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1.0 REQUEST 

Hearing on the request of Ken Marshall, agent for the Santa Barbara Botanic Garden (Garden), to 
consider Case Nos. 72-CP-116 RV01 and 99-DP-043 [applications filed on February 26, 1999 and 
October 15, 1999, respectively] for a Revised Conditional Use Permit (CUP) allowing continued 
operation of a botanic garden and incorporation of two parcels into the CUP in compliance with 
Section 35.82.060, 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-

This site is identified as 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, along Mission Canyon Road .75 miles north of Foothill Road, 
1212 Mission Canyon Road, Mission Canyon area, First Supervisorial District. 
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00001) pursuant 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. 

2.0 RECOMMENDATION AND PROCEDURES 

Follow the procedures outlined below and conditionally approve Case Nos. 76-CP-116 RV01 
and 99-DP-043 marked "Officially Accepted, County of Santa Barbara August 5, 2009 County 
Planning Commission Attachments A through G", based upon the project's consistency with the 
Comprehensive Plan, including the Mission Canyon Area Specific Plan, and based on the ability 
to make the required findings. 

Your Commission's motion should include the following: 

1. Adopt the required findings for 72-CP-116 RV01 and 99-DP-043 (the Vital Mission Plan) 
marked as Planning Commission Exhibit No. 11 and dated August 5, 2009, specified in 
Attachment A of this staff report, including CEQA findings. 

2. Certify the Final Environmental Impact Report (07EIR-00000-00001) and adopt the 
mitigation monitoring program contained in the conditions of approval. 

3. 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 included as 
Attachment C. 

Alternatively, refer back to staff if the County Planning Commission takes other than the 
recommended action for appropriate findings and conditions. 

3.0 JURISDICTION 

As stated in Section 35.82.060 of the County Land Use and Development Code (LUDC), the 
purpose of Conditional Use Permits (CUP) is to provide for uses that are essential or desirable 
but cannot be readily classified as allowed uses in individual zones by reason of their special 
character, uniqueness of size or scope, or possible effect on public facilities or surrounding uses. 
 Operation of a botanical garden within a REC zone therefore requires approval of a CUP. 

1 Half size sets of plans were distributed to the County Planning Commission with their hearing packet.  
Plans are also available on file with P&D and on the P&D website.
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Section 35.26.030.C.1 of the County LUDC also requires that a Final Development Plan be 
approved in REC zones prior to any development, including grading.   

The County Planning Commission is the review authority responsible for acting on the Santa 
Barbara Botanic Garden’s permit requests.  The purview of the Planning Commission is the 
entirety of the project.  In approving the project, the review authority must certify the EIR and 
make all of the necessary findings for approval included in Attachment A to the staff report.   

In addition to the role of the Planning Commission, certain elements of the project are also being 
considered by the County Historic Landmarks Advisory Commission (HLAC) since a portion of 
the Botanic Garden located west of Mission Canyon Road (approximately 23 acres) is a 
designated County historic landmark (Landmark #24, Resolution 2003-059, Attachment F).  The 
HLAC review authority is limited to those project elements that occur within and affect the 
landmark.  Their discretion is limited to ensuring that “no changes to the Santa Barbara Botanic 
Garden, Mission Dam and Aqueduct shall be made which substantially deviate from the […] 
historic landscape design concept or historic use of the landmark.”  The historic landscape 
design concept is “characterized by a system of trails through and around plant communities, 
displays, exhibits, and structures.  Such plant communities, displays, and exhibits have, with 
only limited exceptions, historically been dedicated to plants native to California and the 
California Floristic Province.”   In addition to their jurisdiction over the landmarked parcels, at 
the Planning Commission’s discretion the HLAC may also serve in an advisory capacity to the 
Planning Commission on all historical resource issues related to the project, even those occurring 
outside of the landmark boundaries.   

The HLAC has reviewed the project on a number of occasions.  While no action has been taken, 
minutes of the HLAC meetings are attached for informational purposes (Attachment E).  The 
HLAC will next be reviewing the project at its August 10, 2009 meeting in order to provide 
more specific comments for the Planning Commission’s consideration.  However, since final 
action by the HLAC on the project is discretionary and so requires a certified EIR, final action 
by the HLAC will not occur until after the Planning Commission has acted on the project and 
certified the EIR (assuming project approval). In this respect, the HLAC functions as an arm of 
the County, which is the lead agency under CEQA.

The South County Board of Architectural Review (SBAR) also has a role in reviewing the 
proposed project.  To date the SBAR has reviewed the project 11 times (see attached minutes, 
Attachment D).  At their last hearing on October 24, 2008, they concluded that the project design 
was ready for their preliminary approval and hence could proceed to the Planning Commission.  
Assuming project approval by the County decision makers, the project returns to the SBAR for 
preliminary and final reviews and approvals.  During those reviews, the SBAR will consider the 
project as modified through the discretionary process, if at all, and will focus on final 
architectural details and designs, including building materials and designs, landscaping and 
hardscape features, fencing, and exterior lighting and direction from the Planning Commission.  
Among the findings that the SBAR must make in approving the project are that the scale and 
design of the project are compatible with surrounding development (including existing 
development within the site) and that the project fits in with the site’s environmental qualities 
and topography.
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Both the action by the PC and the action by the HLAC are directly appealable to the County 
Board of Supervisors (BOS).  The BOS’ actions would be de novo.  The SBAR’s preliminary 
and final actions would be appealable to the County PC and then also to the BOS. 

4.0 ISSUE SUMMARY 

Project Scope and Garden Objectives 

The Garden has been operating as a botanical garden in Mission Canyon since 1926.  The 
Garden functions to promote and maintain public programs, collections and exhibits that provide 
opportunities for research, education and interpretation, conservation and display. Since its 
founding in 1926, alterations to the Garden property have occurred primarily with incremental 
construction of various structures and additions to and remodels of existing facilities to 
accommodate the Garden’s growing programs and uses (see Section 5.4 of this staff report for a 
chronological history of the Garden’s permits). 

The project before your Commission is a revision to the Garden’s currently active CUP (Case 
No. 72-CP-116) as well as a new Development Plan (nominally, the Vital Mission Plan) 
specifying all of the existing and proposed development on the site.  The Garden’s current CUP 
allows operation of a botanical garden consistent with the uses and development in place at the 
time of the 1972 CUP approval and as amended through subsequent Substantial Conformity 
Determinations and Land Use Permits.  

Development of the proposed Santa Barbara Botanic Garden Vital Mission Plan would 
implement a series of changes to the existing facilities of the Garden, which is located within an 
approximately 78-acre site in Mission Canyon.  The proposed project is designed to improve and 
expand the Garden’s facilities to better meet current and future demands for its services.  It 
includes the demolition of some existing structures; renovation, relocation, and modification of 
other existing structures; construction of new structures and ancillary facilities; and changes to 
the facility’s circulation system.  The project would also add use restrictions to the Garden’s 
operations where there are currently no limitations. 

The specific objectives of the project, as stated by the applicant, include fulfilling the Botanic 
Garden’s mission to support research, education, horticulture, conservation, and exhibit 
programs by: 

� Developing and updating Garden facilities; 
� Consolidating Garden functions and uses within existing and proposed 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; 
� Providing on-site employee housing opportunities for critical Garden support staff; and 
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� Maintaining and sustaining in perpetuity the economic viability of the Garden through 
continued use of on-site facilities and of special programs and events that are critical to 
supporting and funding the resources and goals of the Botanic Garden. 

To this end, the Garden is proposing the following as key components of the project: 

� Updating its existing facilities and adding 16,641 square feet of new development for 
research, education, and conservation space, including a new education center, children’s 
lab, and conservation center/herbarium; 

� Adding three new residential units totaling 4,235 square feet devoted to subsidized 
housing for full-time Garden employees; 

� Adding 8,414 square feet of additional horticulture and plant propagation areas, including 
the new horticultural offices, shade structures, and maintenance and storage facilities; 

� Installing pavers on all existing dirt trails to improve access and reduce maintenance 
needs and adding a new paved pathway up to an overlook kiosk on the Cavalli property; 

� Expanding its educational program to add up to 10 new daytime courses (from 90 to 100 
courses) and 5 new nighttime courses (from 35 to 40 courses) each year; and 

� Increasing the number of special fundraising events from 10 to 15 times per year and the 
number of private parties (e.g. weddings) from 4 to 8 times per year, and increasing 
attendance levels for private parties from 200 to 300 guests. 

The Garden currently includes 30 buildings2 (including shade structures) totaling approximately 
39,558 square feet of development.  The project would result in a net floor area increase of 
25,884 square feet relative to existing development (65% increase), taking into account the 
demolition of several buildings.  Upon completion of the proposed project, the Garden would 
include a total floor area of 65,442 square feet of development (existing plus 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. 

Proposed Development and Site Constraints 

The project site is constrained by various physical factors that make new development 
inappropriate except generally in areas of existing development.  Physical constraints include 
restricted access, steep slopes, riparian areas and specimen trees, historic and cultural resources.  
Given identification of these constraints, the project has been significantly reduced in scale since 
it was originally submitted.  It went through several iterations since its original application in 
1999, including most recently a significant reduction and redesign that resulted from review of 
the project by the SBAR after preparation of the DEIR had already commenced.  This resulted in 
a reduction from a net increase of 37,716 square feet down to its current proposal of 25,884 
square feet of net new buildings (representing an approximate 31% reduction).  Buildings as 
presented in the current project have been designed to better fit the site and work with the site 
constraints, including the site’s visual resources, biological resources, cultural resources (historic 
and archaeological), and steep slopes.  Proposed new buildings are primarily consolidated in 

2 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 May 2009 Jesusita Fire. 
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areas of existing development of the site in order to preserve the majority of the site in open 
space and garden exhibits (roughly 91%) and avoid development in areas characterized by dense 
vegetation or steep slopes.

On the west side of Mission Canyon Road, which is the main visitor-serving area and the area 
within the historic landmark, the Garden is proposing three new buildings:  a new visitor 
admissions building to replace the existing entry kiosk, a new library and adult education center 
that would be in the location of the existing Herbarium and Caretaker’s Cottage (which would be 
demolished and relocated, respectively), and a new children’s education center.  These new 
buildings represent a net increase of approximately 7,000 square feet of new development and 
approximately 2,482 square feet of new building footprint relative to the existing setting.  The 
remainder of the new structural development is located east of Mission Canyon Road in areas 
that are less accessible to the public.

The level and scale of proposed development would be compatible with existing development in 
and around the Garden.  For example, proposed development around the existing Library and 
North Wing, both of which are two stories, would be two stories.  Similarly, the proposed two-
story Conservation Center would be compatible with the adjacent Gane House.  Remaining 
development on the site is proposed to be single story.  Additionally, new buildings are dispersed 
in areas of the site that already experience development, and would not significantly impact any 
scenic views from public viewing places.  The new development would respect the historic 
character of the Garden’s landscape design and many of its buildings, as discussed in the EIR.  
In addition, the project incorporates flat green (vegetated) roofs for several of its buildings that 
help them to blend in with the landscape and surrounding vegetation.  With the revised building 
scales and designs that grew out of the SBAR process, new development would add to the 
eclectic mix of existing development at the Garden rather than create a homogenous institutional 
campus feel if every building were designed in the same architectural vocabulary.  This is in 
keeping with the residential context of Mission Canyon, which is characterized by unique and 
differentiated housing styles.

The proposed Cavalli path, which leads up to a 470 square foot overlook kiosk on the top of a 
ridge on the Cavalli site, traverses a steep hillside with slopes in excess of 30%.  The Mission 
Canyon Area Specific Plan includes a policy prohibiting grading and development on slopes 
30% or greater, unless it would preclude reasonable use of the property.  There is also a policy 
requiring that grading and cut and fill slopes be in concert with existing natural contours and the 
scale of the natural terrain.  The path is proposed to be six feet wide and paved with an all-
weather impermeable surface.  In addition, retaining walls would be constructed on the uphill 
and downhill sides of the trail given the steepness of the terrain, ranging in heights from one to 
six feet.  In order to achieve consistency with Specific Plan policies, without precluding 
reasonable use of the property, staff is recommending that the path be more natural and informal, 
which could be achieved by reducing its width, keeping it unpaved, and eliminating the vertical 
retaining walls (stacked stone could be used where necessary to stabilize slopes).

Overall, staff is recommending Planning Commission approval of the proposed structural 
development, with modification of the Cavalli path as discussed above, given the findings and 
mitigations included in the EIR, the ability to reduce impacts to less than significant levels, and 
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positive conceptual review of the project by the SBAR.  See Section 6.1 of the staff report for a 
summary of the project’s environmental effects and identified mitigation measures that reduce 
impacts to less than significant levels.   

Appropriate Intensity of Use 

The Garden is unrestricted in its current use levels.  Regardless, for purposes of CEQA, the 
Garden provided information to the County relating to the levels of use existing at the Garden at 
the time of the Notice of Preparation (March 2006), to serve as baseline conditions under CEQA 
against which the proposed project may be evaluated.  Uses include classes, workshops, 
community festivals, private parties, fundraising events, lectures, etc.  As a non-profit 
organization, the Garden relies in part on fundraising activities in order to support its ongoing 
programs.  The Garden is proposing to expand its current fundraising activities over and above 
baseline levels in order to continue to maintain its economic viability.  However, these activities 
carry with them potential impacts on local residents resulting from the increase in temporary 
populations at the site.  Such impacts include those to public safety related to increased vehicle 
traffic that could congest the roads in the event of an emergency evacuation, noise impacts 
related to an increase in the use of amplified music associated with events, and general traffic 
impacts associated with large events in a residential neighborhood.  Many of these activities also 
impact the night sky and the surrounding residents’ enjoyment thereof, since they necessitate that 
additional lighting be left on during nighttime events (nighttime lighting in Mission Canyon is 
typically very limited due to the low residential density and lack of commercial facilities and 
street lighting).  Mission Canyon is particularly sensitive to significant increases in population 
(temporary or permanent) and associated vehicle use due to the limited ingress and egress 
options within the canyon and the fire hazards that exist – Mission Canyon Road represents the 
only primary road in and out of the canyon.   

