine whether permits are required
from these agencies. Plan Requirements and Timing: Prior to issuance of Zoning clearances, the
applicant must receive all necessary permits from California Department of Fish and Game and US
Army Corps of Engineers. Proof of obtainment of the required permits shall be submitted to P&D.

Monitoring: On-site monitoring during construction is recommended to enforce standard County
conditions to protect the integrity of the stream and the water. Monitoring requirements shall be
specified in CDFG and Corps permits.

BIO 6-2 Bridges shall be designed to span the entire stream distance from bank to bank, with
buttresses located entirely outside banks of the channel. Construction activity shall also occur
outside the banks of the channel. To the extent possible, construction activity shall minimize
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15.

16.

17.

damage to vegetation in the work area adjacent to bridge construction, which is not to exceed
fifteen feet from the bridge buttresses. Work areas shall be clearly demarcated prior to construction
using high-visibility orange mesh fencing material. At the end of construction, work areas in which
vegetation has been damaged shall be re-vegetated. These areas shall be fenced during re-
vegetation. Bare soil shall be covered with a weed-free mulch to minimize erosion, and natural
regeneration of vegetation shall be allowed to ensue through an entire fall-winter growing season,
and monitored by a qualified person in mid-winter (January 31), and again in mid-spring (March
15) following construction. At those times, action shall be taken, as necessary, to control invasive
weeds, and/or install appropriate containerized native plantings. The County shall be apprised of
conditions and measures undertaken. Plan Requirements and Timing: All bridge improvement
plans shall be submitted to P&D for review and approval prior to Zoning Clearances.

Monitoring: Site inspections by P&D or a designated monitor shall occur throughout the
construction period, and ensuing growing season to ensure consistency with the approved bridge
improvement plans.

BIO 6-3 For the Cavalli path foot-bridge only, bridge construction, including placement of the
buttresses shall be done by hand, without the need for wheeled vehicles to cross over the stream
through the channel. Once the bridge has been built, it would be acceptable for small equipment to
use the bridge to cross the channel. Plan Requirements and Timing: Bridge improvement plans
shall be submitted to P&D for review and approval prior to Zoning Clearances. The Plans shall
include specifications stating the requirement to construct the buttresses by hand.

Monitoring: A P&D designated monitor shall conduct periodic site inspections throughout the
bridge construction period to ensure compliance.

BIO 8-1 If demolition or construction is proposed to take place during the normal nesting season
for birds, between February 1 and August 30, then a qualified biologist shall be required to perform
a survey of the immediate construction site to determine the status of nesting birds thereon, or
within 200 feet, and to prepare recommendations for their protection and compliance with
California Fish and Game Code Sections 3500 et seq. The survey shall be conducted no earlier
than 14 days and no later than 5 days prior to initial construction. The Department of Fish and
Game shall be notified of the findings of such survey, and no demolition or construction activities
shall take place without approval of the Department, where potential violations of the Code are
identified. Plan Requirements/Timing: The applicant shall submit a proposed grading,
construction and demolition schedule to P&D for approval prior to issuance of construction
permits. Project improvement plan specifications shall incorporate this measure. The surveys shall
be performed not more than five (5) days prior to the planned commencement of grading,
demolition or construction.

Monitoring: Throughout the construction period, monitoring of construction during the nesting
season shall occur by a P&D approved biologist. The monitor shall submit monitoring reports to
P&D documenting observations and any protective measures taken.

CULT 1-1 Avoidance: Prehistoric site CA-SBA-22 has been identified through archaeological
investigations to be a significant historical resource. Impacts to high and medium density areas of
the site have been avoided through project design. As currently proposed, the project would impact
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low density areas within the site. Avoidance of impacts through redesign of the project is the
preferred mitigation approach. Project alternatives that would avoid impacts to CA-SBA-22 are
evaluated in Section 6.0 of this EIR. If avoidance is not possible through project redesign, the next
preferred option is capping, which would also require Phase 3 data recovery to mitigate for the loss
of access to data from the site. If avoidance or capping are not feasible, then Phase 3 data recovery
will be required.

Phase 3 excavations: Phase 3 studies would involve the data recovery of a larger sample of the
site’s resources, resulting in the formulation of a research design, compilation of a data set,
addressing research questions with the data, report preparation, and the preservation of the cultural
materials through curation. This level of investigation also provides a permanent record of the site
for future studies. The Phase 3 study must be performed in a manner consistent with County
Archaeological Guidelines and current professional standards, to adequately recover the
scientifically consequential information from and about the resource.

Plan Requirements/Timing: All Phase 3 archacological work shall be completed prior to approval
of Zoning Clearances for development in or around the resource site. The applicant shall hire a
P&D qualified archaeologist to perform the studies.

Monitoring: A Native American monitor shall be on-site during all field investigations associated
with the Phase 3 studies. Assuming the Phase 3 studies result in approval of construction within
the area of CA-SBA-22, a P&D qualified archaeological monitor and Native American observer
shall be on-site to oversee the proposed construction and all earth disturbances, including
scarification and placement of fill, and to prevent impacts to previously unidentified resources (e.g.
additional burials) consistent with County Archaeological Guidelines. If additional resources are
identified and determined potentially significant, subsequent data recovery would again be
necessary. It should be noted that the resources need not be of Native American or prehistoric
origin, but may represent the later historic occupation of the area. Such resources may also
represent a different period in prehistory, indicating a multi-occupational use of the area. P&D shall
review the results of the archaeological investigations and shall spot check in the field to confirm
monitoring by archaeologists and Native American observers during grading and construction.

CULT 2-1 Archaeological monitoring shall be conducted by a County-approved archaeologist in
all areas of ground alterations (including excavation or grading for building construction, paving,
pathway improvement, fencing, or infrastructure as well as fuel modification activities that would
involve subsurface disturbance, e.g., tree removals) on the project site and within public roadways,
and during demolition of E26-R. The archaeological monitor shall have the authority to halt any
activities impacting potentially significant archaeological resources and the monitor/archaeological
consultant must be permitted to adequately evaluate the find in accordance with CEQA criteria.
Prior to the commencement of any ground-disturbing activity, the archaeological monitor shall
instruct construction staff as to the archaeological sensitivity of the site and procedures to follow in
the event that an archaeological resource is encountered. See mitigation measure CULT 2-2,
below, for further discussion of measures to be taken if resources are encountered. Plan
Requirements/Timing: Prior to issuance of a grading permit, a contract or Letter of Commitment
between the applicant and a County approved archaeologist, consisting of a project description and
scope of work, shall be prepared. The contract/letter must be executed and submitted to P&D for
review and approval.
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Monitoring: P&D shall confirm monitoring by the archaeologist and P&D grading inspectors shall
spot check field work.

CULT 2-2 In the event potentially significant archaeological remains are encountered, work shall
be stopped immediately or redirected until the P&D approved archaeologist and a Native American
representative, as applicable, evaluates the significance of the find pursuant to County
Archaeological Guidelines. If remains are found to be significant, they shall be subject to a Phase 3
mitigation program consistent with County Archaeological Guidelines and funded by the applicant.

If human remains are uncovered, the County Coroner must be notified and, if the remains are
determined to be of Native American origin, the Native American Heritage Commission (NAHC)
shall be contacted by the Coroner and will identify the Most Likely Descendant (MLD). The
disposition of the remains will be coordinated between the MLD and the landowner. In the event
that mediation between the MLD and landowner is necessary, the NAHC will serve as a mediator.

All cultural materials recovered from this property must be curated at a qualified institution in
accordance with the Santa Barbara County Cultural Resource Guidelines. The project applicant
will be responsible for the curation costs.

Plan Requirements/Timing: This condition shall be printed on all building and grading plans.
Monitoring: P&D shall check plans prior to Zoning Clearance and shall spot check in the field.

CULT 3-1The volume, massing, and siting of all new construction both east and west of Mission
Canyon Road shall respect the historic character and features of the Historic Botanic Garden and
conform to the Secretary of the Interior’s Standards for the Treatment of Historic Properties with
Guidelines for Preserving, Rehabilitating, Restoring, and Restructuring Historic Buildings and
Guidelines for the Treatment of Cultural Landscapes.

Plan Requirements/Timing: Prior to approval of Zoning Clearances, the Applicant shall prepare a
Cultural Landscape Master Plan for the Historic Botanic Garden to be used as a guide for project
implementation, as well as a framework for ongoing Garden management. This plan will reiterate
the historic design intent for the Garden; identify character-defining features; prescribe a process to
ensure that historic features are protected throughout implementation of the proposed project;
assure transparency in implementation; and guide maintenance, interpretation, and visitor
experience incorporating the Garden’s history. The Cultural Landscape Master Plan shall include
the following:

a) Documentation of character-defining features of the Historic Garden, including the preparation
of an Historic Structures Report for each historically significant building on the property, and
documentation of existing conditions for trails, planted sections, structures, objects, and other
significant features.

b) Goals and design principles based on the Secretary of the Interior’s Standards to guide Garden
development.
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22.

c) Brief history of Garden development, a construction chronology, and description of the
Garden’s historic significance.

d) Methodology for implementing the proposed plan and its various mitigation measures.

e) Treatment approaches for each facet of the proposed project including building design, paving
and fencing materials and location, trail and section maintenance and interpretive program. An
historic plant palette, along with a historic building materials palette will be identified for
research and treatment purposes, but should not limit future materials use or plantings.

Final plans and completed reports shall be submitted to P&D prior to Zoning Clearance. Final
designs shall be reviewed and approved by South County BAR prior to Zoning Clearance issuance.

Monitoring: P&D shall ensure completion of documentation prior to Zoning Clearance issuance
and shall spot check in the field to ensure implementation of the Cultural Landscape Master Plan
during construction of the Vital Mission Plan. Permit Compliance staff shall confirm buildings are
constructed in conformance with final approved plans prior to occupancy clearance.

CULT 3-2Limit pavement (including areas improved with pavers) and hardscape to the
Administration/Education area, Horticulture/Support area, the currently paved central areas
surrounding the Meadow, and selected adjacent areas for accessibility. Paved pedestrian access and
trail areas shall constitute no more than ten percent (10%) above the existing paved areas within the
Historic Garden regardless of material. Required paved access for ADA and County Fire
Department purposes to and around proposed new buildings shall not count towards the 10% limit.
It is also recommended that the Applicant consider the repaving of the Administration/Education
courtyard with more historically appropriate material based on historic photos. Trail design shall
reflect the naturalistic and informal patterns historically associated with the trail system. It is
recommended that for the currently paved areas and for areas to be paved in accordance with this
measure (the 10% additional paved area), alternate materials such as decomposed granite and
permeable grids be investigated and that a materials palette be developed to ensure sustainability,
integration with the natural environment, and sensitive transition from hardscape to natural
sections. Plan Requirements and Timing: Paving and hardscape plans shall be reviewed and
approved by P&D and SBAR prior to Zoning Clearance issuance.

Monitoring: P&D shall conduct field inspections to ensure compliance with the approved paving
plans.