The EIR evaluates the physical effects of the proposed project on the various issue areas (e.g. 
biological resources, aesthetics, historic resources, fire hazards, traffic, etc.) resulting from the 
new development and increases in use.  The impacts associated with the increases in use are 
most pronounced in the discussion of fire hazards, though other issue areas are affected as well.  
As required under CEQA, the EIR includes an evaluation of alternatives to the project that would 
feasibly avoid or substantially lessen physical effects on the environment.  Four alternatives were 
evaluated, including an Off-Site Alternative, Reduced Development Alternative, Project 
Redesign Alternative, and No Project Alternative.  Each of these alternatives addressed the 
structural development and intensity of use aspects of the project.  In regards to intensity of use, 
the Reduced Project Alternative included among its features the capping of special activities (i.e. 
classes, lectures, private parties, and special events) at baseline levels in order to reduce impacts 
associated with public safety and fire hazards.  Under the Reduced Project scenario, general 
visitation would be allowed to continue to grow consistent with historic trends and future growth 
projections, since general visitation is typically dispersed throughout any given day and does not 
have the same effects as large groups visiting the site at a single time.  The conclusion of this 
analysis of capped use was a significant reduction in fire hazard impacts (from a Class II to a 
Class III impact), as well as reductions in impacts to other issue areas such as noise and traffic.   

The table below identifies the size, frequency, and types of special programs that are currently 
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held at the Garden. 

Current Garden Programs/Activities 

Approval of a CUP and Development Plan requires that the decision makers make a series of 
findings.  Included among these are findings that significant environmental impacts will be 
mitigated to the maximum extent feasible and that the project will not be detrimental to the 
comfort, convenience, general welfare, health, and safety of the neighborhood.  While the 
Reduced Project Alternative as a whole was determined to be infeasible (see CEQA Findings, 
Attachment A), in order to ensure that the CUP and DP findings can be made, staff is 
recommending modifying the proposed project to include the limitation that uses associated with 
special events and other activities not associated with general visitation remain at baseline levels 
(except that class sizes would be allowed to increase from 20 to 22 students). A condition of 
approval has been added to the project to this end (condition 63).  Under this scenario, the 
Garden would retain its ability to hold a number of classes, lectures, symposia, special events, 
private parties, and other fundraising activities in order to continue to provide critical financial 
support in furtherance of its ongoing mission.  Additionally, the Garden would be able to 
upgrade and expand its facilities consistent with the project objectives.  However, increases in 
use beyond current maximum levels would be limited to general visitation which is typically 
more harmonious with and less impactful on the surrounding community.  Staff determined that 

Program Type Current Frequency / 
Year Hours

Current
Attendance
(per class) 

Total Annual 
Attendance
(maximum) 

Daytime Classes 80-90 Courses 
200-225 Sessions 

7:30 am- 
5:30 pm 10-20 4,500 

Nighttime Classes 25-35 Courses 
60-90 Sessions 

6 pm- 
10 pm 10-20 1,800 

Master Gardner/Docent 
Training 20 Sessions 7:30 am- 

5:30 pm 40-50 1,000 

Annual Lecture Series 7 Sessions 6 pm- 
10 pm 50-70 490 

Plant Sales, Book Signings 4/year 11 am- 
7 pm 100-250/event 1,000 

Art/Craft Exhibits 4/year 
Case-by-Case 

9 am- 
5 pm Case-by-Case N/A 

Community Festivals 
(Exhibits, Vendors, Music) 

2/year 
2 days 

9 am- 
5 pm 

250-750
per day 3,000

Fundraising/Special Events 
(Food/Music)

10/year 
1 day 

Noon-
10 pm* 20-300/event 3,000 

Community Group Meetings 10-20/year 
1 day 

9 am- 
10 pm* 30-150/event 3,000 

Private Parties (Music/Food) 2-4/year 
1 day 

9 am- 
10 pm* 75-200/event 800 

Symposia & Workshops 1-2/year 
1-3 days 

8 am- 
8 pm 50-150 per day 900 

Recognition Events 3/year 
1 day 

9 am- 
10 pm* 50-200/event 600 

* Events ends by 9pm with additional time provided for event breakdown, cleanup, and guest departure. 
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this option respects the constraints associated with Mission Canyon while allowing the Garden to 
continue to serve the larger community with its various programs.      

Areas of Controversy 

There are several key issues with which members of the community have expressed significant 
concern.  These include fire hazards, historic resources, neighborhood compatibility/aesthetics, 
and the alternatives considered in the EIR.  These issues are summarized below and are 
discussed in detail in the EIR. 

Fire Hazards

Mission Canyon is considered a wildland-urban interface, as are many of the residential 
communities in the Santa Barbara foothills.  A wildland-urban interface is a location where 
highly flammable vegetation within a wildland (naturally vegetated area) is present adjacent to 
urban residential development.  As such, Mission Canyon is designated as a very high fire 
hazard area.  The situation in Mission Canyon is made more severe by the limited points of 
access into and out of the canyon, as well as the character of these roads (e.g. narrow, windy, 
dense roadside vegetation, etc.).  Mission Canyon Road is the only access road for many of the 
Mission Canyon residents, as well as the Garden.  In a wildfire scenario, fire and other 
emergency first responders would potentially rely on the same primary path to gain access to the 
fire that the residents and visitors use to relocate or evacuate during a fire event.

The recent May 2009 Jesusita Fire is evidence of the existing fire hazard condition in this area.  
The fire destroyed approximately 70 homes in Mission Canyon.  Fortunately, no lives were lost 
and there were few reported injuries, as there was ample time to evacuate before the fire 
threatened most of the homes.  The fire has, at least in the short-term, reduced the fire hazard in 
the canyon by significantly reducing fuel loads.  However, this relief will not last as vegetation 
regrows and fuel loads increase.  The conditions surrounding the next fire are impossible to 
predict and evacuation scenarios are site and incident specific.  Due to the combination of a 
sizable residential population in a constrained fire-prone area with difficult emergency 
evacuation conditions due to limited access in and out of the canyon, the existing fire hazards in 
Mission Canyon are significant.

The Garden contributes to these existing problems by attracting visitors to the site, as it has done 
since its inception.   The increase in visitors to the Garden contemplated as part of the proposed 
project, especially associated with special events and activities, exacerbates an already hazardous 
situation in terms of potentially inhibiting evacuation of surrounding residents during a wildfire 
event as visitors of the Garden add vehicles to Mission Canyon Road.  Proposed Mitigation 
Measures and project improvements have been applied to reduce these potential impacts, 
including: 1) closing the Garden on Red Flag Days, days in which the potential for a rapid-onset 
wildfire are greatest; 2) limiting special events to no more than 180 guests during High Fire 
Season Preparedness levels; 3) requiring the use of shuttle buses/trolleys that remain on-site for 
events with more than 80 guests during High Fire Season Preparedness levels in order to 
facilitate rapid evacuation with minimal vehicles; and 4) various improvements to the site, as 
identified in the Fire Protection Plan, including increased water supply, more rigorous vegetation 
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management, improved emergency access, installation of a Remote Access Weather Station, etc. 
that enhance fire protection and fire-fighting capabilities in and around the Garden (condition 
31).

On balance with the proposed increases in use, the EIR (with concurrence by the County Fire 
Department) concluded that these measures are sufficient to reduce the fire hazard impacts of the 
project and associated increases in use to less than significant levels (Class II).  Many members 
of the community have disagreed with the EIR analysis and have asserted that the mitigation 
measures and site improvements are inadequate to reduce impacts to less than significant levels 
and that fire hazard impacts remain significant and unavoidable (Class I) due to the increases in 
use of the site.  With no established quantitative thresholds against which to evaluate the 
project’s fire hazard impacts, the EIR analysis relied on expert opinion by the County Fire 
Department, in concluding that the project would result in a Class II impact.  Regardless, and as 
noted above, staff is recommending that special events and activities be capped at current levels 
in order to reduce fire hazard impacts to the maximum extent feasible, as required by CUP and 
DP findings, and ensure that the project does not compromise the general health, safety, and 
welfare of the surrounding community.   

Historic Resources

As discussed above, the Garden is home to numerous historical resources, including historic 
buildings, features such as the Mission Dam and Aqueduct, and the overall historic landscape 
design of the Garden itself.  For these reasons, 23 acres of the Garden were designated as County 
Historic Landmark #24 in 2003.  To evaluate the Garden’s historical significance, the EIR 
included an analysis of the entire Garden, including its landscape characteristics, buildings, and 
objects, as a collective historic resource to determine its potential eligibility for listing on the 
California and National Registers.  The analysis concluded that 35 acres of the site qualify as a 
historic designed landscape (Historic Garden) which is a specific type of cultural landscape 
defined by the National Park Service as “a landscape that was consciously designed or laid out 
…” and “may be associated with a significant person(s), trend, or event in landscape 
architecture; or illustrate an important development in the theory and practice of landscape 
architecture.”  The Garden is distinguished as the first botanic garden devoted to the study of 
native California species propagated and displayed in a natural setting. It is associated with 
important landscape designers Ervanna Bowen Bissell, Beatrix Farrand, and Lockwood de 
Forest, as well as architect Lutah Maria Riggs. The Garden has been instrumental in furthering 
the understanding of native California plants and their use in landscaping and gardens.  Because 
the 35-acre historic portion of the Garden was consciously designed, is associated with 
significant persons, and illustrative of important developments in landscape architecture, 
defining it as a historic designed landscape is the appropriate framework for the proposed 
project’s impact analysis.   

The value of the Garden as an historic resource in keeping with its historic origins as a botanic 
garden devoted to the study of native California species propagated and displayed in a natural 
setting is felt deeply by many members of the community, as evidenced by the extent of public 
comment on the EIR and at HLAC hearings on the project.  This notion was emphasized in the 
cultural resources section of the EIR and Historic Resources Assessment prepared in support of 
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the EIR analysis.  A mitigation measure requiring the preparation and implementation of a 
Cultural Landscape Master Plan that would guide implementation of the project and long-term 
management of the Garden would help to ensure the Garden retains its historic integrity 
(condition 20). 

The EIR evaluates the impacts of the proposed project on the historic designed landscape, as 
well as individual historically significant buildings including the Library, Caretaker’s Cottage, 
and Gane House.  The EIR concludes that proposed new buildings adjacent to the Library on the 
west side of Mission Canyon Road respect the historic resources present through their siting and 
appropriate design, thus resulting in less than significant impacts on the Historic Garden.  
According to the EIR analysis, the most significant impacts of the project to the Historic Garden 
include the installation of concrete pavers throughout the Garden’s existing dirt trail system, the 
Meadow Terrace project, and the relocation of the historic Caretaker’s Cottage outside of the 
Historic Garden boundaries.  The EIR has identified mitigation measures to reduce these 
impacts, including limiting the amount of additional paved pathways to 10% over existing levels 
in and around intensive use areas as well as considering alternative pathway materials that are 
more historically appropriate, softening the Meadow Terrace in order to better integrate it into 
the landscape, and keeping the Cottage within the Historic Garden boundaries.  These mitigation 
measures are included in the proposed conditions of approval (conditions 21, 22 and 24).   

Many members of the community, including members of the HLAC, disagree with the adequacy 
of the mitigation measures for the pavers and Meadow Terrace, indicating that anything short of 
elimination of the Meadow Terrace and any new pavers would result in a significant and 
unavoidable impact (Class I) on the historic landscape.  However, implementation of the 
mitigation measures discussed above would ensure that the site continues to convey its historic 
significance and remains eligible for listing on the National and California registers.  This is the 
proper basis for determining whether a significant impact is unavoidable or mitigable.  
Therefore, the EIR rightly concludes that the impacts would be reduced to less than significant 
levels with implementation of these mitigation measures.   

Neighborhood Compatibility:  Aesthetics and Land Use

The Garden is surrounded by low-density residential development and has served as an 
important community resource and open space setting since its inception in 1926.  Existing 
development at the Garden is compatible with and respects the physical scale of surrounding 
residential development.  Given its setting in a residential neighborhood and its history of 
modest structural development, it is critical that new development is compatible with existing 
development at the Garden and in the surrounding neighborhood.  This is supported by County 
policy, such as Land Use Element Visual Resource Policy 3, which requires new development to 
be in conformance with the scale and character of the existing community, as well as the CUP 
and DP findings necessary for project approval.  Through extensive review of the project by the 
SBAR, the project has been reduced in scale and refined in its design in order to maintain its 
neighborhood compatibility.  Most of the new development is sited in areas of existing 
development and screened from public view.  In addition, the design and scale of new buildings 
respect the existing development on the site and the relationship of buildings to the surrounding 
natural and designed landscape.  While the project does increase the density of development on 
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the site, the new development would not significantly impair or obstruct scenic views.  Certain 
elements of the project, especially along the East Ridge east of Mission Canyon Road, would be 
visible to both public and private views.  However, the visual resources of the site would be 
preserved and the new development would be in keeping with the scale and character of existing 
development on the site and surrounding properties.   

Fencing is one aspect of the project that concerned the SBAR.  The project had initially proposed 
the installation of 6-foot high cyclone fencing along most of its perimeter in order to reduce 
trespassing and protect its rare collections from theft and vandalism. After significant opposition 
by the SBAR and surrounding residents and comments that the cyclone fencing was 
incompatible with the visual character of Mission Canyon, the project was redesigned to 
eliminate any new cyclone fencing and instead propose the installation of 3 ½-foot post and 
smooth wire fencing along its perimeter.  Additionally, existing cyclone fencing that had already 
been installed in recent years along portions of Mission Canyon Road and Tunnel Road would 
be setback from the road at least six feet where feasible in order to reduce its visibility and 
encroachment into the road right-of-way.  While supportive of the new design, the SBAR and 
members of the public continue to express discontent with the need for fencing in general and 
are rather unified in their position that existing cyclone fencing is inappropriate and should be 
replaced with a more aesthetically pleasing design.  The existing cyclone fencing, with the 
exception of approximately 225 feet along Tunnel Road, was installed prior to the Notice of 
Preparation for the EIR (March 2006) pursuant to a Substantial Conformity Determination and 
as such is considered part of the existing baseline conditions and not part of the proposed project. 
 Beyond this, staff recommends support of the proposed fence design. 

Night lighting is another concern expressed by surrounding residents who currently enjoy a night 
sky with limited exterior lighting due to the low-density character of existing residential 
development, the absence of street lights on area roads, and absence of commercial facilities 
other than the Garden.  To address this concern, the Garden is proposing to design its outdoor 
lighting consistent with Lighting Zone (LZ) 1 standards, which are California nighttime lighting 
standards that are designed for wildlife preserves, parks, and other outdoor areas with minimal 
lighting needs (Condition 4).  In achieving this standard as part of the final design of the project, 
nighttime lighting is expected to be reduced relative to the existing condition at the Garden since 
existing outdoor lighting does not incorporate light-reducing measures that shield light and 
prevent spillover onto adjacent properties.

EIR Off-Site Alternative 

As required under CEQA, the EIR evaluates alternatives to the proposed project that would 
feasibly attain most of the basic project objectives and would substantially lessen or avoid 
significant impacts to the environment.  Of note herein, is that the DFEIR identifies no 
signficant, unmitigable impacts associated with the Garden’s Vital Mission Plan.  Regardless, 
section 15126.6 of the CEQA Guidelines states: “An EIR need not consider every conceivable 
alternative to a project.  Rather it must consider a reasonable range of potentially feasible 
alternatives that will foster informed decisionmaking and public participation.  An EIR is not 
required to consider alternatives which are infeasible.”  To this end, the EIR evaluated four 
alternatives:  No Project Alternative, Off-Site Alternative, Reduced Development Alternative, 
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and Project Redesign Alternative.  The adequacy of the Off-Site Alternative has been the subject 
of public debate. 

The Off-Site Alternative included in the DFEIR moves the administrative functions, staff 
housing, and the annual lecture series to an off-site location.  Alternatives that were considered 
but ultimately rejected include a more robust off-site alternative and use of other Garden-owned 
properties adjacent to the project site for proposed facilities and staff housing.  Many interested 
members of the public have emphasized the need to consider an off-site alternative that would 
move all of the Garden facilities and activities that are not directly tied to the living exhibits off-
site, including administrative functions, lecture-based classes, research, library, and staff 
housing, and have been critical of the EIR for failing to do so. They consider this alternative as 
the only way to significantly reduce impacts associated with the project’s increase use levels and 
ensure the protection of public safety of surrounding residents by minimizing the level of use in 
fire-prone Mission Canyon.

This alternative was considered infeasible because it would not meet most of the basic project 
objectives and would significantly disrupt daily operations at the Garden which are characterized 
by collaboration among and between researchers, educators, and administrative staff.  The 
classroom and education facilities proposed as part of the project are designed to accommodate 
both classes that utilize the living collections and involve interaction with the Garden’s exhibits 
as well as more lecture-based classes or those that only involve dried plant collections.   Under 
this reasoning, the proposed project would include educational facilities on site whether or not 
they would need to be utilized by all scheduled classes.  Classes change season to season and 
year to year and it is impossible to predict with any precision how many of the classes in the 
future would be lecture-based versus interactive with the Garden’s planted exhibits.  Thus, 
moving some of the classes to an off-site location was not seen as a feasible component of the 
off-site alternative and would not clearly result in the reduction of development on-site nor 
would moving some of the classes off-site clearly result in a significant reduction in 
environmental effects.  Garden staff and in-house researchers engage in significant amounts of 
research involving both the living and dried-plant collections and the separation of these 
collections would be highly disruptive to the daily research routine.  Since much of the research 
depends on both the live and dried plant collections and regular interaction amongst the various 
researchers, it is questionable how much space could be saved by attempting to physically 
separate them out.  Thus, it was not evident that incorporating some of the research activities into 
the off-site alternative would avoid or substantially lessen any significant impacts.  For these 
various reasons, the off-site alternative did not include moving classes offsite or separating 
collections.  However, the Off-Site Alternative that was evaluated moves the administrative 
functions, staff housing, and annual lecture series to an off-site location.  This and other 
alternatives evaluated in the EIR provide a reasonable range of alternatives to the proposed 
project that will foster informed decision making and public participation and meet the 
requirements of CEQA. 

The Garden recently purchased two properties in Mission Canyon adjacent to the Garden 
property, a 6.5-acre parcel at 2333 Las Canoas Road purchased in December 2006 and a one-
acre parcel at 1100 Tunnel Road purchased in January 2007.  Both of these properties were 
purchased after initial preparation of the EIR and identification of alternatives.  Both of these 
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properties were purchased by the Garden as long-term investment properties through the accrual 
of monthly rental income.  There are four dwelling units on the 6.5-acre property and one 
dwelling unit on the one-acre property.  One logical use of these two properties as a project 
alternative would be for staff housing since the dwelling units are already in place and the 
properties are adjacent to the Garden, meeting the project objectives of consolidating functions 
and providing on-site affordable housing.

In comment letters on the Draft EIR, many members of the public asserted the need to consider 
the use of these two properties for staff residences as a project alternative.  However, the Garden 
has indicated that such use of these properties would be financially infeasible since the Garden 
would be unable to realize any reasonable economic return on these investment properties if they 
were rented out to Garden staff at subsidized, below market rates.  To this end, the Garden 
provided the County with financial information on the purchase prices for these properties and 
the market rental rates that would be necessary to provide a return on these investments based on 
the monthly mortgage amounts.  The property on Las Canoas Road was purchased for 
$2,550,000 and the property is subject to a conventional mortgage with a monthly payment of 
$11,230.  Fair market rental value for these types of units are $3,000 for the main house, $1,800 
for the guesthouse, $900 for the studio, and $1,800 for the barn.  Even at fair market value, the 
Garden would not earn sufficient income to cover the monthly mortgage amount.  Subsidizing 
the housing as proposed under the project, which would be necessary since the market rental 
rates would be well beyond the financial reach of the Garden’s support staff, would make it 
impossible to earn a reasonable return on this investment property.  The property on Tunnel 
Road was purchased for $825,000 and the property is subject to a conventional mortgage with a 
monthly payment of $3,860.  Again, a market rental rate in the range of $3,000 to $3,800, which 
would be necessary in order to realize any reasonable financial return on this investment 
property given the mortgage debt, would be beyond the financial capability of critical Garden 
staff and subsidizing the rental cost for Garden staff long term would deepen the gap between the 
rental income and the monthly mortgage amount.   

Thus, these properties were not considered as an alternative site for staff housing in the 
alternatives analysis due to the financial infeasibility of utilizing the residential units for 
subsidized staff housing and not realizing sufficient economic return on the investments.  In 
addition, there would be no ability to sell the properties for financial gain in the future once the 
market returns without modification to the CUP.  Members of the public have rejected these 
claims of infeasibility and have continued to push for the use of these two properties for staff 
housing as an alternative to the proposed project. 

These two properties are currently rented to Garden staff at reduced rental rates ($400 for the 
property on Las Canoas Road and $800 for the property on Tunnel Road) because they are in 
need of significant repair.  As a result of these subsidized rents, the Garden is taking a monthly 
loss of $13,890 and cannot sustain this loss for the life of the CUP.  The Garden does intend to 
repair these residences in the near future and once completed, they would be rented at full 
market rental rates. The current rental agreements are month-to-month so that they can be 
quickly terminated once the Garden is in a position to complete the repairs.  The Garden would 
be unable to subsidize this housing long term and still meet the project objectives of on-site 
employee housing and “maintaining and sustaining in perpetuity the economic viability of the 
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Garden through continued use of the on-site facility…”  In addition, if the Garden continued to 
take a substantial loss on this housing, it would impact the Garden’s ability to fulfill its mission 
to support research, education, horticulture, conservation, and programs.  The construction of 
staff housing within the Garden, on property for which there is no mortgage debt, is more 
financially feasible and would allow the Garden to meet its project objectives and meet its 
financial obligations in supporting its ongoing programs.   

The EIR analyzes an alternative that moves the proposed staff housing to an off-site location and 
avoids the impacts associated with those structures.  Since an off-site alternative achieving the 
same avoidance of impacts has already been analyzed, and given the economic infeasibility of 
using these two properties for affordable staff housing, this alternative, supported by members of 
the public, was not selected for consideration.

Jesusita Fire 

The Botanic Garden suffered significant damage during the recent May 2009 Jesusita Fire.  
Several structures were destroyed, including the Gane House, Director’s Residence and Garage, 
Campbell Bridge, as well as several storage sheds and shade structures east of Mission Canyon 
Road.  The Garden intends to rebuild those structures that were lost consistent with what is 
envisioned in the Vital Mission Plan.  In the case of the Director’s Residence and Campbell 
Bridge, since no alterations are proposed for those structures as part of the VMP, they would be 
rebuilt outside of the VMP process, similar to how other residences are being rebuilt after the 
fire, pursuant to existing LUDC regulations.  Regardless, the Campbell Bridge would need 
HLAC review and approval.  Shade structures and sheds that were proposed to remain under the 
VMP will similarly be rebuilt outside of the VMP process.   In the case of the Gane House and 
Director’s Garage, since those structures were proposed to be altered as part of the VMP project, 
they would be rebuilt under the auspices of the VMP, if approved, consistent with proposed 
plans.  In addition to the structures that were destroyed, much of the vegetation including many 
of the planted exhibits also burned in the fire.  Similarly, many of the pathways and trails 
through the Garden, especially in and around Mission Creek, also suffered damage.  The Garden 
intends to re-establish its exhibits and repair its trails and pathways, consistent with its mission, 
though it will be some time before the fate of many of the trees and shrubs left standing is known 
and a plan for the replanting efforts is developed.  Public access to some of these areas is 
currently closed and will not be reopened until these areas are cleaned up and made safe for 
Garden visitors.

Overall, the fire has changed the existing conditions at the Garden, though it is expected that the 
Garden will resemble its former self over time as vegetation is reestablished, and exhibits, trails, 
and displays are repaired or restored.  However, the recent fire has provided an impetus for being 
more rigorous in its vegetation management practices in the future in order to ensure that 
adequate defensible space around structures and public spaces is provided.  To this end, the 
Garden prepared a Fire Protection Plan as part of the Vital Mission Plan process that establishes 
protocols for fuel management as part of the ongoing operation of the Garden (see DFEIR 
Appendix E).  It could be said that the recent fire has reduced the fire hazards in and around the 
Garden by significantly reducing fuel loads and associated fire intensities.  However, this is a 
short-term condition as evidenced by the local frequency of fire events in the Santa Barbara 
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foothills.  The EIR was amended to include a discussion of the Jesusita Fire and how it affected 
the EIR analysis.  However, the baseline for the purposes of the EIR impact analysis remains the 
conditions on the ground at the time of the Notice of Preparation (March 2006).    

5.0 PROJECT INFORMATION 

5.1 Site Information 
Site Information

Comprehensive Plan Designation Urban, Recreation/Open Space, Residential (1 acre 
minimum parcel size), Agriculture (A-I) 

Ordinance, Zone  County LUDC; REC, AG-I-10 and 1-E-1 
Site Size 78 acres (approximate) 
Present Use & Development Botanical garden; garden facilities, staff housing; open 

space
Surrounding Uses/Zone(s) North: Residential, 1-E-1, RR-5, and RR-10

South: Residential, 1-E-1
East: Residential, 1-E-1, RR-10, and City
West: Residential, 1-E-1 

Access Mission Canyon Road 
Public Services Water Supply:  City of Santa Barbara 

Sewage: Laguna Sanitation District 
Fire: County Fire Department 

5.2 Setting 
The Santa Barbara Botanic Garden property has evolved from a single 13-acre parcel in Mission 
Canyon to an assemblage of contiguous parcels that combine to cover approximately 78 acres.  
The Botanic Garden comprises 18 parcels, all but two of which are zoned REC (Recreation).  Of 
the two remaining parcels, one is zoned 1-E-1 (Residential) and includes the Gane House and 
associated structures, and the other, the Cavalli property, is zoned AG-I-10 (Agriculture) and 
includes propagation facilities for native plants.  Three canyons cross the project site, as do two 
intervening ridges and the side slopes of others.  Two of the canyons, Mission Canyon and Las 
Canoas Canyon, are drained by United States Geological Service (USGS) designated blue line 
streams (Mission Creek and Las Canoas Creek, respectively).  A third, and smaller canyon, is 
drained by an un-named ephemeral drainage that courses southerly along the eastern edge of the 
Cavalli Site.

The project site is located within the unincorporated Mission Canyon area of Santa Barbara 
County, in a wildland-urban interface area and designated high fire hazard area.  The site is 
located north of Highway 101 and Foothill Road, and encompasses areas on both the east and 
west sides of Mission Canyon Road.  The Botanic Garden is a privately-owned non-profit 
botanic museum that is open to the public and is dedicated to research, education, conservation, 
and the display of California native plants.  The site is devoted to planted exhibits or is 
predominantly undeveloped, with Garden-related structures and facilities comprising less than 5 
percent of the site.
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Most of the Garden’s facilities for public use are located west of Mission Canyon Road, 
including a visitor information center, library, offices, educational facilities, and restrooms, 
along with a trail network and cultivated garden areas.  Uses east of Mission Canyon Road are 
primarily support facilities, including maintenance and storage buildings, propagation facilities, 
and staff housing.  Additional trails and cultivated garden areas are located in the northern 
portion of this area.  The Cavalli Site is undeveloped, with the exception of one small shade 
structure for plants and an access road.