CULT 3-3 The Applicant shall re-design the proposed Meadow Terrace project so that hardscape is
minimized and the terrace reflects the naturalistic and informal design historically associated with
the area. The hard edge of terrace retaining walls shall be softened with earthen berms and
plantings to minimize the effect of abrupt changes in elevation. Terrace walls shall be capped but
not extended any further in height or length than what currently exists. Terrace surfaces and areas
between the retaining walls shall remain unpaved and the retaining walls shall not continue east of
the footpath surrounding the Meadow. An oak tree shall be planted to replace the tree that was
removed so that spatial relationships between the Meadow Oaks area and the Meadow are
maintained. Path lighting shall be eliminated and any electrical outlets concealed by vegetation.
Archival photographs and plans can be used for guidance. Plan Requirements/Timing: Final
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plans shall be reviewed and approved by P&D and SBAR prior to Zoning Clearance issuance.

Monitoring: P&D shall conduct field inspections to ensure compliance with the approved plans.

. CULT 3-4 The Applicant shall educate Garden staff regarding the maintenance of historic

buildings, structures, objects, and furnishings, as well as the importance and sensitivity of
archaeological resources within the site. Plan Requirements/Timing: The Applicant shall submit
a training curriculum to P&D prior to occupancy clearance.

Monitoring: P&D shall review and approve training materials prior to occupancy clearance to
ensure compliance. :

CULT 3-5Plans for structural removal and relocation of the Caretaker’s Cottage shall be designed
by a P&D qualified architectural historian and comply with County and Secretary of the Interior’s
Standards and Guidelines. Plan Requirements/Timing: Removal and relocation plans shall be
reviewed and approved by P&D and SBAR prior to Zoning Clearance issuance.

Monitoring: P&D shall monitor relocation activities to ensure compliance with the relocation
plan.

CULT 3-6 Demolition, removal or destruction, partially or entirely, exterior alterations, additions
or changes (other than normal maintenance and repair) to the structures or features identified as
being part of Santa Barbara County Historic Landmark #24 shall be prohibited unless express
consent in writing is first had and obtained from Historic Landmarks Advisory Commission, with
reasonable conditions imposed as deemed necessary. Plan Requirements/Timing: Plans
affecting structures identified as being part of Landmark #24 shall be reviewed and approved by the
Historic Landmarks Advisory Commission prior to Zoning Clearance issuance.

Monitoring: P&D shall monitor construction activities to ensure compliance with approved plans.

CULT 3-7 All historical resource features to be renovated or remodeled shall be documented by a
P&D approved architectural historian and completed in accordance with the County and Secretary
of the Interior’s Standards for the Treatment of Historic Properties to insure maintenance of the
integrity. Plan Requirements/Timing: Prior to Zoning Clearance approval, the applicant shall
provide for documentation of all historical resource features using historic photographs, measured

drawings and archival quality photography. A copy of these documents shall be provided to P&D
and the (local) Historic Society.

Monitoring: P&D shall ensure completion of this documentation.

CULT 3-8 Restoration, renovation, and remodeling of historic structures shall follow the historical
guidelines of the County and Secretary of the Interior’s Standards for the Treatment of Historic
Properties. A P&D-qualified historian shall be retained to identify appropriate preservation and
restoration/renovation guidelines for on-site structures pursuant to County Historical guidelines.
Plan Requirements/Timing: Prior to Zoning Clearance approval, the report shall be reviewed and
approved by P&D and the applicant shall record a covenant, subject to P&D and County Counsel
approval, to implement the program. Project elements impacting historic features included as part
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of Landmark #24 shall be reviewed and approved by the County Historic Landmarks Advisory
Commission prior to Zoning Clearance.

Monitoring: Permit Compliance shall ensure compliance through site visit and/or photo
documentation. The Applicant shall provide construction monitoring to ensure compliance with
the Secretary of the Interior’s Standards as necessary throughout project implementation.
Monitoring shall be done by a qualified historic preservation professional who meets the
Professional Qualifications Standards developed by the National Park Service.

CULT 3-9 The Applicant shall also develop an interpretive program to educate the public on the
Garden’s development history. This program shall be incorporated into existing docent training,
Garden maps, and other materials. Plan Requirements and Timing: The Applicant shall submit
an educational curriculum to P&D for review prior to occupancy clearance.

Monitoring: Permit Compliance shall review educational materials prior to occupancy clearance
to ensure compliance.

Deleted

CULT 4-1 All grading and building plans shall include a provision requiring that construction staff
are informed of the presence and location of historic resources on the site and required to keep
construction equipment sufficiently removed from these resources. The boundaries of existing
historic resources within 50 feet of construction activities shall be flagged prior to construction.
This historic entry steps shall not be used for construction vehicles or material deliveries into the
site unless appropriate measures, as deemed appropriate and adequate by a County-approved
architectural historian, are implemented. Plan Requirements/Timing: Prior to issuance of a
building or grading permit, P&D shall review construction documents to ensure inclusion of this
provision. Use of the historic entry steps for access during construction shall required P&D review
and approval.

Monitoring: Permit Compliance will spot check during construction of the project.

FIRE 1-1 The FPP is documented in the report entitled Santa Barbara Botanic Garden Vital
Mission Plan Conceptual Fire Protection Plan, Dudek, Draft July 2009 (contained in Appendix E
of the FEIR). The FPP shall be revised to provide greater flexibility in the maintenance of irrigated
planted exhibits of native California plants within the fuel modification zones. SBBG shall be
required to implement all requirements set forth in this FPP, which has been approved by the
SBCFD and P&D, or subsequent updated versions of the plan as approved by the SBCFD and
P&D. Specific operational elements of the plan include the following:

a. Closure of Garden to the public, including special events, on all Red Flag Alert days called
which include Mission Canyon;

b. Restrictions on special events during High Fire Season Preparedness levels, including 1)
maximum attendance of 180 guests for any single event, and 2) the use of shuttle buses or
trolleys to transport guests for any event exceeding 80 guests, with a requirement that the
shuttle buses remain on-site for the duration of the event to facilitate rapid evacuation of the
guests in a single trip.
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c. At no time shall commercial buses greater than two axles or 45 passengers be sanctioned by the
Garden for carrying visitors to and from the Botanic Garden during High Fire Season
Preparedness levels.

Plan Requirements and Timing: The FPP shall be included in the project’s deed encumbrances.
In addition, a requirement for annual inspection of all active and passive fire protection mitigation
measures, including vegetation management, shall also be included in the project’s deed
encumbrances. SBBG shall submit an annual report to P&D in February of each year documenting
the number, size, and dates of special events and activities held during periods of High Fire Season
Preparedness Levels during the previous year and measures taken to ensure compliance with the
above requirements. The report shall also include a list of days in which the Garden closed due to
Red Flag conditions, and any activities that were canceled or rescheduled as a result. The Garden
shall be responsible for determining when red flag conditions have been declared for the area. This
shall be accomplished by monitoring the NOAA website at least three times each day (8am, 12pm,
and 4pm) and maintaining a daily log identifying days and times in which red flag conditions have
been declared and any programs or activities affected as a result. This log shall be submitted to
P&D along with the annual report. The methods for monitoring how and when red flag conditions
have been declared can be modified by the County Fire Department at any time.

Monitoring: Prior to Zoning Clearance, P&D shall review and approve the Final Fire Protection
Plan and assure that the above measure is included in deed encumbrances. An annual report of
inspection shall be filed with the SBCFD and with Permit Compliance. Where deficiencies are
found, the required maintenance or repair shall be accomplished forthwith. In the event of a failure
to perform, the SBCFD is authorized to contract such work by a third party. The cost of such
inspection and/or maintenance shall, if not paid, be made a lien on the property, executable by the
fire authority. P&D shall conduct periodic site inspections during construction and operation to
ensure compliance.

FIRE 1-2 All construction shall be prohibited on red flag days as declared by the County Fire
Chief. Except during Low Fire Season Preparedness levels, a water truck shall be on-hand during
all construction activities with the potential to ignite fires, including but not limited to welding,
pipe cutting, and rough grading. Plan Requirements and Timing: The applicant shall prepare a
Fire Awareness and Avoidance Plan to regulate construction activities throughout the year,
including steps to be taken to minimize fire hazards during construction. This plan shall be
submitted to P&D and County Fire prior to zoning clearance and shall be implemented for each
phase of construction. This condition shall be included on all building and grading plans.

Monitoring: Permit compliance shall respond to complaints and spot check in the field to ensure
compliance with this condition.

FIRE 1-3 Traffic Flag Crew. A traffic flag crew shall be specifically dedicated and present on-
site at all times during construction within the road right-of-way to conduct vehicle traffic flow
along Mission Canyon Road and Las Canoas Road. The flag crew shall strive to achieve the goal
of maintaining traffic flow and access at all times. One lane shall be kept open at all times except
when closure of both lanes is unavoidable and essential to construction activities. No lanes shall be
closed before 9am or after 4pm during construction. The flag crew shall strive to minimize the
periods when both lanes are closed. The maximum time in which both lanes may be closed shall be
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20 minutes. Such closures shall occur no more than four times on any single day. Construction
activities that necessitate more extensive lane closures require prior approval by P&D and
redirection of local traffic through the site. All open trenches shall be covered to provide full use of
both traffic lanes at the end of each work day and in the event of an emergency evacuation of
Canyon residents. Plan Requirements and Timing: The applicant shall develop and submit a
Construction Traffic Control Plan for review and approval by P&D and County Public Works. The
Plan shall include the name and phone number of an on-site construction supervisor overseeing
implementation of the Plan. This contact information shall be posted on-site adjacent to any area in
which traffic flow is impeded. This condition shall be included on all building and grading plans.
A sign providing notice of lane closures shall be posted 48 hours prior to lane closures on Mission
Canyon Road and Las Canoas Road as applicable.

Monitoring: Permit compliance shall respond to complaints and spot check in the field to ensure
compliance with this condition.

GEO 3-1 Slope stability is an issue for the project elements located a) within close proximity to
slopes descending into Mission Creek (west of the WOM and east of the Guild Studio elements,
and west of the EOM and Hansen to Mission Canyon Road) and Las Canoas Creek (east of the
EOM and Hansen), b) along the Cavalli site path, and c) adjacent to the EOM and Hansen detention
basins. Geotechnical/engineering geology recommendations included in the RHA (1990 and 1999),
Adam Simmons and Associates (2001, 2002, and 2005), and Coast Valley Testing (1997, 2002a
and 2002b) reports shall be consolidated and refined as necessary, including means to assure
sufficient foundation and slope stability data and analyses are available for incorporation into the
project  design. Plan  Requirements and Timing: An  updated/consolidated
geotechnical/engineering geology report shall be submitted to P&D for review prior to Zoning
Clearance. The refined report shall depict the slopes, canyons, and ridgelines adjacent to affected
project elements and the recommended remedial measures (e.g., type and depth of foundations,
erosion prevention, retaining walls, flatter slope angles). The slope setback requirements may be
modified (reduced) for specific sites if slopes and proposed structures are demonstrated to be stable

in an engineering geology/geotechnical report(s) submitted by the applicant and reviewed and
approved by P&D.

Monitoring: As part of the Zoning Clearance process, P&D shall review submitted plans to assure
that the proposed affected project elements are designed consistent with the slope setback standards
or approved remedial measures. Grading/building inspectors shall perform site inspections to
assure construction occurs in accordance with approved plans.

GEO 4-1 Where expansive and/or liquefiable soils are found within areas planned for structures,
the soils engineer shall make appropriate recommendations for construction. Such
recommendations may include removal and replacement of certain soils. Plan Requirements and
Timing: The soils investigation, submitted with project grading plans prior to the approval of
Building and/or Grading Permits, shall determine the location of expansive and liquefiable soils.

Grading plans for individual residences and other relevant structures shall indicate remedial steps to
be taken.

Monitoring: Grading inspectors shall verify compliance in the field.
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GEO 8-1 Prior to issuance of building permits, radon testing shall be conducted. If radon gas is
present, habitable structures shall be designed to provide venting and any other measures identified
to reduce exposure. Plan Requirements and Timing: A radon report including recommendations
shall be submitted to Building and Safety prior to issuance of building permits.

Monitoring: P&D shall ensure compliance with this requirement.

GEO 9  All project elements that require foundations or footings into earth materials shall have
specific recommendations by a geotechnical engineer as to the suitability of the materials for the
intended loads. Recommendations for grading, slope configuration, foundations, retaining walls,
top-of-slope setback distances, toe-of-slope setback distances, and other structure characteristics
contained in existing reports (e.g., Coast-Valley Testing, 1997, 2002a and 2002b; Simmons &
Associates, 2001 and 2002; RHA, 1990 and 1999) shall be adhered to, and/or refined, as they apply
to specific proposed project elements as determined by P&D. Those project elements investigated
for the prior studies (e.g., WOM, EOM, Hansen) and those with no previous specific investigation
(e.g., detention basins, Cavalli path, new and relocated project elements for residential use, garages,
utilities, footbridges) shall have location-specific engineering geology/geotechnical report(s)
prepared as needed to evaluate and approve proposed project elements. Reports shall be submitted
by the applicant and reviewed and approved by P&D. Plan Requirements and Timing: Prior to
Zoning Clearance, the applicant shall submit a site plan, and supporting reports/calculations, that
depicts the project elements requiring grading and foundation recommendations/remedial measures
(e.g., residential foundations, retaining wall foundations, slab-on-grade, and trench backfill) for
review and approval by P&D. The nature and extent of remedial measures shall be depicted on the
site plan as diagrams and notes.

Monitoring: As part of the Zoning Clearance process for buildout of the project, P&D shall
review submitted plans to assure that the proposed affected project elements are designed
consistent with the grading and foundation recommendations, building code standards, and/or
approved remedial measures. Grading/building inspectors shall perform site inspections to assure
construction occurs in accordance with approved plans.

N1-1 In order to mitigate construction activity noise the following mitigation measures are
required.

e All construction and general maintenance activities, except in an emergency, shall be limited to
the hours of 8:00 a.m. to 5:00 p.m., Monday through Friday. No construction shall occur on
State holidays (e.g. Thanksgiving, Labor Day). Non-noise generating construction activities
such as interior painting are not subject to these restrictions.

e Staging areas shall be located away from existing residences.

e All construction equipment shall use properly operating mufflers.

e Stationary construction equipment that generates noise exceeding 65 dBA at the property
boundaries shall be shielded to P&D’s satisfaction and shall be located as far as possible from
occupied residences.

o Electrical power shall be used to run air compressors and similar power tools.

Plan Requirements and Timing: Construction plans shall specify the above requirements. These
plans shall be approved by P&D prior to issuance of the grading permit. A minimum of six signs



Santa Barbara Botanic Garden Vital Mission Plan, Case Nos, 76-CP-116 RV01, 99-DP-043
Attachment C — Conditions of Approval
Page C-26

39.

40.

stating these restrictions shall be posted on-site. Signs shall be in place prior to the beginning of
and throughout grading and construction activities for each element of buildout. The signs shall
include the name and phone number of a contact person for noise complaints. Any noise complaint
received shall be reported to P&D within one week.

Monitoring: Permit Compliance, or a designated monitor, shall conduct periodic site inspections
during the construction period to ensure compliance and respond to complaints.

N2-1 All music and organized social gathering events shall end in sufficient time to allow for
attendees to disperse and exit the property by no later than 10 p.m. Amplified sound shall cease by
9 p.m. Sound amplification equipment shall be directed away from the nearest residences. Noise
levels shall not exceed 65 dBA at the property lines during special events where amplified sound is
provided. Sound monitors shall be utilized in at least two locations on the property lines closest to
off-site residences in order to measure sound levels during events. Plan Requirements and
Timing: Prior to Zoning Clearance, the Santa Barbara Botanic Garden shall submit to P&D for
review and approval, documentation from their website and prototypical rental contracts
demonstrating compliance with this mitigation.

Monitoring: P&D shall respond to neighbor complaints. The applicant shall submit annual
reports by the end of February of each calendar year to the County Permit Compliance documenting
compliance with this condition for the prior year. Sound data gathered during events in which
amplified sound is utilized shall be included in these annual reports, including the maximum dBA
experienced during each event. The reports shall include the dates and times that such events are
held and what type of music is used, if any. The report shall also include a log of complaints
received by neighbors and what measures are being taken to respond to the complaints. In the
event that noise levels are exceeded during a special event, appropriate measures shall be imposed
on the use of amplified sound for the following year’s events to ensure compliance with this
condition.

PF 1-1  The Applicant shall develop and implement a Solid Waste Management Plan (SWMP)
to reduce waste generated by construction and demolition activities by a minimum of 75%. The
SWMP shall include the following:

1. Contact information: The name and contact information of who will be responsible for
implementing the SWMP.

2. Waste assessment: A brief description of the proposed project wastes to be generated, including
types and estimated quantities during the construction phase of this project.

3. Recycling and waste collection areas: Waste sorting/recycling and/or collection areas shall be
clearly indicated on the Site Map submitted to P&D with the permit application. The Site
Map(s) shall also indicate the location of recyclable and waste storage facilities during
occupancy.

4. Transportation and processing: A description of the means of transportation of recyclable
materials and waste, and destination of materials (whether materials will be site-separated and
self-hauled to designated centers, or whether mixed materials will be collected by a waste
hauler and removed from the site to be processed at a mixed waste sorting facility).

5. Landfill information: The name of the landfill(s) where trash will be disposed of and a
projected amount of material that will be landfilled.
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Meetings: A description of meetings to be held between applicant and contractor to ensure
compliance with the site SWMP,

Alternatives to landfilling: A list of each material proposed to be salvaged, reused, or recycled
during the course of the Project.

Contingency Plan: An alternate location to recycle and/or stockpile C&D in the event of local
recycling facilities becoming unable to accept material (for example: all local recycling
facilities reaching the maximum tons per day due to a time period of unusually large volume).
The County has the ability to stockpile excess material for later recycling at existing facilities
such as the Tajiguas Landfill at a nominal fee and shall offer use of facilities if feasible.
Implementation of this plan may incur additional cost for storage and handling.

To implement a SWMP addressing waste generated during construction:

1.

Manager: The Permit Applicant or Contractor shall designate an on-site party (or parties)
responsible for instructing workers and overseeing and documenting results of the SWMP for
the Project Site Foreman. The contact will notify the Department of Public Works Resource
Recovery and Waste Management Division immediately should any deviance from the SWMP
be necessary.
Distribution: The Contractor shall distribute copies of the SWMP to the Job Site Foremen,
impacted subcontractors, and the Architect.
Instruction: The Permit Applicant or Contractor shall provide on-site instruction of appropriate
separation, handling, and recycling, salvage, reuse, and return methods to be used by all parties
at the appropriate stages of project development.
Separation and/or Collection areas: The Permit Applicant or Contractor shall ensure that the
approved recycling and waste collection areas are designated on site.
Construction of Recycling and Waste container facilities: Inspection shall be made by Public
Works to ensure the appropriate recycling and waste container storage facilities are created in
accordance with AB 2176, California State Public Resources Code 42911 and Santa Barbara
County Zoning Ordinances.
Hazardous wastes: Hazardous wastes shall be separated, stored, and disposed of according to
federal, state and local regulations.
Documentation: The Contractor shall submit with each Building/Zoning Inspection a Summary
of Waste Generated by the Project on a quarterly basis. Failure to submit this information shall
be grounds for a stop work order. The Summary shall be submitted on a form acceptable to
Planning & Development or Public Works and shall contain the following information:
a) Disposal information:
1. amount (in tons or cubic yards) of material landfilled
ii.  identity of the landfill
iii.  total amount of tipping fees paid at the landfill
iv.  weight tickets, manifests, receipts, and invoices (attach copies)
b) Recycling information:
1. amount and type of material (in tons or cubic yards)
ii.  receiving party
iii.  manifests, weight tickets, receipts, and invoices (attach copies)
¢) Reuse and salvage information:
i.  list of items salvaged for reuse on project or campus (if any)
ii.  amount (in tons or cubic yards)
iii. receiving party or storage location
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8. Contingency Plan: The Permit Applicant or Contractor shall detail the location and recycling of
stockpiled material in the event of the implementation of a Contingency Plan.

Timing: The plan shall be submitted for review and approval by the Department of Public Works
prior to Zoning Clearances for the development. Plan components shall be implemented prior to
occupancy clearance.

Monitoring: Public Works staff shall inspect the site during construction prior to occupancy.

PF1-2 The applicant shall develop and submit a Solid Waste Management Plan to be reviewed
and approved by the County Public Works Solid Waste Division and Planning and Development,
and shall include one or more of the following measures:

Provision of space and/or bins for the storage of recyclable materials within the project site;
Implementation of a curbside recycling program to serve the development;

Development of a plan for accessible collection of materials on a regular basis;

Development of Source Reduction Measures, indicating method and amount of expected
reduction; and

o Implementation of a composting waste reduction program.

Design and implement a storage area for pesticides, herbicides, and fertilizers with the following
components:

e A low berm shall be designated around the interior floor to prevent migration of materials in the
event of a spill.

e The floor shall be a concrete slab.

e The berm shall be designed to provide 100% containment of any stored liquids.

Plan Requirements and Timing: The applicant shall submit a Solid Waste Management Plan to
the County of Santa Barbara Planning and Development and Public Works Departments for
approval prior to Zoning Clearance. The mitigation measures will be implemented prior to
occupancy of the project.

Monitoring: The County of Santa Barbara Planning and Development Department will inspect the
site as specified in the Solid Waste Management Plan.

PF 2-1  The applicant shall fund and construct any upgrades necessary to the City of Santa
Barbara’s existing water system to ensure adequate water capacity and pressure to support domestic
water service and fire flows to the Garden as prescribed by the Santa Barbara County Fire
Department without negatively impacting the City’s existing water system. This shall include, at a
minimum, the construction of a 12-inch ductile iron water main that will extend from the existing
12-inch gravity fed water main on Tunnel Road to the existing fire hydrant at the intersection of
Las Canoas Road and Mission Canyon Road, unless other means of upgrading the system are
approved by the City of Santa Barbara Public Works. The line shall run across the north end of the
APN 023-060-018 in an easement and alignment to be approved by the City, then north on Mission
Canyon Road to the intersection with Las Canoas Road. Extension of any additional lines shall be
designed to avoid impacts to sensitive vegetation, including oak trees and other specimen trees.
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This line upgrade would be subject to all applicable mitigation measures included in this document
related to air quality, oak tree removal, cultural resources, geologic processes, and noise impacts
associated with construction. The Botanic Garden shall deed ownership of the 12-inch water main
to the City and grant the City a no-cost maintenance easement for the section of water main on the
Botanic Garden’s private property. Plan Requirements and Timing: Plans for the water system
upgrade shall be submitted for review and approval by Planning and Development, County Fire
Department, and the City of Santa Barbara Public Works prior to Zoning Clearance for any new
structural development at the Garden. The water system upgrades must be constructed and the
lines must be tested, and the results of the testing reviewed, to ensure they meet the minimum
County Fire Department and City Water Resources Division standards prior to receiving occupancy
clearance for any proposed development. The design for the water system upgrades shall be shown
on all building and grading plans.