Current uses at the Garden include scientific research, public and private tours (including self-
guided tours), installation and maintenance of living exhibits, an internal trail system, 
educational programs, labs, lectures, seminars and symposia, indoor/outdoor exhibits, nursery 
and plant sales, a garden shop, propagation and growing of plants, meetings related to Garden 
activities and community group meetings, membership programs, fundraisers, private 
parties/weddings and special events, plant  collections, library, and staff residences. 

Visibility of large contiguous areas of the project site is frequently prevented by even small 
differences in elevation and the presence of vegetation.  The ridge and valley landforms that 
traverse the project site result in moderate to moderately-steep slopes over most of the site.  This 
condition limits opportunities for development to gently sloping areas that are confined to the 
tops of ridges and more moderate adjacent side slopes or valley bottoms.  The existing on-site 
conditions in the Garden are highly variable.  They include a range of garden exhibits 
representing different native California ecosystems, as well as a commercial plant nursery with 
plants for sale; remote dirt trails that traverse through and around the planted exhibits and natural 
habitats; historic dam and aqueduct facilities near the bottom of Mission Canyon and along 
Mission Creek; modestly scaled administrative, research, and visitor-serving buildings; and 
paved courtyards and paths around the visitor-serving and administrative facilities.   

The underlying natural vegetation at the Santa Barbara Botanic Garden consists of riparian forest 
and woodland, upland woodland, chaparral, coastal scrub, and introduced grassland communities 
associated with the perennial streamcourse of Mission Creek and adjoining upland slopes and 
minor tributaries.  These communities are largely extant, albeit extensively modified over the 
many years of operation as a botanic garden.  In addition to the more natural communities, the 
Garden consists of plant exhibits comprised of both native and non-native plant species, blended 
into the more natural surroundings.  It should be noted that the Garden has retained and 
incorporated much of the natural vegetation, especially trees, into the garden setting.   

The site’s soils are admixtures of sand, silt and clay with a higher percentage of fine-grained 
materials in the Sespe Formation and more sand in the intermediate-alluvium areas of the site.  
These soils may contain some organic material and would likely present engineering problems 
such as expansiveness, and compressibility due to high clay content and porosity. 

The site is rich in archaeological and historic resources, including a known Chumash site (CA-
SBA-22), several historic structures and features (e.g. Mission Dam and Aqueduct, Library, 
Caretaker’s Cottage, and Information Kiosk), and the historic designed landscape, as described 
further in Section 4.4 of the EIR. 
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Development in Mission Canyon is characterized by low- to medium-density residential 
neighborhoods.  The areas to the north and east of the Garden along Mission Canyon Road and 
Las Canoas Road are predominantly large-lot single-family residences, while areas to the west 
and southwest along Tunnel Road and in the Mission Heights area (Cheltenham Road/Montrose 
Place) are more urbanized with smaller residential lots.  The Mission Canyon Plan area includes 
a total of approximately 1,012 residential units located throughout the approximately 1,178-acre 
planning area, 231 of which are located south of Foothill Road and 254 are located in the Upper 
Mission Canyon area.

5.3 Description 

Proposed Alterations 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 area3.  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. 

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 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.  Sixteen new structures are proposed with a combined floor 
area of 30,014 s.f.  The total floor area at the Garden after implementation of the proposed 
project would be 65,442 s.f., for a net increase of 25,884 s.f. relative to existing development.

3 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 

Symbol Building Name / Description Square Footage 
(Footprint)

Changes # of 
Floors

E1 Caretaker’s Cottage (offices) 1,390 (1,390) Relocate, convert 
to residence 

1

E2 Herbarium (collections) 2,818 (1,209) Demolish 2 
E3 Blaksley Library (library, 

office)
3,153 (1,577) Remodel, offices, 

exhibit space, 
snack window

2

E4 Lath House/Plant Sales 3,003 (3,003) Remodel 1 
E5 North Wing (office, gift shop, 

kitchen, classroom) 
3,298 (1,649) 674 s.f. addition, 

remodel 
2

E6 Visitor Kiosk (admissions) 170 (170) Demolish 1 
E7 Restrooms 404 (404)  Remodel – 

storage
1

E8 Information Kiosk 320 (320) No change 1 
E9 Tea House 188 (188) No change 1 

E10 Gane House (maintenance and 
storage)

9,318 (3,975) Rebuild (fire)  
8,178 s.f. 

2 +
basement 

E11 Storage Shed 339 (339) Demolish  1 
E12 Storage Shed 356 (356) Rebuild (fire) 1 
E13 Storage Shed 323 (323) Demolish 1 
E14 Storage Shed 150 (150) Rebuild (fire) and 

relocate
1

E15 Can Yard (shade structure) 1,984 (1,984) Rebuild (fire) 1 
E16 Shade Structure (plants) 244 (244) Rebuild (fire), 

119 s.f. addition 
1

E17 Lath House (plants) 725 (725) Rebuild (fire) 1 
E18 Shade Structure (plants) 686 (686) Rebuild (fire) 1 
E19 Head House (office, seed 

bank)
1,138 (1,138) No change 1 

E20 Wood Shed (storage) 143 Rebuild (fire) and 
relocate

1

E21 Guild Studio (office, storage) 1,585 (1,440) No change 1 (raised) 
E22 Tunnel Road Annex (storage) 483 (483) No change 1 
E23 Employee Residence  1,185 (1,185) Remodel 1 
E24 Employee Residence (duplex) 2,502 (2,203) Remodel, SFD 2 
E25 Storage Shed  667 (667) No change 1 
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.f. 2nd story 
addition

2

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 
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Santa Barbara Botanic Garden Proposed Structures 

Symbol Building Name / Description Square Footage 
(Footprint)

# of 
Floors

P1-A Children’s Lab 2,678 (1,748) 2
P1-B Library/Education Center 7,941 (2,779) 2 +  

basement
P3 Visitor’s Admission 724 (724) 1
P5 Conservation Center 5,552 (2,215) 2 +  

basement
P6/7/8 Horticulture Offices/Services 3,527 (3,527) 1

P9 Horticultural Garage/Support 1,733 (1,733) 1 
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 Overlook Kiosk 470 (470) 1
P21 Garage/Office 1,168 (1,168) 1
P22 Staff Residence 1,267 (1,267) 1

Total – Proposed Development 30,014 (20,565) N/A 
Total – Existing + Proposed 65,442 (47,505) N/A 

Net Increase 25,884 (18,568) N/A 

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 
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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 5 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 1 parking space 
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 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 3 spaces, from 116 to 113 spaces. 

Employee and Visitor Parking
Existing Number of 

Spaces
Proposed Number of 

Spaces Change

Visitor
  West of Mission 74 70 -4 
  East of Mission 0 0 0 

Total Visitor Parking 74 70 -4 
Employee
  Guild House 7 (unmarked)  6 (marked)  -1 

  East of Mission 35
(unmarked) 

37
(marked) +2

Total Employee Parking 42  43  +1 
Total Visitor And Employee 

Parking 116  113  -3 

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 
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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).

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: 

� 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.

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

� 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 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 would consist of approximately 13,200 cubic yards (cy) of cut 
and 5,400 cy of fill, resulting in a net export of approximately 7,200 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, all 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. The proposed path on the Cavalli property, a six-foot wide path, would be paved with 
an all-weather, impermeable surface.  

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 levels4.  The 

4 The Meadow Terrace was partially constructed under a Substantial Conformity Determination issued by 
the County that was subsequently revoked due to substantial public controversy.  Under direction from 
the Board of Supervisors, the Meadow Terrace project was incorporated into the Vital Mission Plan.
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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 240 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.  A total of 36 path lights 
and 11 electrical outlets are proposed.  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. 

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 3½-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 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 3½ 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.  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 project’s CEQA 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 proposed 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 
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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.

Water and Sewer Services  

The 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 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 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 or a 
suitable private septic system becomes available.  

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.  

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, included in FEIR Appendix E).  This Plan includes 
requirements and recommendations for fuel modification, building construction, road design, 
water systems, and evacuation.  
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Construction Phasing 

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

� Phase I:  All proposed water and sewer line extensions in an 8-month duration. 
� Phase II:  Construction of new Horticulture Facilities in an 11-month duration. 
� Phase III:  Reconstruction of the Gane House and construction of new 

Herbarium/Conservation Center in a 14-month duration. 
� Phase IV:  Relocation of existing Administration Cottage and conversion to residential 

use, demolition of existing Herbarium, and construction of the Educational Center in a 
13-month duration. 

� Phase V:  Renovations to existing Blaksley Library and North Wing buildings and 
construction of new entrance kiosk in a 12-month duration. 

� Phase VI:  Construction of new staff residences in a 14-month duration. 
� Phase VII:  Construction of public path and overlook kiosk on Cavalli property in a 6-

month duration. 
� Phase VIII:  Construction of Cavalli housing and office structures and associated 

parking/paving once sewer/septic becomes available. 

OPERATIONAL COMPONENTS OF THE PROPOSED PROJECT 

Existing and Proposed Botanic Garden Uses 

The general uses that occur at the 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 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 Garden staff).  This number includes general visitors as well 
as attendees at special events, classes, lectures, and other activities.  The 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 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 
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family residence at the Cavalli property in the event sewer service is introduced into the adjacent 
residential area or a suitable private septic system becomes available.  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 foods such as salads and 
sandwiches, various snack foods, fruit and primarily bottled or canned drinks.  A microwave 
oven would be provided to heat pre-packaged foods.  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 a.m. 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. 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 currently provide 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 Garden is requesting visitor increases associated with classes, lectures, special events, etc.  
Existing and proposed classes, lectures, special events, and other activities are identified in the 
tables 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 Garden 
Volunteer meetings consisting of 5 to 25 people are held 6 to 12 times per year.  The Garden 
does not expect an increase in these meetings or attendance.  Miscellaneous business, research 
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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 Garden grounds. 

Classes, Hours, and Attendance 

Current
Classes/Year

Proposed
Classes/Year Hours

Current
Attendance
(per class) 

Proposed
Attendance
(per class) 

Change in # 
of Sessions 

Change in 
Attendance

Total 
Change in 

Annual
Attendance

Daytime Classes 
80-90 Courses 

200-225 Sessions 
90-100 Courses 

225-250 Sessions 
7:30 a.m.-
5:30 p.m. 10-20 12-22 +25 +2 +1,000 

Nighttime Classes 
25-35 Courses 
60-90 Sessions 

30-40 Courses 
75-100 Sessions 

6:00 p.m. -
10:00 p.m. 10-20 12-22 +10 +2 +400 

Master Gardner and Docent Training 

20 Sessions 20 Sessions 7:30 a.m.-
5:30 p.m. 40-50 40-50 0 0 0 

Annual Lecture Series 

7 Sessions 7 Sessions 6:00 p.m.-
10:00 p.m. 50-70 50-125 0 +55 +385 

Special Events, Hours, and Attendance 

Event Type 
Current

Frequency/
Duration

Proposed
Frequency/
Duration

Hours Current
Attendance

Proposed
Attendance

Change in 
Attendance

Change in # 
of Events

Total 
Change in 

Annual
Attendance

Plant Sales, 
Book Signings 4/year 4/year 11 am- 

7 pm 100-250/event 100-250/event 0 0 0 

Art/Craft
Exhibits 

4/year
Case-by-

Case

4/year
Case-by-

Case

9 am- 
5 pm Case-by-Case Case-by-Case NA 0 0 

Community 
Festivals 
(Exhibits/ 
Vendors/ 
Music) 

2/year
2 days 

2/year
2 days 

9 am- 
5 pm 

250-750
per day 

250-750
per day 0 0 0 

Fundraising/ 
Special Events 
(Food/Music) 

10/year 
1 day 

15/year 
1 day 

Noon-
10 pm* 20-300/event 20-300/event 0 5 +1,500 

Community 
Group
Meetings 

10-20/year 
1 day 

10-20/year 
1 day 

9 am- 
10 pm* 30-150/event 30-150/event 0 0 0 

Private Parties  
(Music/Food) 

2-4/year 
1 day 

8/year
1 day 

9 am- 
10 pm* 75-200/event 75-300/event 100 4 +400

Symposia & 
Workshops 

1-2/year 
1-3 days 

1-2/year / 1-
3 days 

8 am- 
8 pm 

50-150 per day 50-150 per day 0 0 0 

Recognition 
Events

3/year
1 day 

3/year - 1 
day 

9 am-10 
pm* 50-200/event 50-200/event 0 0 0 

* Note that these events would end by 9pm (i.e. no music after 9 pm) with additional time provided for event breakdown, cleanup, and guest departure.
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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.  

5.4 Background Information 
The Garden has been in operation at its current site since 1926.  In 1959, the Garden obtained a 
Conditional Use Permit for additions to the Library that had been originally constructed in 1941. 
 In 1972, a new CUP was approved (725-CP-116) that superseded the previous CUP and 
validated existing use and development at the Garden and authorized development of a 
Horticultural Unit on the east side of Mission Canyon Road.  The Garden continues to operate 
under the 1972 CUP and no major structural changes beyond the new horticultural unit (which 
was constructed in 1985) have occurred at the Garden since.  The table below provides a history 
of the noteworthy authorized development at the Garden since its original CUP. 