Monitoring: Planning and Development and the City of Santa Barbara shall inspect the site during
and after construction to ensure compliance prior to granting occupancy clearance.

PF2-2  The applicant shall meet with the City of Santa Barbara Water Resources Division as
part of the final project design with the goal of incorporating all feasible conservation measures that
go beyond current plumbing code standards. Plan Requirements and Timing: The applicant
shall submit a letter from the City of Santa Barbara Water Resources Division demonstrating
compliance with this condition prior to Zoning Clearance. All water conservation measures shall
be shown on building plans.

Monitoring: Planning and Development and the City of Santa Barbara shall inspect the site during
and after construction to ensure compliance prior to granting occupancy clearance.

PF 3-1 Development of residential structures on the Cavalli site shall be served by a municipal
sewer service connection. The habitable structures on the Cavalli site shall not be developed until
municipal sewer service is extended to that area. In the event that an alternative private treatment
technology is deemed suitable for the site by Environmental Health Services, the Garden may
request of the County a modification to this condition through the appropriate permit process. Plan
Requirements and Timing: Sewer mains shall be constructed per City standards. Designs for the
sewer line connection shall be shown on all grading and building plans and shall be submitted to
Planning and Development, County Public Works, and City Public Works for review and approval
prior to Zoning Clearance for that element of the project.

Monitoring: County Public Works staff shall site inspect in the field to ensure compliance prior to
issuing occupancy clearance.

T 2-1 The Botanic Garden shall require class participants to park on the East of Mission Site
on Saturdays between 11:00 AM to 3:00 PM. There are surplus parking spaces available on the
East of Mission site on Saturday which can accommodate this deficit. Also, Botanic Garden
employees shall be assigned to park in the hilltop parking area on Saturdays in order to provide
available parking for class participants in close proximity to the West of Mission Site on Saturdays.
Plan Requirements and Timing: The Garden shall conduct an annual employee orientation
during April that addresses parking as well as instructions for emergency scenarios. The Garden
shall also post a notice or memo to all staff reminding them of the parking requirements on
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weekends. A notice shall be included with class applications or orientation packages informing
class participants of the requirements for parking on the east property. A copy of the notice shall be
provided to the County Perrmit Compliance once each year.

Monitoring: County permit compliance staff shall conduct site visit spot checks and respond to
complaints.

T 3-1 The Botanic Garden shall revise its Transportation and Parking Management Plan for
special events to require traffic monitors for events that generate a parking demand in excess of 70
spaces and off-site parking provisions for events that generate a parking demand in excess of 107
spaces. With the exception of the roadside pullout across from the main visitor entrance on Mission
Canyon Road, on-street parking shall not be permitted. Plan Requirements and Timing: The
Garden shall submit their final Transportation Management Plan to County P&D for review and
approval prior to Zoning Clearance for the project.

Monitoring: County permit compliance staff shall conduct site visit spot checks and respond to
complaints.

T 4-1 Construction workers and construction delivery activities shall be scheduled to arrive
and depart the project site during the off-peak travel periods, to the extent possible. It should be
noted that many construction workers in the construction field typically arrive and depart a job site
during the off-peak hours to avoid the AM and PM peak commuter traffic periods and to maximize
the work day. Plan Requirements and Timing: The applicant shall provide written notice to
construction contractors to inform them of this requirement with a copy to County Planning and
Development prior to commencement of construction activities. This requirement shall also be
included in project grading and building plans.

Monitoring: County Permit Compliance shall check plans and monitor during construction as
needed.

WAT 1-1 The project proposes to provide for on-site detention of storm water runoff. Adequacy
of the proposed drainage system conveyance elements and detention basin designs, locations, and
characteristics to satisfy both drainage (flood) control and to act as a water quality BMP shall be
determined by Flood Control District Engineer and Project Clean Water. Detention basin(s) shall
be maintained for the life of the project by the landowner/operator. In addition, storm water exiting
the site must be conveyed in pipes either directly to a suitable drainage or to the appropriate drop
inlet structure and not to surface flow paths along existing streets. In the case of the unnamed
drainage where buildings P21 and P22 are proposed, a specific drainage analysis shall be performed
to establish (1) final finished floor elevations for P21 and P22, and (2) design elements (if any)
required to prevent flood damage to the improvements associated with P21 and P22. Plan
Requirements and Timing: Drainage plans and current supporting drainage (flow rate)
calculations showing, and describing, the location and design parameters of the detention basins,
appurtenant structures, finished floor and bridge elevations, and storm water conveyance pipelines
shall be submitted to P&D and Flood Control for review and approval. Outlet structures at Mission
and Las Canoas Creeks for energy dissipation shall minimize disturbance to the natural drainage
and avoid the use of unnatural materials, such as concrete, grouted rock, and asphalt rubble where
feasible. Where hard bank materials must be used, natural rock, gabions, crib-wall, or other more
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natural means of energy dissipation shall be preferred. Rock grouting shall only be used if no other
feasible alternative is available as determined by P&D and Flood Control. Installation and
maintenance of the basin and appurtenant structures for five years shall be ensured through a
performance security provided by the applicant. Long-term maintenance requirements shall be
specified in the final grading approval. Detention basins shall be installed (landscaped and
irrigated subject to P&D and Flood Control District approval) prior to occupancy clearance. Water
conveyance pipelines to off-site drainages and/or drop inlet structures shall be designed and
constructed in accordance with Flood Control District requirements.

Monitoring: P&D shall site inspect according to approved plans for compliance with design
requirements, installation and maintenance of landscaping. Flood Control sign off is required on
final grading/drainage plans, and Permit Compliance sign off is required for release of the
performance security.

WAT 2-1 During grading and construction the best available erosion control and sediment control
measures shall be implemented. Control measures may include but are not limited to use of
sediment basins, gravel bags, silt fences, geo-bags or gravel and geotextile fabric berms, erosion
control blankets, coir rolls, jute net and straw bales. Sediment control measures shall be
maintained for the duration of the grading period and until graded areas have been stabilized by
structures, long-term erosion control measures, or landscaping. In addition, the following measures
are designed to comply with water quality maintenance requirements.

a. Grading shall be prohibited within 50-feet of the top of bank of Mission Creek, unless (1)
structures are proposed to be demolished and rebuilt, in which case the new building may be
located within the 50 foot setback but no closer to the top of bank than the original structure, as
recommended by a registered geotechnical engineer, and (2) satisfactory erosion prevention
design measures are reviewed and approved by P&D and Flood Control. If construction within
the 50-foot setback area is required (e.g., P1-B), the protected area shall be designated with
orange construction fencing or other barrier to prevent entry by equipment or personnel.

b. Methods such as geotextile fabrics, erosion control blankets, mulch, crushed stone, geotextile
fabrics, soil stabilizers, temporary seeding and planting, retention basins, drainage diversion
structures, siltation basins and spot grading (or other methods as agreed by P&D and Flood
Control) shall be used to minimize erosion from occurring and to capture sediment onsite
during grading and construction activities.

c. All entrances/exits to the construction site shall be stabilized (e.g. using rumble plates, gravel
beds or other best available technology) to reduce transport of sediment off site. Any sediment
or other materials tracked off site shall be removed the same day as they are tracked using dry
cleaning methods.

d. Storm drain inlets shall be protected from sediment-laden waters by the use of inlet protection
devices such as gravel bag barriers, filter fabric fences, block and gravel filters, and excavated
inlet sediment traps.

e. Graded areas not proposed for structural development shall be revegetated within 2 weeks of
grading activities with deep rooted, native, drought-tolerant species to minimize slope failure
and erosion potential. Geotextile binding fabrics shall be used if necessary to hold slope soils
until vegetation is established.

f.  Grading on slopes steeper than 5:1 shall be designed to minimize surface water runoff.
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51.

g. A detailed geological and/or soils engineering study addressing structure sites and the access
road shall be prepared to determine structural design criteria, as recommended by the Planning
and Development Building & Safety Division. The study shall be submitted for review and
approval by Public Works.

h. Temporary storage of construction equipment shall be limited to a 100 by 100 foot area located
in an area away from slopes and along an existing interior access road; equipment storage sites
shall be located at least 100 feet from any water bodies.

1. General site and materials management practices shall be employed to prevent contaminated
discharges from occurring. These shall include cleaning up spills or vehicles drips and leaks
immediately and disposing of waste materials appropriately, refueling vehicles at a designated
offsite location, washing vehicles at a designated offsite location, or otherwise preventing any
wash waters from entering the storm drains, keeping materials storage areas covered especially
prior to and during rain, providing covered trash receptacle areas, and training of employees and
subcontractors regarding site measures to prevent pollution.

j. Special provisions for project areas involving paint work, concrete installation, and

roadwork/paving shall be addressed with activity-specific BMPs included in the Erosion &
Sediment Control Plan (see County Code 14-29(5)) or approved SWPPP.

Plan Requirements: An Erosion and Sediment Control Plan (see County Code 14.-29) or Storm
Water Pollution Prevention Plan submitted in lieu of an Erosion and Sediment Control Plan shall
be submitted to and approved by P&D prior to approval of Grading Permits. The plan shall be
designed to address erosion and sediment control during all phases of development of the site.
Bulk storage locations for construction materials and any measures proposed to contain such
materials shall be shown on the grading plans submitted to P&D for review prior to Grading Permit
approval. Timing: Components of the grading plan shall be implemented prior to occupancy
clearance. Erosion and sediment control measures shall be in place throughout grading and
development of the site until all disturbed areas are permanently stabilized.

Monitoring: Permit Compliance will photo document revegetation and ensure compliance with
plan. Grading inspectors shall monitor technical aspects of the grading activities.

WAT 2-2 The applicant shall submit proof of exemption or a copy of the Notice of Intent to obtain
coverage under the Construction General Permit of the National Pollutant Discharge Elimination
System issued by the California Regional Water Quality Control Board. Plan Requirements and
Timing: Prior to Zoning Clearance the applicant shall submit proof of exemption or a copy of the
Notice of Intent and shall provide a copy of the required Storm Water Pollution Prevention Plan
(SWPPP) to P&D. A copy of the SWPPP must be maintained on the project site during grading
and construction activities.

Monitoring: P&D shall review the documentation prior to Zoning Clearance. Permit Compliance
shall site inspect during construction for compliance with the SWPPP.

WAT 2-3 Washout Area. During construction, washing of concrete trucks, paint, equipment, or
similar activities shall occur only in areas where polluted water and materials can be contained for
subsequent removal from the site, and shall not be conducted within the critical root zones of oak
trees on the site. Wash water shall not be discharged to the storm drains, street, drainage ditches,
creeks, or wetlands. Areas designated for washing functions shall be at least 100 feet from any
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54.

storm drain, waterbody or sensitive biological resources. The location(s) of the washout area(s)
shall be clearly noted at the construction site with signs. The washout area(s) shall be in place and
maintained throughout construction. Plan Requirements and Timing: Prior to Zoning Clearance,
the applicant shall designate a washout area, acceptable to P&D, and this area shall be shown on
the construction and/or grading and building plans.