YEAR FEATURE PERMIT TYPE 
1959 Library Addition CUP/LUP 
1960 Caretaker’s Cottage Addition LUP 
1961 Library Addition LUP 
1963 North Wing and Restrooms LUP 
1972 Horticultural Unit/Validation of Existing Development CUP 
1973 Herbarium (previous building removed) LUP/SCD 
1981 North Wing Remodel and Addition LUP 
1985 Horticultural Unit LUP/SCD 
1987 Campbell Bridge Reconstruction, Mission Dam Railing LUP/SCD 
1988 Conversion of Caretaker’s Cottage to Office Space LUP/SCD 
1988 Director’s Residence Addition and Remodel LUP 
1989 Director’s Garage (replacement of existing one-car garage) LUP 
1989 Remodel to North Wing (conversion to classroom/office space)  SCD, LUP (1991) 
1989 Gane House Use SCD 
1990 Wooden Deck SCD/LUP 
1991 Water Tank LUP 
1995 Caretaker’s Cottage Remodel LUP 
1998 New Admission Kiosk SCD/LUP 
1999 Japanese Tea House SCD/LUP 
2004 Toad Hall  SCD 
2005 New Security Gates SCD 
2006 Portions of Perimeter Fence SCD 
2006 Gift Shop Interior Remodel SCD 
2007 Pavers down to Redwood Trail SCD 
2007 Security Camera Poles SCD 
2007 Tunnel Road Annex – Interior Remodel SCD 
2007 Water Line and Fire Hydrants SCD/LUP 
2009 Herb Parker Sculpture SCD/LUP 
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6.0 PROJECT ANALYSIS 

6.1 Environmental Review 
An Environmental Impact Report (EIR) has been prepared by the County of Santa Barbara to 
evaluate potential environmental impacts resulting from the proposed Santa Barbara Botanic 
Garden Vital Mission Plan (the proposed project).  The EIR was prepared in accordance with the 
California Environmental Quality Act (CEQA) of 1970 and the CEQA Guidelines, including the 
County CEQA Implementation Guidelines and Environmental Thresholds and Guidelines 
Manual.  The County of Santa Barbara is the lead agency for this EIR as per Section 15367 of 
the CEQA Guidelines.  The County will use this EIR in its consideration of the requested 
approvals that would allow implementation of the proposed project. 

A Notice of Preparation (NOP) and EIR scoping document were circulated for review and 
comment by the public, agencies, and organizations as required under CEQA.  A public hearing 
to accept scoping comments was held on April 4, 2006.  Comments relating to the EIR scope 
were taken into consideration in the preparation of the EIR.  The Draft EIR (DEIR) was 
circulated for public review from July 4, 2007 through September 7, 2007 and a public hearing 
was held on July 26, 2007.  Comments were received in the form of letters, e-mails, and public 
hearing testimony.  During the next year, the project was revised through the SBAR process and 
a Fire Protection Plan and Historic Resources Assessment were prepared.  In December 2008, in 
response to public comment, a DEIR Recirculation Document was prepared in order to allow for 
public review of new information regarding Section 4.4 Cultural Resources (specifically Historic 
Resources) and Section 4.5 Fire Protection, as well as a revised project description.  This DEIR 
Recirculation Document was circulated for public review from December 19, 2008 through 
February 17, 2009. 

After release of the December 2008 DEIR Recirculation Document, in response to public 
comment as well as applicability of revised County construction and demolition waste thresholds 
of significance, it was determined that three sections of the EIR required additional analysis to a 
sufficient degree to warrant further review by the public.  These included Section 4.1 Air 
Quality, Section 4.9 Public Facilities, and Section 6.0 Alternatives.  The April 2009 DEIR 
Recirculation Document was circulated for public review from April 25, 2009 through June 22, 
2009.  Written comments on the DEIR and recirculation documents and comments received at 
the public hearings focused primarily on the project’s potential impacts on aesthetics, biological 
resources, cultural resources, and fire hazards.

Finally, the Jesusita Fire occurred during circulation of the April 2009 DEIR Recirculation 
Document.  As such the DFEIR includes acknowledgement of the fire and the fire damage to the 
Garden.  Regardless, the impact analysis remains the same and compares the project to baseline 
conditions. The discussion below provides a summary of the environmental impacts and 
mitigation measures identified in EIR. 
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6.1.1 Impacts and Mitigation 
Class II Impacts 

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.  Mitigation to reduce these impacts to a less than 
significant level includes 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(condition 8). 

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 10 to 1 ratio, contribution of funds to the Oak Woodlands 
Conservation Fund, hand installation of fencing that traverses through oak woodlands, and the 
implementation of erosion control measures in association with the Cavalli path (condition 9, 10, 
11 and 59). 

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 (condition 13), 
restoration of any riparian vegetation removed or impacted during construction activities 
(condition 14), and prohibiting construction vehicles from crossing through the stream channel at 
Las Canoas Creek(conditions 13, 14, and 15).  In addition, all fencing along Las Canoas Creek 
shall be sited so as to avoid removal of or disturbance to riparian vegetation or habitat (condition 
11).

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 
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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 (condition 16).  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 (condition 49 and 54). 

Implementation of the proposed mitigation measures to reduce the significant project-specific 
impacts discussed above would also ensure that the project’s contribution to cumulative 
biological impacts is not cumulatively considerable.  

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 
these impacts to less than significant levels include avoidance through redesign or 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 
(condition 17).  Additionally, Garden residents and staff will be educated annually on the 
sensitivity of archaeological resources in order to prevent vandalism or collection of artifacts 
(condition 23).  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 (condition 18).  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 (condition 19).

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 
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accessibility (condition 21).  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 (condition 22). 

The project would also significantly impact the historic designed landscape by relocating the 
historic Caretaker’s Cottage outside of the historic garden boundaries, disassociating the Cottage 
from its historic setting and location.  Mitigation to reduce this impact to a less than significant 
level includes relocation of the Cottage to another site within the boundaries of the Historic 
Garden (condition 24).

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 (condition 26).

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 (condition 30). 

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 
historic resources and features on the site (condition 20).  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 (condition 23).  
Together with the mitigations identified above, these will help to ensure impacts to historic 
resources are reduced to less than significant levels.  The EIR also identified recommended
mitigation to further ensure the preservation of the site’s significant historic resources, including 
nomination to the National Register of Historic Places (condition 29) and development of an 
interpretive program to educate the public on the Garden’s development history (condition 28).  
This recommended measure has been incorporated as a project condition of approval in order to 
mitigate impacts to the maximum extent feasible, consistent with CUP and DP findings.   

Implementation of the proposed mitigation measures to reduce the significant project-specific 
impacts discussed above would also ensure that the project’s contribution to cumulative cultural 
resources impacts is not cumulatively considerable.  

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 for potential for wildland fires to occur.  Many of these 
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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 Garden to the public, including special events, on all Red Flag Alert days, as called 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 (condition 31).  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 (condition 32).   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 (condition 33). Implementation of the proposed mitigation 
measures to reduce the significant project-specific impacts discussed above would also ensure 
that the project’s contribution to cumulative fire protection impacts is not cumulatively 
considerable.

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 (conditions 34, 35, 37, 49 and 
59).  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 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 (condition 36). 

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 5pm 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 (conditions 38).   
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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% (condition 40). 

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 existing 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 (condition 42 and 43).   

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 (condition 44).   

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 operate at LOS D in the future.  The payment of development impact mitigation fees 
as 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 (condition 70). 

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 
(conditions 45 and 46) . 

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 
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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 (condition 48).  Detention basin(s) shall be maintained for the life of the 
project by the landowner/operator (condition 48).  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 (condition 54).  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 (condition 48). 

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 (conditions 
49, 51, 50, 52, and 53).

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 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 (conditions 55, 56, 57, 59, 60 and 61). 

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.  No further mitigation is 
required.

Class III Impacts 
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Aesthetics/Visual Resources: The project would result in adverse but less than significant 
impacts to the site’s visual resources as experienced from public viewpoints, as most of the new 
development would be accommodated in the vicinity of existing development on the site and the 
site’s resources, including its native vegetation, Garden exhibits, topography and landforms, 
would not be significantly altered by the proposed project.  The project would also result in 
adverse but less than significant impacts to public views and visual character of the area from 
area roadways.  The project has been designed to preserve the visual quality of the site and 
respect the natural terrain and vegetation on the site.  Development on the site would not intrude 
prominently into the skyline or significantly impair and obstruct scenic views.  Existing 
vegetation along area roadways, as well as topographical variations, provide effective screening 
of existing and proposed development.  Where development is visible, such as the increase in 
density along the East Ridge and development of the overlook kiosk on the Cavalli site, it would 
not be out of character with surrounding residential development and existing development 
within the site.  Increased fuel modification proposed as part of the project would incrementally 
increase the visibility of portions of the project.  However, development in these areas would 
remain subordinate to the surrounding landscape and would not significantly impact views or 
change the visual character of the site.  The visual character of the site and surrounding area 
would not be significantly impaired by proposed development, as the site would remain 
primarily open and undeveloped.  The effects on private views would be similar to those on 
public views.

The project would also result in adverse but less than significant light and glare impacts.  The 
Garden is intending to achieve Lighting Zone 1 standards (condition 4), which are lighting 
standards designed for areas with minimal lighting needs such as wildlife preserves and parks.  
Compliance with this standard would ensure compatibility with the surrounding neighborhood 
which is characterized by a relatively dark night sky.  While these impacts are less than 
significant, the EIR identified recommended mitigation measures that would further reduce 
impacts to the maximum extent feasible.  These measures have been incorporated into the project 
as conditions of approval consistent with CUP and DP findings.  These include the use of 
building materials and colors that are compatible with surrounding terrain (e.g. earth tones and 
non-reflective paints), the maintenance of perimeter landscape screening where compatible with 
fuel management requirements, and a confirmation that LZ1 standards are achieved in the 
lighting design and placing exterior lighting (with the exception of certain security lighting) on 
timers to be shut-off during non-business hours.  Cumulative aesthetic impacts resulting from the 
project in combination with other planned and pending projects, including potential residential 
buildout of the Mission Canyon area, are not expected to be significant in terms of changing the 
aesthetic character of the canyon, obstructing or impairing scenic views, or resulting in 
significant amounts of light and glare.  The project’s contribution to cumulative impacts would 
not be cumulatively considerable.   

Air Quality:  Adverse but less than significant impacts to air quality would result from 
construction activities associated with buildout of the project generating localized air pollutant 
emissions, including particulate matter and ozone precursors.  Dust and ozone precursor controls 
applied to construction activities would ensure these impacts were mitigated to the maximum 
extent feasible.  Increased vehicle trips and electricity consumption resulting from long-term 
operation of the Garden would also incrementally increase air emissions of criteria pollutants, 
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though below established County thresholds.  The project would also generate greenhouse gas 
emissions, though its contribution would be minimal relative to the state’s total greenhouse gas 
inventory.  Overall, long-term air quality impacts are considered adverse but less than 
significant. Nonetheless, the EIR identified a recommended mitigation measure requiring the 
incorporation of energy conservation measures into the project design in order to reduce the 
project’s generation of greenhouse gases and other criteria pollutants to the maximum extent 
feasible.  This measure has been incorporated into the project as a condition of approval 
consistent with CUP and DP findings (condition 7).  While the project would incrementally 
increase air pollutant emissions, it would be consistent with the Clean Air Plan and cumulative 
air quality impacts resulting from this and other foreseeable development in the area would be 
considered adverse but less than significant and the project’s contribution to cumulative air 
quality impacts would not be considerable.  

Biological Resources: The proposed project would result in adverse but less than significant 
impacts related to the removal of individual oak trees to accommodate the proposed 
development, since the number of trees removed and/or damaged would represent far less than 
the County’s threshold of 10% of the site’s tree canopy.  However, in order to ensure policy 
consistency, the EIR identifies a tree protection and replacement measure to minimize impacts of 
the project, requiring any tree removed to be replaced at a 10 to 1 ratio (condition 12).  The 
project would also result in an adverse but less than significant impact to wildlife movement 
from the erection of fencing around much of the Garden’s perimeter.  However, the height and 
style of proposed fencing would allow wildlife to pass under and/or over the fencing and would 
not significantly impede their ability to move through or across the property.  No mitigation is 
required to further reduce this impact.   

Cultural Resources:  Adverse but less than significant impacts to historic resources would 
result from development of the new buildings within the Historic Garden on the west and east 
sides of Mission Canyon Road.  These buildings are designed and sited to be compatible with the 
height, scale and massing of existing development as well as to ensure they do not detract from 
the natural environment of the landscape and spatial relationships that characterize the site.  
Regardless, mitigation has been identified to ensure that the volume, massing, and siting of all 
new construction respects the historic character and features of the Historic Botanic Garden and 
conforms 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 (condition 20).  The project’s proposed 
perimeter fencing would also result in an adverse but less than significant impact to the Garden’s 
historic resources.  Located at the outer edge of the Garden property and of a “visually 
permeable” design, the perimeter fence as proposed would blend in with the Garden landscape 
and would not interfere with important vistas and sightlines from the garden outward.  The new 
fencing would not compromise character-defining features of the Historic Garden.  No 
mitigation is required to reduce this impact.  Lastly, fuel modification associated with project 
development and implementation of the Fire Protection Plan would also result in adverse but less 
than significant impacts to the historic designed landscape.  Proposed fuel modification would be 
in keeping with the landscape management historically associated with the Garden as it appears 
that this type of vegetation management could be executed in a “naturalistic” manner that is 
sensitive to the Garden’s historic design intent.  No mitigation is required to reduce this impact, 
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though implementation of the Cultural Landscape Master Plan would ensure historic features are 
protected.

Geologic Processes:  Impacts associated with seismic shaking and fault rupture would be 
adverse but less than significant since there are no active faults within or in close proximity to 
the project site and new development would be constructed in conformance with applicable 
requirements of the California Building Code, which would ensure that the risk of general 
ground shaking during an earthquake is reduced to an acceptable level.  No additional mitigation 
besides compliance with the CBC is required.  Cumulative impacts related to grading, erosion, 
slope stability, and exposure to geologic hazards would be considered adverse but less than 
significant as a result of buildout of the proposed project and other planned and pending projects 
in the vicinity, with the project’s contribution not being considerable. 