Monitoring: Permit Compliance and Building & Safety shall confirm the availability and
maintenance of a designated washout area during construction. :

WAT 2-4 To prevent storm water contamination during roadwork or pavement construction,
concrete, asphalt, and seal coat shall be applied during dry weather. Storm drains and manholes
within the construction area shall be covered when paving or applying seal coat, slurry, fog seal,
etc. Plan Requirements and Timing: These requirements shall be specified on the grading and
building plans submitted to P&D prior to Zoning Clearance.

Monitoring: P&D shall site inspect, as needed during construction.

WAT 2-5 Construction materials and waste such as paint, mortar, concrete slurry, fuels, etc. shall
be stored, handled, and disposed of in a manner which minimizes the potential for storm water
contamination. Plan Requirements and Timing: Bulk storage locations for construction materials
and any measures proposed to contain the materials shall be shown on the grading plans submitted
to P&D for review prior to Zoning Clearance.

Monitoring: P&D shall site inspect prior to the commencement of, and as needed during all,
grading and construction activities.

WAT 3-1 A combination of structural and non-structural BMPs from the California Stormwater
BMP Handbook for New Development and Redevelopment (California Storm Water Quality
Association), or other approved methods (e.g. bioswales, storm drain filters, permeable pavement,
etc.), shall be installed to effectively prevent the entry of pollutants into the storm drain system
after development. Recommended post-construction structural BMPs include:

e Biofiltration Swales and Strips.

e Catch Basin Inserts.

e Hydrodynamic  Separation Systems and/or Gross Solids Removal Devices
(HSS/GSRD).

e Detention Basins.

Design of treatment control BMPs shall demonstrate compliance with the Standard Conditions for
Project Plan Approval — Water Quality BMPs, by adequately treating runoff from the design storm
event(s).

Plan Requirements: The applicant/owner shall submit for review and approval by P&D and
Public Works — Project Clean Water and implement a Storm Water Quality Management Plan
(SWQMP). The SWQMP shall include the following elements: identification of potential pollutant
sources that may affect the quality of the storm water discharges; the proposed design and
placement of structural and non-structural BMPs to address identified pollutants; a proposed
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56.

inspection and maintenance program; and a method for ensuring maintenance of all BMPs over the
life of the project. The approved measures shall be shown on all site, building, and grading plans.
Records of maintenance shall be maintained by the landowner. Timing: Prior to Zoning Clearance,
the SWQMP shall be submitted to P&D and Public Works — Project Clean Water. All features of
the SWQMP shall be shown in the SWQMP and on the grading, building, and landscape plans as
appropriate. All measures specified in the plan shall be constructed and operational prior to
occupancy clearance. Maintenance records shall be submitted to P&D on an annual basis prior to
the start of the rainy season and for five years thereafter. After the fifth year the records shall be
maintained by the landowner and be made available to P&D or Public Works on request.

Monitoring: P&D staff shall perform site inspections throughout the construction phase. P&D
and/or Public Works shall site inspect prior to occupancy clearance to ensure measures are
constructed in accordance with the approved plan and periodically thereafter to ensure proper
maintenance.

WAT 3-2 As a part of the SWQMP program the applicant shall install a roof runoff collection and
disposal system for all new and relocated buildings that are part of the project. Runoff shall first be
directed to a subsurface infiltration trench, French drains, or connected to the site’s irrigation
system; in local areas where native soils or amended native soils are suitable for infiltration and
where it would not have a detrimental effect on structures, roof runoff may be directed to
landscaped areas. Plan Requirements and Timing: The roof runoff collection system shall be
shown on grading, building and landscape plans. The plans shall be submitted to P&D and Public
Works — Project Clean Water for review prior to Zoning Clearance. The system shall be installed
prior to occupancy clearance.

Monitoring: P&D shall site inspect for installation of the system.

WAT 3-3 The project proposes to allow for infiltration and treatment of runoff from the site using
biofiltration swales, detention basins, and permeable pavement. Runoff shall be directed to either a
permanent grass or appropriately vegetated swale (biofiltration area) or a detention basin. A
registered civil engineer or other qualified professional shall design the biofiltration features in
accordance with the California Stormwater BMP Handbook for New Development and
Redevelopment (California Storm Water Quality Association) or other approved method. Only
non-invasive perennial grass or other drought tolerant vegetation species shall be used in the
biofiltration system. To reduce runoff from impervious areas and allow for infiltration, to the
extent feasible, the applicant shall incorporate pervious materials or surfaces (e.g., porous
pavement, gravel, or unit pavers on sand) into the project design where native soils or amended
native soils are suitable for infiltration and where it would not have a detrimental effect on
structures. Plan Requirements and Timing: Swale designs, including the plant palette and the
source of plant material, shall be described and detailed in the SWQMP, on the site grading and
drainage and landscape plans, and depicted graphically. An inspection and maintenance program
shall be specified in the SWQMP. The plan shall specify, at a minimum, annual inspection for
signs of erosion, vegetation loss, and channelization, and regular mowing when grasses reach a
height of 6 inches. Long term maintenance shall be the responsibility of the landowner/operator. A
performance security will be required to ensure installation and maintenance. Pervious surfaces
shall be described and depicted graphically on the site, building, grading and landscape plans. The
final plans for the swales and the permeable surfaces, and a long-term maintenance program for the
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swales and permeable surfaces, shall be submitted by the landowner to P&D, and Public Works —
Project Clean Water for review prior to Zoning Clearance.

Monitoring: Planning and Development and Public Works shall inspect the site during the
installation of the basins, swales and the permeable surfaces, and shall inspect for maintenance
throughout a 5-year performance period. Performance security release requires P&D approval.
The landowner shall be responsible for maintenance inspections at least once/year for the life of the
project. Proof of maintenance inspections shall be maintained and made available to County of
Santa Barbara upon request.

WAT 3-4 To prevent illegal discharges to the storm drains, all on-site storm drain inlets, whether
new or existing, shall be labeled to advise the public that the storm drain discharges to the ocean (or
other waterbody, as appropriate) and that dumping waste is prohibited (e.g., “Don’t Dump — Drains
to Ocean”). The information shall be provided in English and Spanish. Plan Requirements and
Timing: Location of storm drain inlets shall be shown on site, building, and grading plans prior to
approval of grading permits and Zoning Clearance. Labels shall be installed prior to occupancy
clearance. Standard labels are available from Public Works, Project Clean Water, or other label
designs shall be shown on the plans and submitted to P&D for approval prior to approval of
grading permits and Zoning Clearance.

Monitoring: P &D shall site inspect prior to occupancy clearance.

WAT 3-5 The landowner shall be responsible for the long-term maintenance of the water quality
conditions of approval. Plan Requirements and Timing: The proposed maintenance
responsibilities and schedule shall be included in a maintenance program submitted by the
landowner for review by P&D and Public Works, Project Clean Water, prior to Zoning Clearance.
Annual records of the maintenance activities shall be maintained by the landowner and submitted
to P&D upon request.

Monitoring: P&D shall review the maintenance records or site inspect, as needed. Costs shall be
borne by the landowner.

WAT 3-6 Permanent erosion control measures shall be installed for all construction allowed
within 50-feet of the top-of-bank of Mission Creek and Las Canoas Creek. Plan Requirements
and Timing: Prior to Zoning Clearance, the applicant shall submit to P&D for review and
approval, detailed plans and a report prepared by a licensed geologist or registered civil engineer
for any proposed permanent erosion control measures adjacent to Mission Creek and Las Canoas
Creek. Measures will be depicted in the SWQMP and on all grading, construction, and landscape
plans as appropriate. Erosion control design plans shall be approved prior to Zoning Clearance.

Monitoring: P&D shall ensure installation prior to any structural development or initiation of
grading.

WAT 3-7 Parking Lot Cleaning Program. A parking lot cleaning program shall be developed and
implemented. The program shall include the following elements: weekly removal of litter;
immediate cleaning of oil, fuel, and other automotive leaks; vacuum sweeping on a bimonthly
basis; and inspection and cleaning of storm drain inlets and catch basins before November 1 and in
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January of each year. Debris removed from the catch basins or inlets shall be disposed of
accordingly. Plan Requirements and Timing: The cleaning program shall be submitted to P&D
for review prior to Zoning Clearance. The requirement for storm drain cleaning shall be included
on the site and building plans submitted to P&D and reviewed prior to Zoning Clearance.

Monitoring: P&D shall site inspect prior to occupancy clearance and shall respond to complaints.
The landowner shall maintain annual records of storm drain cleaning and make them available to
P&D upon request.

WAT 3-8 All trash container areas must meet the following requirements:

1) Trash container areas must have drainage from adjoining roofs and pavement diverted around
the area(s).

2) Trash container areas must be screened or walled and regularly maintained to prevent off-site
transport of trash.

Plan Requirements and Timing: The location of any trash container areas shall be shown on all
building plans prior to Zoning Clearance.

Monitoring: P&D shall site inspect prior to occupancy clearance to ensure measures are
constructed in accordance with the approved plan and periodically thereafter to ensure proper
maintenance.

PROJECT SPECIFIC CONDITIONS

62.

63.

Policy Consistency. Prior to Zoning Clearance Issuance, the project shall be modified to avoid
development on slopes in excess of 30%. This shall include 1) a modification to the parking stalls
along the private driveway leading up to the Gane House; 2) a redesign of the Cavalli path to
eliminate paving and the need for vertical retaining walls (non engineered stacked rock walls at a
maximum height of 24 would be allowable); 3) a reconfiguration of the detention basin on the
East of Mission site; and 4) relocation of the utility line infrastructure extending from Mission
Canyon Road up to the Gane House to stay within the roadway. Plan Requirements and Timing:
These modifications shall be shown on all grading and building plans submitted to the Building
Division and shall be reviewed and approved by the BAR prior to Zoning Clearance Issuance.

Monitoring: Permit compliance and Grading/Building Inspectors shall verify conformance with
the plans during construction.

Intensity of Use. Total visitation shall not exceed 110,000 persons per year for the first year
following project approval. Thereafter, total visitation shall be limited to a 1.8% annual increase,
up to a maximum increase of 50% (i.e. 165,000). Beginning the first year following project
approval, attendance associated with Garden classes® and events® shall be limited to a 1.8% annual

3 Classes shall include daytime and nighttime classes, summer programs, docent and Master Gardner training, and lectures.
School groups shall not count towards the annual class limit.
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66.

67.

68.

increase above existing levels (existing levels equate to 1,778 for classes and 1,983 for events,
based on a 10-year average from 1997 to 2006), up to a maximum increase of 50% (i.e. 2,667 for
classes and 2,974 for events, respectively) without subsequent approval by the Planning
Commission. These limits shall be based on a 3-year rolling average. If these limits are exceeded
in any single year, the Garden shall take the necessary steps to adjust its scheduling in order to
adhere to the limits on a three-year rolling average. No single event shall exceed 300 guests at any
one time, subject to the separate restrictions during the High Fire Season Preparedness Levels
included in Condition #31. Attendance for individual classes and educational programs (i.e.
trainings and lectures) shall comply with the maximums identified in the project description. No
more than three events individually exceeding 80 attendees in any given month, inclusive of
community events, shall be permitted.

Monitoring: The Garden shall submit an annual monitoring report to P&D by the end of February
for each prior year documenting total visitation and the number of programs and activities and
associated attendance within each use category in order to demonstrate compliance with this
condition.