Land Use:  The project would result in adverse but less than significant land use impacts with 
respect to compatibility with surrounding land uses and development.  The Garden currently 
provides a botanical museum within a single-family residential neighborhood.  This 
juxtaposition provides for mutual benefits as well as the potential for compatibility issues.  The 
Garden contributes to the area’s low-density, semi-rural character.  The project is not expected to 
significantly affect the rural aesthetic quality of the area.  The site would remain predominantly 
undeveloped and would not introduce elements that are inconsistent with the visual character or 
quality of the area.  The proposed intensification of uses and activity levels at the Garden would 
result in adverse but less than significant land use compatibility impacts.   

Proposed increases in on-site residents and Garden staff are not of sufficient magnitude to 
substantially foster economic growth in the project area or induce residential growth in the area.  
The proposed project includes the extension of sewer and water lines to serve existing and 
proposed Garden facilities.  Water line extensions would not result in the removal of an 
impediment to growth since the residential areas north and east of the Garden are already served 
by existing water lines.  The proposed sewer line extensions would not extend beyond the 
proposed Garden facilities to other properties.  The incremental extension of sewer lines in this 
area would have some contribution to potential growth inducement, but given that additional 
development in the canyon is subject to other significant constraints and would require 
substantial further extension of these lines in order to directly spur growth, the proposed growth-
inducing effects of the proposed sewer line extensions are considered adverse but less than 
significant.  No mitigation is required to reduce these growth inducing effects. 

The proposed project, in combination with other planned and pending projects, would not 
substantially change the character of existing land uses or result in land uses that are 
incompatible with existing development.  Besides the Botanic Garden, buildout of Mission 
Canyon will be exclusively residential in nature given existing zoning and land use designations. 
Design guidelines, as well as standard zoning and land use restrictions would ensure that future 
residential development in Mission Canyon is compatible with the neighborhood and would not 
change its overall character.  Cumulative impacts would be less than significant and the project’s 
contribution to these impacts would not be cumulatively significant.  No additional mitigation is 
required.
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Noise:  The proposed project would result in adverse but less than significant impacts related to 
noise generated by special events held at the Garden, especially those involving amplified music. 
Noise levels would remain below County thresholds, and ambient noise levels would not be 
affected due to the infrequency of these events.  However, the EIR includes a recommended 
mitigation requiring that amplified sound cease by 9pm in order to minimize potential noise 
impacts to surrounding sensitive receptors (condition 39).  Noise impacts associated with vehicle 
parking and Garden-related traffic to and from the site would result in less than significant noise 
impacts to surrounding residents, as noise levels would remain well below County thresholds.  
Similarly, the project’s contribution to less than significant cumulative noise impacts from the 
project in combination with other planned and pending projects would not be cumulatively 
considerable.  No further mitigation is required.    

Public Facilities:  Long-term waste generation associated with the proposed project and 
continued operation of the Garden would be below County solid waste thresholds, resulting in an 
adverse but less than significant impact.  Similarly, the project’s contribution to cumulative solid 
waste impacts from this and other planned and pending projects would not be cumulatively 
considerable.  However, in order to ensure consistency with the County’s Source Reduction and 
Recycling Element, a mitigation measure is recommended to require preparation of a Solid 
Waste Management Plan to promote recycling, composting, and overall waste reduction within 
the project site (condition 40).

The project would result in an adverse but less than significant impact to groundwater resources 
through additional water usage associated with the new buildings and increase in use.  Since the 
groundwater basin is actively managed and not in a state of overdraft, and the increase in water 
usage represents a small fraction of the basin’s annual yield, impacts are considered less than 
significant.  Since the basin is actively managed and not in a state of overdraft, there is adequate 
supply to serve the Garden project as well as past, planned and pending projects in the vicinity.  
The increase in water demand associated with these projects, in conjunction with the Botanic 
Garden project, would not significantly impact the status of the groundwater basin or the supply 
of surface water to serve the Mission Canyon area.  The Garden’s contribution to cumulative 
water supply impacts would not be considerable.  However, State officials have identified a 
significant long-term statewide shortage of water and are developing revised regulations to 
implement conservation and increased recycled water use.  While the basin is not in overdraft on 
an average basis, it could potentially become depleted during an extended dry spell.  Therefore, a 
mitigation measure has been added that would promote water conservation with the goal of 
incorporating all feasible conservation measures within the project site to reduce water usage and 
demand to the extent feasible (condition 43).  No further mitigation is required. 

The proposed project would generate an estimated 7,692 gallons of wastewater per day, which 
represents an insignificant fraction of the City’s sewage treatment facility’s capacity 
(approximately 2.9 million gallons of surplus capacity per day). As such, wastewater service to 
the project would result in an adverse but less than significant wastewater impact. Similarly, the 
project’s contribution to adverse but less than significant cumulative wastewater impacts would 
not be considerable.  No mitigation is required.  
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Recreation:  The proposed project would result in adverse but less than significant impacts to 
off-site recreational opportunities.  The proposed project would not interfere with any existing or 
planned recreational use of hiking, biking, and equestrian trails in the vicinity of the project site. 
 Public use of and access to the existing trail network in the foothills above the project site would 
be unaffected by the proposed project.  Fencing along Tunnel Road is proposed to be setback 
from the shoulder at least six feet where feasible in order to not impede public use of the 
shoulder for walking and cycling.  No mitigation is necessary to reduce these impacts.   

The public has in the past accessed the Garden’s trail network at various informal points along 
Tunnel Road and Mission Canyon Road.  Up until recently, prior to the installation of fencing 
and gates along various portions of Tunnel Road and Mission Canyon Road, neighbors of the 
Garden and local residents had access to the Garden’s trails from these alternative access points. 
 The proposed continuation of the perimeter fence included as part of the project would further 
restrict random access to the Garden which had been unrestricted in the past; however, the 
primary informal access points have already been restricted by the installation of fences and 
gates in recent years and access via the existing gates and the main entrance to the Garden would 
be preserved as part of the project.  The additional fencing, including the recently constructed 
fence along Tunnel Road (which replaced an old post and wire fence in disrepair), would not 
block any informal access points that are currently clearly in use and which offer easy access to 
the Garden’s pathway network.  Recreational impacts associated with access to the Garden’s trail 
network are considered adverse but less than significant.  The fencing erected prior to the Notice 
of Preparation that restricted informal access into the Garden represents a significant cumulative 
impact.  However, the proposed project’s contribution to this impact is not cumulatively 
considerable as there are no additional significant primary informal access points that would be 
restricted by additional fencing along the Garden’s perimeter and the Garden would continue to 
provide access to its trail network to visitors through its main entrance area.  No mitigation is 
required to reduce these impacts. 

Transportation/Circulation: The proposed project would result in adverse but less than 
significant traffic impacts to area roads and intersections.  Area roadways would continue to 
operate at LOS A under project buildout and peak hour traffic generated by the proposed project 
would not significantly impact any area intersections; they would continue to operate at LOS C 
under the existing plus project scenario.  However, the EIR includes a recommended mitigation 
that would further reduce the project’s contribution to peak hour trips by scheduling construction 
workers to arrive and depart the site outside of peak hour periods (condition 47).  Area roadways 
would continue to operate at LOS B or better under the cumulative project scenario, accounting 
for ambient growth and other related projects, consistent with County standards.  No further 
mitigation is required to reduce these impacts.       

Water Resources/Flooding:  The proposed project would result in adverse but less than 
significant flooding impacts from construction of the two bridges, one over Mission Creek and 
the other over Las Canoas Creek.  In both cases, the bridges would span the creek and would be 
above the 100-year flood level.  Thus, these structures would not impede flows or be at risk to 
flood related hazards.  In addition, the proposed residence and office/garage on the Cavalli site 
are proposed to have finished floor elevations at least two feet above the flow path in order to 
protect them from flood-related hazards.  A paved driveway with a concrete drainage swale, a 
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flow dissipation device, and a detention basin and bioswale are proposed as measures to control 
local runoff, flooding and sedimentation and minimize the downstream effects of altering the 
natural drainage pattern.  Thus, flooding impacts from the proposed Cavalli site structures are 
considered adverse but less than significant.  No further mitigation is required, though mitigation 
to reduce other project-related drainage impacts would ensure these impacts are reduced to the 
maximum extent feasible (condition 56).  

Class IV Impacts 

Recreation: The proposed project would result in a beneficial impact to on-site recreation by 
expanding the Garden’s existing trail network with the addition of the proposed Cavalli path, 
which would offer the public expansive views of the Santa Ynez Mountain range and coastline.  
In addition, access improvements within the Garden would improve accessibility for disabled 
visitors, including ensuring that access to the main visitor buildings on the West of Mission site 
is fully compliant with ADA requirements (e.g. proper grades, elevators, wheelchair ramps, etc.). 
This would improve use of the site for disabled visitors.     

6.1.2 Alternatives 

As required under CEQA Guidelines Section 15126.6, the EIR evaluated a range of alternatives 
to the proposed project.  While the proposed Vital Mission Plan was evaluated under CEQA and 
determined to have no significant impacts, regardless, alternatives were developed that would 
reduce or avoid potential environmental effects while achieving most of the basic project 
objectives consistent with CEQA’s mandate.  These alternatives include: 

� Alternative 1 – No Project Alternative 
� Alternative 2 – Off-Site Alternative 
� Alternative 3 – Reduced Development Alternative 
� Alternative 4 – Project Redesign Alternative 

No Project Alternative:  This alternative assumes that the Garden continues to operate under its 
existing CUP.  The Garden would continue its current operations, and would not implement the 
proposed changes or additions to the existing physical facilities and uses at the site.  The Garden 
currently includes 30 buildings/structures totaling approximately 39,558 square feet of floor area 
with a total building footprint of approximately 29,066 square feet.  Of note, the Garden plans to 
rebuild the structures that were lost in the May 2009 Jesusita Fire, so this alternative assumes 
that these structures remain in place. The Garden would continue to experience growth in 
visitation, consistent with the average historic growth it has seen in the last decade without any 
new development.  In addition, the Garden would continue to be unrestricted in its scheduling of, 
and attendance levels associated with, classes, special events and other activities, i.e. the No 
Project Alternative would not be subject to the restrictions and caps placed on uses and activities 
at the Garden under the proposed project as long as they conformed to activities traditionally 
held at the Garden.  A review of historic visitation growth experienced by the Garden over the 
last decade indicates an average annual growth rate of 1.8%, inclusive of these various activities. 
 This historic growth rate would be reasonably expected to continue, and so a growth rate of 36% 
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was applied to existing visitation levels (i.e. 1.8% over the 20-year planning period) under this 
alternative (see EIR Appendix H).

This alternative would result in reduced impacts related to aesthetics/visual resources, 
construction-related air quality, biological resources, cultural resources, geologic resources, 
growth inducement, construction-related noise generation, public facilities, and water 
resources/flooding by not developing the site with the proposed new and remodeled buildings.  
However, this alternative would increase impacts related to fire hazards and on-site noise 
generation associated with the lack of restrictions on levels of use at the Garden and lack of fire-
related improvements that would otherwise be implemented as part of the proposed project. 
Other impacts related to light and glare, land use compatibility, off-site recreation, and traffic 
and parking would be roughly similar to the proposed project.  The beneficial recreation impacts 
would not occur under this alternative.  Overall, this alternative is considered to result in fewer 
environmental impacts relative to the proposed project, with the exception of fire hazards. 

Off-Site Alternative:  The Off-Site Alternative would relocate proposed administrative office 
space and staff housing from the Garden site to a less constrained property on the South Coast of 
Santa Barbara County.  This alternative assumes that these uses would be accommodated by the 
existing supply of office space and residential units within the County.  Therefore, it would not 
involve new construction of offices or residences or new impacts at those locations, with the 
exception of minor traffic impacts associated with the use of these existing facilities.  (Other 
properties under Garden ownership in Mission Canyon were not considered under this 
alternative as use of these properties would not achieve the desired effect of relocating activities 
out of the Canyon.) This alternative would hold the Garden’s annual lecture series at an off-site 
location and move its rare book collection to an off-site location as well.  The elimination of new 
residences at the south end of the Hansen Site would also eliminate the need for the proposed 
detention basin at this location.  This alternative would result in a reduction of approximately 
8,600 square feet of development.  All other development and uses would be similar under this 
alternative as compared to the proposed project.   

By reducing the amount of new development within the site, including avoiding new 
development in the area of a known archaeological resource and eliminating new residential 
units, this alternative would reduce environmental impacts related aesthetics, construction-
related air quality, biological resources, cultural resources, geologic resources, land use 
compatibility, construction and vehicle noise, construction and demolition waste generation, 
traffic generation, and water resources/flooding.  This alternative would result in generally 
similar impacts related to long-term air quality, on-site noise generation, long-term solid waste 
generation, water supply, sewer service, recreation, and traffic and parking.  The relocation of 
the annual lecture series to an off-site location would reduce the number of large events held at 
the Garden which would help to reduce but not eliminate the significant impact associated with 
overburdening of area roadways in the event of an emergency evacuation.  Other fire hazard 
impacts would be similar under this alternative relative to the proposed project.  Overall, this 
alternative is considered to result in fewer environmental impacts relative to the proposed 
project.
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Reduced Development Alternative:  The Reduced Development Alternative would reduce the 
square footage of the proposed development by approximately one-third, from a 25,884 square-
foot increase to a 16,547 square-foot increase.  It would eliminate the proposed new residences 
and one of the proposed new visitor facilities (P-1A, children’s laboratory and activity center).  
However, space for this function would be provided by existing structures.  The elimination of 
new residences at the south end of the Hansen Site would also eliminate the need for the 
proposed detention basin at this location.  Under this alternative, the proposed perimeter fence 
and the Cavalli path would not be built, and the pavers would not be installed on existing dirt 
pathways.  Activities at the Garden, including classes, lectures, private parties and special events 
would be capped at current levels under this alternative, though classes would be allowed to 
increase from 20 students to 22 students per class, consistent with the proposed project.   