No signs of any type are approved with this action unless otherwise specified. All signs require a
separate permit and Board of Architectural Review approval and shall comply with Section 35.38
of the County Land Use Development Code (Sign Regulations).

All elements of the project (e.g., design, scale, character, colors, materials and landscaping) shall be
compatible with vicinity development and shall conform in all respects to BAR approval 06BAR-
00000-00316. Plan Requirement and Timing: The applicant shall submit architectural drawings
of the project for review and shall obtain final approval by the Board of Architectural Review prior
to Zoning Clearance Issuance. Grading plans, if required, shall be submitted to P&D concurrent
with or prior to Board of Architectural Review plan filing.

Haul Permit. The approved project requires grading in excess of 13,000 cubic yards. Prior to
Grading Permit issuance, the applicant shall obtain a Haul Permit from the Department of Public
Works.

Road Encroachment. Prior to Building Permit Issuance, the applicant shall obtain an
Encroachment Permit from the Department of Public Works for all development within the road
right-of-way.

Off-street Construction Parking. All construction-related vehicles, equipment staging and
storage areas shall be located onsite and outside of the road right of way. The applicant shall
provide all construction personnel with a written notice of this requirement and a description of
approved parking, staging and storage areas. The notice shall also include the name and phone
number of the applicant’s designee responsible for enforcement of this restriction. Plan
Requirements: Designated construction personnel parking, equipment staging and storage areas

6 Events shall include fundraisers, community group meetings, private parties, recognition events, symposia and workshops,
and other events not open to the public. Events open to the public or where visitation is spread out throughout the day shall
not count towards the annual event limit, but shail otherwise comply with this condition,
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shall be depicted on project plans submitted for Zoning Clearance. A copy of the written notice
shall be submitted to P&D prior to permit clearance and at any time during construction, at P&D’s
request. Timing: This restriction shall be maintained throughout construction.

Monitoring: P&D Permit Compliance and Building & Safety shall confirm the availability of
designated onsite areas during construction, and as required, shall require re-distribution of updated
notices and/or refer complaints regarding offsite parking to appropriate agencies.

Construction Housekeeping. The applicant shall prepare and submit a construction housekeeping
plan for review and approval. The plan shall include methods to (1) screen construction sites, (2)
store both demolished and construction materials, and (3) properly recycle and dispose of refuse
materials from the activity. Plan Requirements and Timing: Prior to Zoning Clearance, the
applicant shall provide to P&D a construction period housekeeping plan that covers the timeframe
of the construction period through occupancy. The applicant shall designate and provide to P&D
the name and phone number of a contact person(s) to oversee this condition during construction.
The name and phone number of the contact person shall be posted on the construction site in at
least two locations visible to the public. This requirement shall be noted on all plans.

Monitoring: Permit Compliance staff shall inspect periodically throughout grading and
construction activities.

Pursuant to the provisions of ordinances and resolutions adopted by the county, the applicant will
be required to pay development impact mitigation fees to finance the development of facilities for
libraries, public administration, and the County Sheriff. Based on the fee schedules in effect at the

time of project approval, the library, public administration and Sheriff fees are estimated as
follows:

Estimated Countywide Development Impact Mitigation Fees
Base Fee (per unit or Estimated
Fee Program 1,000 sf) Fee Fee due at
Recreation (Parks) $1,135 per unit $3,405 Final Inspection
Transportation $1,945 per PHT $73,912 Zoning Clearance
Fire ($0.10/sf.) $0.10/sf. (sprinklered) $3,001 Final Inspection

71.

Fees shall be paid prior to final building permit inspection, and shall be based on the fee schedules
in effect when paid. The fees are subject to yearly adjustments. Fees are payable to the County of
Santa Barbara.

Prior to issuance of Zoning Clearance, an Environmental Quality Assurance Program (EQAP) shall
be prepared according to procedures established by Santa Barbara County P&D, paid for by the
applicant and submitted for review and approval by P&D. The EQAP shall include the following:
1) All conditions and mitigation measures imposed on this project and the impacts they are
mitigating separated by subject area. 2) A plan for coordination and implementation of all
measures and the plans and programs required therein. 3) A description of all measures the
applicant will take to assure compliance, including field monitoring, data collection, management
and coordination of all field personnel and feedback to field personnel and affected County
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agencies including P&D. Contractor feedback responsibilities include weekly, monthly and
quarterly reports (as specified in EQAP) to be prepared throughout grading and construction. These
shall include status of development, status of conditions, incidents of non-compliance and their
results and any other pertinent or requested data. 4) A contractor to carry out the EQAP shall be
selected by P&D in consultation with the applicant. The contractor(s) will be under contract and
responsible to the County, with all costs to be funded by the applicant. The EQAP contractor shall
appoint at least one On-site Environmental Coordinator (OEC) responsible for overall monitoring,
but shall employ as many qualified specialists as necessary, as determined by P&D, to oversee
specific mitigation areas (e.g. archaeologists, biologists). In addition, the OEC has the authority and
ability to ensure compliance with all project conditions and to stop work in an emergency. The
EQAP shall also provide for any appropriate procedures not specified in the conditions of approval
to be carried out if they are necessary to avoid environmental impacts.

Project phasing may be altered administratively by the Director of P&D without processing of an
SCD.

CONDITIONAL USE PERMIT CONDITIONS

73.

74.

75.

76.

77.

This Conditional Use Permit is not valid until a Zoning Clearance Permit for the development -
and/or changes in use has been obtained. Failure to obtain said Zoning Clearance Permit shall
render this Conditional Use Permit null and void. Prior to the issuance of the Zoning Clearance
Permit, all of the conditions listed in this Conditional Use Permit that are required to be satisfied
prior to Zoning Clearance must be satisfied. Upon issuance of the Zoning Clearance Permit, the
Conditional Use Permit shall be valid. The effective date of this Permit shall be the date of
expiration of the appeal period, or if appealed, the date of action by the Board of Supervisors.

If the Planning Commission determines at a noticed public hearing that the permittee is not in
compliance with any permit condition(s), pursuant to the provisions of Sec. 35.84.060 of the
County Land Use Development Code, the Planning Commission is empowered, in addition to
revoking the permit pursuant to said section, to amend, alter, delete, or add conditions to this
permit.

Any use authorized by this Conditional Use Permit shall immediately cease upon expiration or
revocation of this Conditional Use Permit. Any Zoning Clearance issued pursuant to this
Conditional Use Permit shall expire upon expiration or revocation of the Conditional Use Permit.

Conditional Use Permit renewals must be applied for prior to expiration of the Conditional Use
Permit.

The applicant's acceptance of this permit and/or commencement of construction and/or operations
under this permit shall be deemed acceptance of all conditions of this permit by the permittee.

Within 24 months after the effective date of this permit, construction and/or the changes in use
shall commence. Construction or changes in use cannot commence until a Zoning Clearance has
been issued. Failure to commence the construction and/or use pursuant to a valid Zoning Clearance
shall render the Conditional Use Permit null and void.
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78. All time limits may be extended by the Planning Commission for good cause shown, provided a
written request, including a statement of reasons for the time limit extension request is filed with
Planning and Development prior to the expiration date.

79.If the applicant requests a time extension for this permit, the permit may be revised to include
updated language to standard conditions and/or mitigation measures and additional conditions
and/or mitigation measures which reflect changed circumstances or additional identified project
impacts. Mitigation fees shall be those in effect at the time of issuance of a Zoning Clearance.

DEVELOPMENT PLAN CONDITIONS

80. Approval of the Final Development Plan shall expire five (5) years after approval by the Planning
Commission, unless prior to the expiration date, substantial physical construction has been
completed on the development or a time extension has been applied for by the applicant. The
decision maker with jurisdiction over the project may, upon good cause shown, grant a time
extension for one year.

81. No permits for development, including grading, shall be issued except in conformance with an
approved Final Development Plan. The size, shape, arrangement, use, and location of buildings,
walkways, parking areas, and landscaped areas shall be developed in conformity with the approved
development plan marked Exhibit 1, dated August 5, 2009 (as amended by the decision maker).
Substantial conformity shall be determined by the Director of P&D.

82. On the date a subsequent Preliminary or Final Development Plan is approved for this site, any
previously approved but unbuilt plans shall become null and void.

83. If the applicant requests a time extension for this permit, the permit may be revised to include
updated language to standard conditions and/or mitigation measures and additional conditions
and/or mitigation measures which reflect changed circumstances or additional identified project
impacts. Mitigation fees shall be those in effect at the time of Zoning Clearance Issuance.

84. The applicant shall obtain final approval from the Board of Architectural Review (BAR) prior to
Zoning Clearance Issuance.

GENERAL CONDITIONS

85. Additional Permits Required: Before using any land or structure, or commencing any work
pertaining to the erection, moving, alteration, enlarging, or rebuilding of any building, structure, or
improvement, the applicant shall obtain a Zoning Clearance Permit and Building Permit from
Planning and Development. These Permits are required by ordinance and are necessary to ensure
implementation of the conditions required by the Planning Commission. Before any Permit will be
issued by Planning and Development, the applicant must obtain written clearance from all
departments having conditions; such clearance shall indicate that the applicant has satisfied all pre-
construction conditions. A form for such clearance is available from Planning and Development.
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86.

87.

88.

89.

90.

91.

92.

Signed Agreement to Comply Required: Prior to approval of Land Use Permits\Coastal
Development Permits for the project, the owner shall sign and record an agreement to comply with
the project description and all conditions of approval.

Landscape Requirements: A performance security shall be provided by the applicant prior to
Zoning Clearance Issuance, equal to the value of maintenance and/or replacement of the items
listed in section (a) for five years of maintenance of the items. The amounts shall be agreed to by
P&D. Changes to approved landscape plans may require a substantial conformity determination or
an approved change to the plan, If plants and irrigation (and/or any items listed in section (a)
below) have been established and maintained, P&D may release the maintenance security three
years after installation. If such maintenance has not occurred, the plants or improvements shall be
replaced and the security held for another year. If the applicant fails to either install or maintain
according to the approved plan, P&D may collect security and complete work on property. The
maintenance security shall guarantee compliance with the provision below:

a. Maintenance of tree protection measures and tree replacement in accordance with the

approved tree protection and replacement plan and riparian restoration in accordance with
Condition #13.

Monitoring: P&D shall inspect landscaping and improvements for compliance with approved
plans prior to authorizing release of maintenance securities.

Landscape Requirements: Landscaping shall be maintained for the life of the project.

Prior to Zoning Clearance Issuance, the applicant shall notify in writing all property owners and
occupants of parcels within 300' of the project site of its approval and conditions. Proof of mailing
the notices shall be provided to Planning and Development prior to Zoning Clearance Issuance.

Compliance with Departmental letters required as follows:
Project Clean Water dated July 16, 2009
Environmental Health Services dated July 14, 2009
Fire Department dated November 3, 2005

Flood Control dated August 7, 2006

Parks Department dated July 15, 2009

Public Works, Roads Division dated July 17, 2009

Mo o0 op

Print & illustrate conditions on plans: All applicable final conditions of approval shall be printed
in their entirety on applicable pages of grading/construction or building plans submitted to P&D or
Building and Safety Division. These shall be graphically illustrated where feasible.

Mitigation Monitoring required: The applicant shall ensure that the project complies with all
approved plans and all project conditions including those which must be monitored after the project
is built and occupied. To accomplish this, the applicant agrees to:
a. Contact P&D compliance staff as soon as possible after project approval to provide the name
and phone number of the future contact person for the project and give estimated dates for
future project activities.
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93.

94.

9s.

96.

97.

98.

b. Contact P&D compliance staff at least two weeks prior to commencement of construction
activities to schedule an on-site pre-construction meeting with the owner, compliance staff,
other agency personnel and with key construction personnel.

c. Pay fees prior to approval of Zoning Clearance Issuance as authorized under ordinance and
fee schedules to cover full costs of monitoring as described above, including costs for P&D to
hire and manage outside consultants when deemed necessary by P&D staff (e.g. non-
compliance situations, special monitoring needed for sensitive areas including but not limited
to biologists, archaeologists) to assess damage and/or ensure compliance. In such cases, the
applicant shall comply with P&D recommendations to bring the project into compliance. The
decision of the Director of P&D shall be final in the event of a dispute.

Fees Required: Prior to Zoning Clearance Issuance, the applicant shall pay all applicable P&D
permit processing fees in full.

Change of Use: Any change of use in the proposed building or structure shall be subject to
environmental analysis and appropriate review by the County including building code compliance.

Indemnity and Separation Clauses: Developer shall defend, indemnify and hold harmless the
County or its agents, officers and employees from any claim, action or proceeding against the
County or its agents, officers or employees, to attack, set aside, void, or annul, in whole or in part,
the County's approval of the Conditional Use Permit and Development Plan. In the event that the
County fails promptly to notify the applicant of any such claim, action or proceeding, or that the
County fails to cooperate fully in the defense of said claim, this condition shall thereafter be of no
further force or effect.

Legal Challenge: In the event that any condition imposing a fee, exaction, dedication or other
mitigation measure is challenged by the project sponsors in an action filed in a court of law or
threatened to be filed therein which action is brought within the time period provided for by law,
this approval shall be suspended pending dismissal of such action, the expiration of the limitation
period applicable to such action, or final resolution of such action. If any condition is invalidated by

a court of law, the entire project shall be reviewed by the County and substitute conditions may be
imposed.

Compliance Review. P&D staff shall prepare a compliance report and present it to the Planning
Commission at a duly noticed hearing after five years of construction activities associated with
buildout of the Vital Mission Plan. The report shall discuss the applicant’s compliance with
applicable conditions of approval associated with construction activities and operation of the
Garden during that period. In addition, P&D shall provide a verbal report to the Planning
Commission on an annual basis during construction in order to report on the status of construction
and condition compliance. This annual briefing shall be coordinated with the receipt of the annual
monitoring report from the Garden on the previous year’s attendance levels and programs as
identified in Conditions #31 and #63, such that this information can be transmitted to the Planning
Commission at the same time.

Site Accessibility Plan. An overall site accessibility plan shall be prepared and submitted for
review and approval by the Building Division prior to Building Permit issuance.



County of Santa Barbara Public Works Department PROTECT

Project Clean Water M
123 E. Anapamu Street, Suite 240, Santa Barbara, CA 93101

(805) 568-3440 FAX (805) 568-3434 CLEAN WATER
Website: www.countyofsb.org/project_cleanwater Sunta Burbura County
SCOTT D. MCGOLPIN THOMAS D. FAYRAM
Director Deputy Director
July 16, 2009
Alex Tuttle e e

County of Santa Barbara

Planning & Development Department
123 E. Anapamu St. -

Santa Barbara, CA 93101

Re:  99-DVP-043 Botanic Garden, Mission Canyon Santa Barbara

Dear Mr. Tuttle,

The above referenced project is subject to the County of Santa Barbara’s Standard
Conditions for Project Plan Approval — Water Quality BMPs. The conditions apply
because the project is more than 0.5 acres of commercial development or redevelopment or
includes more than 25 parking stalls or more than 5,000 square feet of parking. These
conditions require appropriate treatment of runoff from impervious surfaces for the design
storm to remove potential pollutants (see attached Standard Conditions).

The following provisions apply to this application:

|. Prior to issuance of Zoning Clearance, the applicant shall submit to the Water
Resources Division (attention: Project Clean Water) for review and approval a Storm

Water Quality Management Plan or its equivalent that includes relevant details on the
location and function of treatment control BMPs.

At a minimum, the submittal must:

a. show the locations of all treatment facilities and their drainage (treatment)
areas,

b. demonstrate how the treatment facilities comply with the conditions by
treating runoff from the design storm, and

FAGroup\WaterResources\Water Agency\ProjCleanWater\Development and Review\Condition Letters\0B-09\99-DVP-043 Botanic Garden.doc



Alex Tuttle
July 16, 2009
Page 2 of 2

c. include a long-term maintenance plan appropriate for the proposed
facilities.

2. Prior to issuance of Zoning Clearance or Building or Grading Permits, applicant shall
submit the long-term maintenance plan for review and approval. The maintenance plan
must identify the party responsible for maintenance of all required storm water runoff
treatment control facilities and assure perpetual maintenance of the facilities.

3. Prior to issnance of Occupancy Clearance, all drainage improvements required as part of
the above conditions shall be constructed in accordance with the approved plans and
certified by a Registered Civil Engineer. A set of As-Built plans shall be submitted to
Water Resources Division. A Drainage Improvement Certificate shall be signed and
stamped by the engineer of record and be submitted to the Water Resources Division.

Note that the applicant will be required to pay the current plan check fee deposit at the time
the Storm Water Quality Management Plan or equivalent is submitted for review and
approval., The plan check fee is payable to County of Santa Barbara Public Works
Department and can be submitted along with the plans to Water Resources Division, Public
Waorks, 123 E. Anapamu St. Santa Barbara, CA 93101.

I would be happy to work with you and the applicant on ways to meet the recommendations
and conditions set forth in this letter. Please don’t hesitate to contact me at (805) 568-3561.

Sincerely,
Cathleen Gamand

Civil Engineering Associate

Attachment  Standard Conditions

cc: Ed Schneider, SBBG, 1212 Mission Canyon Road, SB CA 93105
Ken Marshal, Dudek & Assoc, 621 Chapala St. SB CA 93101
Bob Flowers, Flowers & Assoc, 201 N. Cesar Chavez, CA 93103

F:A\Group\WalerResources\Water Agency\ProjCleanWater\Development and Review\Condition Letters\08-09\99-DVP-043 Bolanic Gurden.doc



Santa Barbara County

PUBLICy &

DEPARTWMENT 2125 8. Centerpointe Pkwy., #333 ¢ Santa Marla, CA 93455-1340
805/346-8460 +FAX 805/346-8485

Environmental Health Services

Effot Schulman, MD, MFH Health Officer/ Director
Michele Micldewicz Deputy Director
Hick Menilield /Environmental Health Director

TO: Alex Tuttle, Planner
Planning & Development Department
Development Review Division

FROM: Paul Jenzen
Environmental Health Services

DATE: July 14, 2009

SUBJECT: Case No. 99-DP-043/72-CP-116 RV 01 Santa Barbara Area
Applicant; " Sauta Barbara Botanic Garden

1212 Mission Canyon Road
Santa Barbara, CA. 93105

Property Location: Assessor's Parcel No, 023-052-001, 002, 003, 004, 011, 012, 023-
060-018, 022, 023, 024, 025, 038, 023-350-006, 021-030-011, 023-
340-013, 014, 015, zoned REC/1-E-1, located at 1212 Mission
Canyon Road.

Case No. 99-DP-043/72-CP-116 RV 01 represents a request to would implement a series of changes to the
existing facilities of the Botanic Garden, which is located within an approximately 78-acre siie in the
unincorporated Mission Canyon area of Santa Barbara County. It includes the demolition of some existing
structures; renovation, relocation, and modification of other existing structures; construction of new structures
and ancillary facilities. The project would result in a net floor area increase of 25,884 square feet relative to
existing development. Of the proposed floor area increase for new structures, 4,235 square feet is devoted to
affordable hovsing for full-time Garden employees, 8,414 square feet of additional horticulture and plant
propagation area, 16,641 square feet of conservation, research and education space, and 724 square feet of
general support, additional visitor serving and events facilities including a café. The project would result in a
net decrease of 2,157 square feet of general storage and maintenance area. Upon completion of the proposed
project, the Garden would include a total floor area of 65,442 square feet of existing and proposed
development. The proposed buildout is anticipated to occur over an approximate ten-year period, though the
increases in uses proposed would extend for the life of the project.

Domestic water supply is proposed to be provided by the City of Santa Barbara The project represents an
intensification of use and could impact the domestic water supply. Therefore the City of Santa Barbara will
need to review the project and indicate in writing that it can and will serve the project.

Sewage disposal is proposed to be provided by the City of Santa Barbara via a collection system administered
by Laguna County Sanitation District. Since the wastewater would flow through two systems, both the
Laguna County Sanitation District and the City of Santa Barbara would need to review the project and indicate
that they would be able to collect, treat and dispose of the generaied wastewater.

Providing the Planning Conumission grants approval of the applicant's request, Environmental Health Services
recommends the following be included as Conditions of Approval:



Planning and Development Department
Case Numbers 99-DP-043/72-CP-116 RV 01
July 14, 2009

Page 2 of 2
1. Pror to Issuance of Zoning Clearance, Environmental Health Services shall receive and approve

written notice from the City of Santa Barbara indicating that said city can and will provide domestic
water service upon demand and without exception and that all financial arrangements guaranteeing
extension of said service have been made to the satisfaction of the city and Environmental Health
Services. ‘

Prior to Issuance of Zoning Clearance, Environmental Health Services shall approve written notice
from the City of Santa Barbara and the Laguna County Sanitation Disirict indicating that said city and
sanitary district can and will provide municipal sewage collection and disposal upon demand and
without exception and that all financial arrangements guaranteeing extension of services have been.
made by the applicant to the satisfaction of the sanitary district and Environmental Health Services.

Concurrent to Connection to the Sewer. the existing onsite wastewater treatment systems shall be
properly destroyed under permit and inspection by Environmental Health Services.

Prior to Issuance of a Building Permit, Environmental Health Services shall review and approve the
plans and specifications for the proposed food facility and any related facilities.

Senior

cc:

LU4972

Paul Jenzen, RE.

nyironmbhtal Health Specialist

Applicant

Agent, Ken Marshall, Dudek & Associates, 621 Chapala St. Santa Barbara, CA. 93101
City of Santa Barbara Utilities Manager

Martin Wilder, Laguna County Sanitation District

Ryan Lodge, Regional Water Quality Control Board

Mike Zimmer, Planning & Development Dept, Building Div., Santa Barbara

Willie Brummett, Environmental Health Services

Norma Campos-Ibarra, Environmental Health Services
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Date: November 3, 2005
To: Alex Tuttle

Planning & Development
Santa Barbara

4
From: Martin Johnson, Captain Wf} Z/
v

. Fire Department

Subject: ~ APN: 023-052-001; Case #: 99-DP-043; Site: 1212 Mission Canyon Road
Project Description: Santa Barbara Botanic Garden Development Plan

The above project is located within the jurisdiction of the Santa Barbara County Fire
Department. To comply with the established standards, we submit the following with the
understanding that the Fire Protection Certificate application may involve modifications,
which may determine additional conditions.