This alternative would result in reduced impacts to aesthetics/visual resources associated with 
the corresponding reduction in development, though most of the development reduced under this 
alternative is in areas not immediately visible from public viewing points.  The cap on Garden 
activities at current levels would reduce the amount of night lighting needed during evening 
events and would also reduce noise impacts associated with amplified music.  This alternative 
would reduce impacts to biological resources stemming from the Cavalli path, fencing, Mission 
Creek footbridge, and other project elements including impacts to oak woodlands, individual oak 
trees, special-status plants and wildlife, and riparian habitat.  Impacts to archaeological resources 
would be significantly reduced associated with the elimination of new development in and 
around the known archaeological site.  Impacts to historic resources would be significantly 
reduced through elimination of the pathway pavers and retaining the Caretaker’s Cottage within 
the Historic Garden boundaries.  The reduction in the number of on-site residences and reduced 
number of activities would significantly reduce impacts related to fire hazards, including impacts 
related to emergency evacuation, as well as impacts to traffic and parking and land use 
compatibility.  Geologic impacts would be slightly reduced under this alternative resulting from 
the reduction in development; however, elimination of the pavers would increase the potential 
for long-term erosion impacts associated with erosion of unpaved paths.  Impacts associated with 
providing sewer service for development on the Cavalli site would be avoided under this 
alternative.  Elimination of the Cavalli path would reduce the project’s beneficial recreation 
impact associated with expanding on-site recreational opportunities, though elimination of the 
fencing would reduce the project’s less than significant impact with regard to informal access 
into the Garden.  Overall, this alternative is considered to result in fewer environmental impacts 
relative to the proposed project. 

Project Redesign Alternative:  The Project Redesign Alternative assumes a similar level of 
development as the proposed project, but relocates residential structures proposed within the 
south end of the Hansen Site in order to avoid new construction within a previously identified 
archaeological site.  Under this alternative, existing residential structures in this area (E23-R and 
E24-R) would remain and would be remodeled consistent with the proposed project, proposed 
new structures (P12, P13, and P15) and associated parking areas would not be built at this 
location, and the detention basin at the south end of the Hansen Site would not be required.  The 
driveway through the site and to the existing structures would still be paved in order to provide 
improved emergency access.  Two of the proposed residential structures on the Hansen site (P-
13 and E1-M) would be moved to the parcel including the Director’s residence.  The proposed 
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Cavalli path would still be constructed but would be maintained as an unpaved path.  In addition, 
this alternative includes redesigning the existing and recently constructed six-foot cyclone 
fencing within the project site to match the proposed new 3 ½ -foot post and smooth wire or 
stone pillar and wood rail fencing.  This alternative would reduce the square footage of the 
proposed new development by 386 square feet as a result of removal of P12.  However, this 
alternative would still provide the same number of additional residential units as the proposed 
project (three new units).  Uses of the site under this alternative would be similar to the proposed 
project.

Replacement of the existing cyclone fencing with the 3 ½ foot post and smooth wire would 
reduce the visual impacts associated with this project element and enhance the visual 
compatibility of the fencing with the character of Mission Canyon.  Overall, aesthetic impacts 
under this alternative would be slightly reduced and would remain less than significant.  This 
alternative would slightly reduce impacts to oak trees and nesting birds associated with less 
development in the Hansen site, though impacts would remain potentially significant but 
mitigable.  Impacts to archaeological resources would be significantly reduced under this 
alternative by relocating proposed staff housing off of the Hansen site.  Additionally, retaining 
the Caretaker’s Cottage within the Historic Garden boundaries reduces impacts to historic 
resources.  Air quality, fire protection, traffic and parking, geologic, land use, noise, public 
facilities, recreation, and water resources/flooding impacts would be generally similar under this 
alternative as compared to the proposed project since the overall amount of development and 
level of use would be the same under this alternative.  Overall, this alternative is considered to 
result in fewer environmental impacts relative to the proposed project. 

Environmentally Superior Alternative:  Based on the EIR analysis, the Reduced Project 
Alternative is considered the environmentally superior alternative of all the alternatives 
considered.  Although use increases would still be anticipated under this alternative, the rate of 
increase would be less because there would not be the specific requested increases in the number 
of classes, fundraisers, size of lectures, and number and size of special events.  These are the 
types of activities that have the potential to draw significant visitors to the Garden at single times 
and result in potential impacts with respect to emergency evacuation. However, the benefits 
included as part of the proposed project with respect to increasing defensibility, fire protection, 
and evacuation planning (e.g. fire sprinklers, upgraded water supply system, improved 
emergency access, improved fuel modification, etc., as well as restrictions on events during High 
Fire Preparedness levels and closure to the public on red flag days) would still be included as 
part of this alternative with implementation of the Fire Protection Plan.  This alternative would 
reduce the proposed level of incremental physical development by approximately one-third.  It 
would not introduce the proposed new residences and the proposed perimeter fence and the 
Cavalli path would not be built.  This alternative would avoid or significantly reduce the 
project’s significant impacts pertaining to biological resources, cultural resources, fire hazards, 
geology and soils, solid waste, parking, and water resources.  Less than significant impacts with 
respect to aesthetics, air quality, land use, noise, recreation, and traffic would also be reduced 
under the Reduced Project Alternative.

6.2 Comprehensive Plan Consistency 
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The following analysis assesses the consistency of the proposed project with applicable County 
policies, including policies of the Comprehensive Plan and Mission Canyon Area Specific Plan.  
The Mission Canyon Community Plan that is currently being prepared as an update to the 
Mission Canyon Area Specific Plan is not yet applicable to the proposed project, as the project 
must be analyzed against the policies in place at the time of project approval.   

POLICY REQUIREMENT DISCUSSION 
ADEQUATE SERVICES 
Land Use Element Land Use Development 
Policy 4:  Prior to issuance of a use permit, the 
County shall make the finding, based on 
information provided by environmental documents, 
staff analysis, and the applicant, that adequate 
public or private services and resources (i.e., water, 
sewer, roads, etc.) are available to serve the 
proposed development. 

Consistent: Upon development of the project as 
conditioned, there will be adequate water and sewer 
supply to serve the 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 (conditions 1 and 44).  
Sufficient capacity exists to serve the project. The 
Garden plans to extend water lines to provide 
domestic services to all existing and proposed 
development. Per mitigation PF 2-1, the Garden 
will 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 permitted 
(condition 42).  The project would be served by the 
County Fire Department; it has been designed to be 
accessible by County Fire and meet all of the 
department’s standards in terms of hydrants, 
sprinklers, and access.  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. Thus, the project, as conditioned, is 
consistent with this policy.   

GRADING AND SLOPES 
Mission Canyon Area Specific Plan Landform 
Alterations:  All development, including grading, 
on slopes of 30% or greater shall be avoided unless 
this would preclude all reasonable development of 
the parcel.  In addition, all development including 
grading should be avoided on slopes of 20% or 
greater, except in special instances where such 
prohibition would preclude any reasonable, 
otherwise permitted use of a legal parcel.   

Consistent: The project site is characterized by 
significant topographical variation with the bulk of 
proposed development occurring on relatively flat 
areas along ridge tops and valley bottoms.  Steep 
slopes, often densely vegetated, and riparian 
corridors surround these areas such that the project 
site is fairly constrained in terms of buildable areas. 
 For the most part, proposed development has been 
sited to avoid slopes greater than 30%, including 
the residential development on the Hansen site, the 
main visitor buildings west of Mission Canyon 
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POLICY REQUIREMENT DISCUSSION 
Road, and the structures adjacent to the site of the 
burned Gane House.    The Horticultural offices 
have been redesigned to avoid development on the 
adjacent 30% slope.  Small portions of the 
proposed parking pockets alongside the road 
leading up to the site of the Gane House are located 
on slopes in excess of 30%.  In order to achieve 
policy consistency, these parking stalls would have 
to be reduced in size or slightly reconfigured. Such 
alterations could be achieved as part of final design 
without substantially changing the scope of the 
project or its impacts (condition 62). 

The proposed residence and office on the Cavalli 
site and visitor entry kiosk on the West of Mission 
site have been redesigned to avoid development on 
30% slopes.   

The proposed Cavalli path, a six-foot wide paved 
path with retaining walls on the uphill and downhill 
slopes winding its way up to a proposed overlook 
kiosk at the top of the ridge on the Cavalli site, 
would be located on slopes in excess of 30%.  This 
path is considered development, especially given 
its width, use of retaining walls, and paved 
material.  The path is therefore considered 
potentially inconsistent with this policy.  The 
parcels through which the path crosses are 
currently undeveloped and offer very little level 
ground that could be easily developed.  There is no 
other development proposed for two of the three 
parcels.  The only other development proposed on 
the third parcel is located on the other side (eastern) 
of the ridge top, topographically separated from the 
Cavalli path.  As such, it could be argued that the 
path represents a minimal level of development in 
this area and eliminating the path altogether would 
preclude all development on at least two of the 
parcels.  Thus, a less obtrusive path that is 
narrower, unpaved, and eliminates the need for 
vertical retaining walls with footings (dry-stacked 
boulder walls or similar design could still be used 
to help stabilize the cut slopes) would be more 
respectful of the natural terrain and result in less 
overall development in this area. This redesign 
would still achieve most of the desired objectives 
of this element of the project, and would ensure 
consistency with this policy (condition 62).   
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POLICY REQUIREMENT DISCUSSION 
The proposed footbridges over Mission Creek and 
Las Canoas Creek span creek banks with slopes in 
excess of 30%.  However, the footings and 
abutments for the bridges themselves would be 
located upland from the creek banks, thereby 
avoiding development on the steep slopes of the 
banks in these instances.  Thus, these elements of 
the project are consistent with this policy.   

The locations of the proposed detention basins on 
the Hansen and East of Mission sites, installed to 
treat runoff from new development, are in areas 
with some slopes in excess of 30%.  These 
detention basins have to be designed to treat a 
certain amount of runoff for flood control purposes, 
which places constraints on their location and 
design.  The majority of the basin on the Hansen 
site is located on relatively flat slopes (i.e. less than 
20%); a small corner of the basin would be located 
within steeper slopes according to the slope map 
prepared for the project by Flowers and Associates, 
but this appears to represent a topographic 
anomaly.  As such, this basin is considered 
consistent with this policy.  The basin located 
downslope from the Gane House site on the East of 
Mission site falls within small sections of 30% 
slopes.  It could be refined as part of the final 
design to avoid 30% slopes with little change to its 
proposed location and configuration, thereby 
ensuring consistency with this policy (condition 
62).

Mission Canyon Area Specific Plan Grading 
Design Guidelines:  The overall shape, height and 
grade of any cut or fill slope shall be developed in 
concert with existing natural contours and scale of 
the natural terrain of the particular site.

Exposed Slopes:  Graded slopes shall be concealed 
wherever possible, and revegetation of those slopes 
shall be required. 

Consistent: Much of the grading associated with 
the proposed project is related to improving 
existing access roads to meet County Fire 
Department standards.  Graded slopes associated 
with the proposed Cavalli path would be screened 
by existing vegetation.  The Jesusita Fire burned 
much of the vegetation on this hillside, though 
numerous trees remain and are expected to recover. 
Associated understory vegetation is expected to be 
re-established over time, especially with the help of 
the Garden.  There are no areas of excessive 
grading associated with the proposed project and 
graded areas would either be covered with 
proposed development or revegetated in 
accordance with soil erosion and sedimentation 
control.  The use of retaining walls for the 
proposed Cavalli path (of up to six feet in height in 
certain areas) would not be consistent with the 
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POLICY REQUIREMENT DISCUSSION 
natural contours and scale of natural terrain in that 
area of the project site.  The reduction in the scope 
of the proposed Cavalli path, as discussed above, 
would help to achieve consistency with this policy. 
However, the proposed Cavalli path would need to 
be designed to protect the slopes and minimize 
erosion and drainage problems by directing surface 
runoff to the sides of the path in a non-erosive 
manner.  With these design elements built in, the 
project would be consistent with these policies 
(condition 62). 

BIOLOGICAL RESOURCES 
Mission Canyon Area Specific Plan Tree 
Preservation:  All new development shall avoid, to 
the maximum feasible extent, the removal of native 
and specimen ornamental trees.  Those deserving 
special protection include oaks, sycamores, 
California bays, alders, willows, and maples.  The 
plot plan submitted with any application for a Land 
Use Permit shall indicate the location of any trees 
which are proposed for removal; such mapping 
need include only healthy trees having a 
circumference of 17 or more inches measured at 24 
inches above adjacent ground level.  If it is 
determined by Planning and Development that 
proposed tree removal cannot feasibly be avoided, 
removed trees shall be relocated or replaced onsite. 
 Preferably, replacements for native trees shall be 
propagated from onsite or nearby specimens.   