PRIOR TO BEGINNING ANY WORK, THE FOLLOWING CONDITIONS MUST BE MET:

1. Operations involving removal of asbestos or asbestos containing material (ACM) shall
be in accordance with the California Fire Code, Section 8707. Obtain a permit from the
fire department to conduct asbestos or ACM removal operations. Contact the Inspection
Services Unit at (805) 686-8181 for additional information.

PRIOR TO ERECTION OF COMBUSTIBLE BUILDING MATERIALS THE FOLLOWING
CONDITIONS MUST BE MET:

2. All access ways (public or private) shall be installed and made serviceable. Roadway
plans, acceptable to the fire department, shall be submitted for approval prior to any
work being undertaken.

Access to this project shall conform to Santa Barbara County Private Road and Driveway
Standard #1. Dead end access roads/driveways that exceed 150 feet in length shall
terminate with a fire department approved turnaround.

Roadways-may be conditioned as needed throughout the scope of the project.

Road easements must be identified throughout the project.
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A minimum of 13 feet 6 inches of vertical clearance shall be provided and maintained for
the life of the project for emergency apparatus access.

Driveways serving one residential dwelling are required to have a minimum width of 12
feet. Driveways serving two residential dwellings are required to have a minimum
width of 16 feet. Driveways serving three to nine residential dwellings are required to
have a minimum width of 20 feet. If any future development is planned for this parcel
or will be served by this driveway, the applicant is encouraged to coordinate these
standards into their plans and with other interested parties.

Di'iveways shall not exceed 12 percent in grade. All driveways shall be paved.

3. Because the proposed project is located within the mapped boundaries of the High Fire
Hazard Zone of Santa Barbara County, a Vegetation Management Plan is required.
Refer to Santa Barbara County Fire Department Development Standard #6.

Special provisions of the Building Code will apply to all new construction and remodels
of existing structures. These provisions will influence both the design of the project and
the type of building materials that may be utilized. Please refer to the Santa Barbara
County Building and Safety Division for details.

Note: Owners of property located within a designated “Very High Fire Hazard Severity
Zone” are required by state law (Public Resources Code, Section 4291) to create a
firebreak of 100 feet (or to the property line, whichever is nearer) around any structures
on their property. This does not apply to single specimens of trees, ornamental
shrubbery, or similar plants that are used as ground cover if they do not form a means of
rapidly transmitting fire from the native growth to any dwelling or structure.

4. Fire hydrants shall be installed. The exact locations of the new hydrants shall be
determined by the fire department as necessary throughout the various construction
phases. The existing fire hydrants shall be identified on future plans. )

PRIOR TO OCCUPANCY CLEARANCE THE FOLLOWING CONDITIONS MUST BE MET:

5. Building address numbers must be a minimum height of three (3) inches for residential
and six (6) inches for commercial and a color contrasting to the background color. The
address number shall be elevated at least three (3) feet from the ground for clear
visibility and easy dirvectional identification. The numbers shall be visible from the
access road when traveling in either direction. If the driveway is over 150 feet in length
or the building is obstructed from view at the access road, numbers shall be posted at
any driveway and road intersections as is necessary.
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6. Portable fire extinguisher(s) are required for all commercial structures and shall be in
accordance with the Santa Barbara County Code Chapter 15, Article 1.

7. Stop work immediately and contact the County Fire Department, Hazardous Materials
Unit (HMU) at 686-8170 if visual contamination or chemical odors are detected while

implementing the approved work at this site. Resumption of work requires approval of
the HMU.

8. When access ways are gated a fire department approved locking system shall be
installed. Please call the Fire Prevention Division at 681-5523 for additional information
and application procedures.

9. An automatic fire sprinkler system must be installed in all commercial structures and all
residential structures of 5000 or more square feet. Fire sprinkler plans are required to be
checked and approved by this department, prior to installation. Any system must be in
compliance with Santa Barbara County Fire Department Standard #4. The fire

department shall determine the location of any fire department connection (FDC) that
may be required.

10. Payment of developinent hni)act fees is required. The fees shall be computed on each
new building, including non-habitable spaces.

Fees will be calculated as follows:

Mitigation Fee at $.20 per square foot for buildings without fire sprinkler systems
Mitigation Fee at $.10 per square foot for buildings with fire sprinkler systems
These conditions apply to the project as currently described. Future changes, including but
not limited to further division, change of occupancy, intensification of use, or increase in
hazard classification, may require additional mitigation to comply with applicable
development standards in effect at the time of change.

As always, if you have any questions or require further information please call 681-5500.
MJ:reb

c: APN/Chron



AEGEIVER
AUG 1 9 260
8.8, COUNTY

PLANNING g, DEVELOPMENT

Santa Barbara County Public Works Department
Flood Control ¢ Water Agency
August 7, 2006
Planning Commission
County of Santa Barbara Planning & Development

123 E. Anapamu Street
Santa Barbara, CA 93101

Re: 72-CP-116RV01/99-DP-043; Santa Barbara Botanic Garden
APN: 023-051-001 thru -004, and -008, -011, -012/ 023-060-018, -022 thru -026, -038/ 023-
340-013 thru -015/ 023-350-006/Santa Barbara
Dear Commissioners:

This District recommends that approval of the above referenced project be subject to the following conditions.

1. Prior to issuance of Development Permits, the applicant shall comply with the Fliood Control Standard Conditions of
Approval,

2. Prior to issuance of Development Permits, the applicant shall submit grading & drainage plans, a drainage study
and improvement plans to the District for review and approval. Said plans shall indicate the following:

a. All on-site & tributary drainage shall be adequately conveyed through the site to an acceptable watercourse or
drainage facility in @ non-erosive manner, On-site retardation and/or off-site drainage improvements may be
necessary in order to satisfy this condition.

b. New structures shall be setback a minimum of 50 feet from the District Approved Top of Bank of Mission
Creek. Structures proposed to be demolished & rebuilt, may be located within the 50 foot setback but no
closer to the top of bank than the original structure, as recommended by a registered geotechnical engineer
and approved by the District.

3. Prior to issuance of occupancy clearance, the applicant shall submit a drainage certification by a registered civil
engineer, that the project was constructed in substantial conformance with the approved plans.

4. The applicant will be required to pay the current plan check fee deposit at the time the plans are submitted for
District review and approval.

Sincerely,

AU e I e

Dale W. Weber, P.E.
Development Engineer

cc: Alex Tuttle, Planner, Planning & Development
Nancy Johnson, Botanic Garden, 1212 Mission Canyon Read, Santa Barbara, CA 93105
April Verbanac, Dudek & Associates, 621 Chapala Street, Santa Barbara, CA 93101
Flowers & Associates, 500 East Montecito Street, Santa Barbara, CA 93103
Mike Zimmer, Building & Safety

G:\FLOOD\DREWV\CND\72-CP-116RV01.doc

Phillip M. Demery 123 East Anapamu Street, Santa Barbara, California 93101 Thomas D. Fayram
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COUNTY

PARKS

Daniel C. Hernandez, MPA
Director of Paris
(805) 568-2461

Michael Gibson, MPA
Business Manager
(805) 568-2477

Juan Beliranena, AlA, AICP
Project Manager
(BO5) 568-2470

Jeff Stone
North County
Deputy Director
(805) 934-6145

Erik Axelson
South County
Deputy Director
(B0O5) 681-5651

0O Park Administration
610 Mission Canyon Road
Santa Barbara, CA 93105
Tel: (BO5) 568-2461

Fax: (BO5) 568-2459

O North County
Park Operations
300 Goodwin Road
Santa Maria, CA 93455
Tel: (805) 934-6123
Fax: (BO5) 934-6213

{0 South County

Park Operations

4568 Calle Real, Building E
Santa Barbara, CA 93110
Tel: (BO5) 681-5650

Fax; {805) 681-5657

[ Cachuma Lake
Recreation Area

2225 Hwy 154

Santa Barbara, CA 93105
Tel: (BO5) 686-5055
Fax: (BOS5) 686-5075

www.sbparls.org
administration@sbparks.org

Equal Opportunity Employer

July 15, 2009

TO: Alex Tuttle, Planner
Planning & Development
FROM: Claude Garciacelay, Park Planner
RE: 99DP-043 / 72CP-116 RY01 Santa Barbara Botanic Garden

APN 023-052-001 to -004,-008,-011,-012; 023-060-018,-022 to -026,
-038; 023-340-013 to -015; 023-350-006

County Parks recommends the following condition(s) to the approval of the above
referenced project:

D Pursuant to the provisions of Ordinance 4348 and the appurtenant fee
resolutions adopted by the Board of Supervisors, the applicant will be required to pay
a development mitigation fee for new dwelling unit(s) to offset the project’s potential
impact on the County’s park system. Said fee will be used in conjunction with other
similar fees collected in the area to provide park and recreational facilities in the
Regional Demand Area.

The current applicable fee in the demand area for sfd employee residential unit is
$1135 per unit. The total fee for the project would be $3,405.00 (3 unit(s)). Fees are
payable prior to final inspection. The final fee amount shall be based on the fee
schedule in effect when paid and fee schedules are subject to annual adjusiments.
This office will not accept or process a check received prior to project permit
-approval by the decision maker,

The check must be made out to COUNTY OF SANTA BARBARA, and can be paid
in person or mailed to: Santa Barbara County Parks, Rocky Nook Park, 610 Mission
Canyon Road, Santa Barbara, CA 93105, or in person at our north county
administrative office at Waller Park, 300 Goodwin Road, Santa Maria, CA 93455,

c: Owner:
Santa Barbara Botanic Garden
1212 Mission Canyon-Road, Santa Barbara CA 93105
Agent:
Ken Marshall, Dudeck
621 Chapala St., Santa Barbara CA 93101



COUNTY OF SANTABARBARA
PUBLIC WORKS DEPARTMENT
123 East Anapamu Street

Santa Barbara, California 93101
805/568-3232 FAX 805/568-3222

July 17, 2009

TO: Alex Tuttle, Planner
Development Review
FROM: William Robertson, Transportation Planner

Public Works, Transportation Division

SUBJECT: Conditions of Approval (1 page)
Santa Barbara Botanic Garden Vital Mission Plan
72-CP-116 RV01, 99-DP-043

Santa Barbara

Traffic Mitigation Fees

1. Pursuant to Ordinance No. 4270 regarding Transportation Impact Fees, the applicant will be required to pay a fee for
each new peak hour trip (PHT), for the purpose of funding transportation facilities within the Unincorporated Planning
Areas of the County.

Based on the current fee schedule, the total estimated fee for the proposed project is $73,912 (38 PHTs x $1,945/PHT).
Fees are due prior to zoning clearance and shall be based on the fee schedule in effect when paid. This office will
not accept payment or process a check received prior to project approval.

Fees are payable to the County of Santa Barbara, and may be paid in person or mailed to: Santa Barbara County
Transportation Division, 123 E. Anapamu St., 1* Floor, Santa Barbara, CA 93101 or Santa Barbara County

Transportation Division North, 620 West Foster Road, Santa Maria, CA 93455. Please phone this office prior to payment
if unsure as to the final fee required.

If you have any questions, please contact me at 739-8785.

Sincerely,

/%//%’

William T. Robertson

cc: 99-DP-043
Gary Smart, Transportation Manager, County of Santa Barbara, Public Works Department
G:\Transportation\TRAFFIC\Transportation Planning\Development Review\Mission Canyon\Sanrta Barbara Botanic Gardens 99DP-Cond.doc

1