Consistent: The proposed project would remove 
approximately 50 to 60 coast live oak trees 
throughout the project site and oak trees deserve 
special protection pursuant to this policy.  Of these, 
approximately 45 are considered “protected” under 
this policy (equivalent of 6 inches dbh).  A number 
of these trees burned in the Jesusita Fire and it is 
unknown at this time how many will recover.  
While this number represents only a small fraction 
of the total number of oak trees at the Botanic 
Garden, the policy still requires oak tree protection 
where feasible.  An estimated ten of the protected 
oak trees would be removed (as well as two trees 
not planned for removal but with significant 
encroachment within their dripline) due to the 
proposed Cavalli path.  It is likely that a redesign of 
the path, making it narrower and/or unpaved, 
would reduce the number of trees requiring 
removal and/or being damaged by grading and/or 
paving and thereby enhance the project’s 
consistency with this policy.  Another element of 
the project requiring the removal of several oak 
trees (approximately five trees) is the proposed 
detention basin on the Hansen site adjacent to Las 
Canoas Road.  However, only two of these trees are 
of protected size and are in varying levels of health. 
 The purpose of the detention basin is to capture 
runoff from the increased development of this site 
(including both the staff residences and the 
improved road) and detain it and meter it out in 
order to reduce potential flooding impacts 
downstream.  Site investigations indicate that 
relocation of the detention basin would not likely 
reduce the number of trees removed as part of the 
project.  Relocation and/or replacement of the 
removed trees would facilitate consistency with this 
policy. Road realignment on the Hansen site at the 
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POLICY REQUIREMENT DISCUSSION 
intersection with Las Canoas Road would result in 
the removal of an estimated nine protected oak 
trees.  Road widening along the Hansen and East of 
Mission sites in order to meet County Fire 
Department standards would result in the removal 
of three protected oak trees.  These trees cannot be 
avoided while still achieving the required road 
widths.  As such, replacement and/or relocation, 
where feasible, would ensure consistency with this 
policy.  Other new development associated with the 
proposed project is primarily located in areas of 
existing development where disturbance has 
already occurred.  As such, the removal of native 
specimen trees would be minimized.  However, the 
proposed parking area by the Guild Studio (one 
tree), new visitor entry kiosk (one tree), parking 
and road improvements in the main parking area 
(three trees), sewer line extension on the West of 
Mission site (two trees), parking improvements 
within the East of Mission site (three trees), one of 
the staff residences (P15 – one tree), and the 
detention basin on the East of Mission site below 
the Gane House (one tree) would all result in the 
removal of protected oak trees.  In addition, 
vegetation clearance for fire protection purposes as 
identified in the Garden’s Fire Protection Plan, 
would remove approximately nine oak trees of 
protected size.  Regardless of the number of these 
trees remaining after the Jesusita Fire, consistency 
with this policy would be achieved through 
implementation of proposed mitigation measures 
requiring replacement or relocation when 
avoidance is not feasible (condition 12).

In addition to the oak tree removals, the proposed 
project would result in the removal of two 
California bays and one bigleaf maple.  The maple 
is of protected size (6 inches dbh) and would be 
removed to develop the Education center.  One of 
the California bay trees is of protected size (8 
inches dbh) and would be removed to facilitate 
installation of the water and sewer lines entering 
the West of Mission site from Mission Canyon 
Road.  The other California bay is not of protected 
size, but would be potentially removed as part of 
development of the Cavalli path.  Consistency with 
this policy would be achieved through 
implementation of proposed mitigation measures 
requiring replacement when avoidance is not 
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POLICY REQUIREMENT DISCUSSION 
feasible.

WATERSHED PROTECTION 
Land Use Element Hillside and Watershed 
Protection Policy 1:  Plans for development shall 
minimize cut and fill operations.  Plans requiring 
excessive cutting and filling may be denied if it is 
determined that the development could be carried 
out with less alteration of the natural terrain. 

Land Use Element Hillside and Watershed 
Protection Policy 2:  All developments shall be 
designed to fit the site topography, soils, geology, 
hydrology, and any other existing conditions and be 
oriented so that grading and other site preparation is 
kept to an absolute minimum.  Natural features, 
landforms, and native vegetation, such as trees, shall 
be preserved to the maximum extent feasible.  Areas 
of the site which are not suited to development 
because of known soil, geologic, flood, erosion or 
other hazards shall remain in open space. 

Consistent: The proposed project involves 
structural development in areas characterized by 
steep terrain and abundant native vegetation.  The 
project has been designed such that the bulk of the 
project would be accommodated within relatively 
flat areas that have previously been disturbed, 
including locating new development in areas within 
or adjacent to existing development where feasible. 
 This would also serve to minimize the extent of 
required fuel management by siting buildings in 
close proximity to one another, thus further 
reducing alterations to existing vegetation and 
associated soil disturbance.  Grading for the 
proposed project is estimated at approximately 
13,200 cubic yards of cut and 5,400 cubic yards of 
fill.  The majority of grading is necessary to 
improve existing roads and driveways and bring 
them into conformance with County Fire 
Department standards (minimum 16-foot wide 
road, 12% maximum grade).  As such, grading is 
kept to a minimum where feasible.  However, there 
are elements of the proposed project that do not fit 
the site topography and would result in the loss of 
trees and alteration of natural landforms, and which 
could be carried out with fewer disturbances.  
Specifically, the proposed Cavalli path, a six-foot 
wide paved path with retaining walls winding up a 
steep hillside with slopes over 30%, would not be 
consistent with these policies; it would result in 
significant vegetation removal, including several 
mature oak trees, and would not minimize grading 
and site alteration.  A redesign of the proposed path 
by reducing its width and eliminating the use of 
retaining walls would help to ensure this element of 
the project is consistent with these policies 
(condition 62).  Along Mission Creek, previous 
studies evaluating the slope stability recommended 
a geologic setback of 10 to 30 feet from the top of 
the creek bank to account for bank erosion over 
time.  New structures would be consistent with 
these recommendations and would result in no 
further encroachment to the creek bank relative to 
existing conditions.  Moving structures off of the 
30% slopes, as the project proposes, would 
minimize alteration of existing topography and 
removal of vegetation, thereby ensuring 
consistency with these policies.  Soil reports and 
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POLICY REQUIREMENT DISCUSSION 
geologic investigations prepared for the project (as 
identified and discussed in Section 4.6 of the EIR) 
have concluded that the project is feasible from a 
geotechnical perspective and would result in a 
relatively low potential for geologic hazards 
associated with slope failure, faulting, and 
flooding.

Land Use Element Hillside and Watershed 
Protection Policy 3:  For necessary grading 
operations on hillsides, the smallest practical area of 
land shall be exposed at any one time during 
development, and the length of exposure shall be kept 
to the shortest practicable amount of time.  The 
clearing of land should be avoided during the winter 
rainy season and all measures for removing sediments 
and stabilizing slopes should be in place before the 
beginning of the rainy season.

Land Use Element Hillside and Watershed 
Protection Policy 5:  Temporary vegetation, seeding, 
mulching, or other suitable stabilization method shall 
be used to protect soils subject to erosion that have 
been disturbed during grading or development.  All 
cut and fill slopes shall be stabilized as rapidly as 
possible with planting of native grasses and shrubs, 
appropriate non-native plants, or with accepted 
landscaping practices.

Consistent: The project site is characterized by 
significant topographical variation with the bulk of 
proposed development occurring on relatively flat 
areas along ridge tops and valley bottoms.  
However, the proposed project would involve 
limited grading activities on hillsides, primarily 
associated with the proposed Cavalli path.  It is not 
known at this time how these grading activities 
would occur in terms of their scheduling.  
However, mitigation measures applied to the 
project to reduce erosion and sedimentation from 
ground disturbances, including preparation and 
implementation of an erosion and sediment control 
plan, would ensure consistency with these policies 
(condition 49).

Land Use Element Hillside and Watershed 
Protection Policy 4:  Sediment basins (including 
debris basins, desilting basins, or silt traps) shall be 
installed on the project site in conjunction with the 
initial grading operations and maintained through the 
development process to remove sediment from runoff 
waters.  All sediment shall be retained on site unless 
removed to an appropriate dumping location.
Land Use Element Hillside and Watershed 
Protection Policy 6:  Provisions shall be made to 
conduct surface water to storm drains or suitable 
watercourses to prevent erosion.  Drainage devices 
shall be designed to accommodate increased runoff 
resulting from modified soil and surface conditions 
as a result of development.  Water runoff shall be 
retained onsite whenever possible to facilitate 
groundwater recharge.

Land Use Element Hillside and Watershed 
Protection Policy 7:  Degradation of the water 
quality of groundwater basins, nearby streams, or 
wetlands shall not result from development of the 

Consistent: The proposed project includes 
detention basins and other drainage features (e.g. 
bioswales) in order to retain water runoff onsite and 
ensure that peak runoff does not exceed existing 
levels.  The project has been conditioned to require 
implementation of an erosion and sediment control 
plan during grading and construction in order to 
prevent erosion and sedimentation of area 
waterbodies from the construction site (condition 
49).  The project has also been conditioned to 
require preparation and implementation of a Storm 
Water Quality Management in order to treat runoff 
associated with long-term operation of the 
proposed project (conditions 54 and 55).  
Implementation of this plan would ensure that the 
project would not degrade the water quality of 
nearby streams and groundwater basins and that 
pollutants would be filtered and treated before 
exiting the site.  Since the majority of the site 
would remain undeveloped, there would be ample 
opportunities for natural percolation and infiltration 
of rainwater in order to facilitate groundwater 
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site.  Pollutants, such as chemicals, fuels, lubricants, 
raw sewage, and other harmful waste, shall not be 
discharged into or alongside coastal streams or 
wetlands either during or after construction.

recharge.  Therefore, the project is consistent with 
these policies. 

CREEKS AND FLOODING 
Land Use Element Streams and Creeks Policy 1: 
All permitted construction and grading within stream 

corridors shall be carried out in such a manner as to 
minimize impacts from increased runoff, 
sedimentation, biochemical degradation, or thermal 
pollution.

Consistent: The bulk of the proposed project is 
located outside of stream corridors.  However, 
there are proposed footbridges over both Mission 
and Las Canoas creeks.  In both cases, the 
footbridges would be spanned such that there 
would be no footings located within the creekbed 
or banks.  This would help to minimize impacts to 
the creeks associated with these project elements.  
Implementation of erosion and sediment control 
measures, as set forth in an erosion and sediment 
control plan, as well as permanent drainage 
improvements, would ensure that indirect impacts 
to creeks from increased runoff, sedimentation, and 
other pollution are reduced consistent with this 
policy.   

Land Use Element Flood Hazard Area Policy 1:
 All development, including construction, 
excavation, and grading, except for flood control 
projects and non-structural agricultural uses, shall 
be prohibited in the floodway unless off-setting 
improvements in accordance with HUD regulations 
are provided.  If the proposed development falls 
within the floodway fringe, development may be 
permitted, provided creek setback requirements are 
met and finish floor elevations are above the 
projected 100-year flood elevation, as specified in 
the Flood Plain Management Ordinance.   

Consistent: Mission and Las Canoas Creeks, as 
well as an unnamed drainage swale east of Las 
Canoas Creek, are located within the project 
boundaries but are not included on the Flood 
Insurance Rate Maps.  This indicates that the flood 
hazard in these areas is minimal.  The setbacks 
required by Flood Control (50 feet from the top of 
bank) only apply to waterways included within the 
Flood Insurance Rate Maps.  However, new 
development on the Cavalli site adjacent to the 
unnamed drainage swale would be constructed a 
minimum of two feet above the 100-year flood 
elevation to minimize flood hazards to new 
residents. No other development is proposed within 
the floodway or floodway fringe except for two 
footbridges across Mission Creek and Las Canoas 
Creek which would span the creeks well above the 
100-year flood elevations.   

Land Use Element Flood Hazard Area Policy 2:  
Permitted development shall not cause or contribute 
to flood hazards or lead to expenditure of public 
funds for flood control works, i.e., dams, stream 
channelizations, etc.

Consistent: The proposed project includes 
detention basins and other drainage improvements 
to ensure that increased development of the Garden 
does not increase flood hazards downstream, or 
require any alterations to downstream creek 
channels to accommodate increased flow from the 
project.  No public funds would need to be 
expended to ensure adequate flood control resulting 
from the proposed project. 

CULTURAL RESOURCES 
Land Use Element Historical and Archaeological Consistent:  The proposed project includes 
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Sites Policy 1:  All available measures, including 
purchase, tax relief, purchase of development rights, 
etc., shall be explored to avoid development on 
significant historic, prehistoric, archaeological, and 
other classes of cultural sites. 

Land Use Element Historical and Archaeological 
Sites Policy 2:  When developments are proposed for 
parcels where archaeological or other cultural sites 
are located, project design shall be required which 
avoids impacts to such cultural sites if possible. 

Land Use Element Historical and Archaeological 
Sites Policy 3:  When sufficient planning flexibility 
does not permit avoiding construction on 
archaeological or other types of cultural sites, 
adequate mitigation shall be required.  Mitigation 
shall be designed in accord with guidelines of the 
State Office of Historic Preservation and the State of 
California Native American Heritage Commission. 

Historical and Archaeological Sites Policy 5: 
Native Americans shall be consulted when 
development proposals are submitted which impact 
significant archaeological or cultural sites.

development in an area occupied by a known 
archaeological site.  Efforts have been made to site 
the development to avoid impacts to the 
archaeological resources to the extent feasible 
while still meeting project objectives.  This 
includes revising the project to reduce the scale of 
development in this area and restore existing 
residences in order to avoid impacting 
archaeological resources.  However, there remains 
the potential for archaeological resources to be 
impacted given the sensitivity of the site.  
Implementation of the proposed mitigation 
measures would ensure impacts to archaeological 
resources are avoided or reduced to the maximum 
extent feasible, thereby ensuring consistency with 
these policies (condition 17).  Native Americans 
have been consulted and involved in the review of 
this project.  Comments received by these 
individuals and tribal representatives have resulted 
in revisions to the project and mitigation measures 
where applicable.

Several existing structures within the Botanic 
Garden are historically significant.  In addition, 
approximately 23 acres of the site constitute a 
designated County Historic Landmark (#24).  As 
conditioned, any alterations of the historic 
buildings or construction of new buildings adjacent 
to historic features would be done consistent with 
the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties (condition 20). In
addition, mitigation measures have been 
incorporated as project conditions of approval that 
reduce or avoid impacts to historic resources 
associated with the Garden’s historic designed 
landscape (conditions 21, 22, 24 and 25).  Project 
elements which affect the Historic Landmark 
would require review and approval by the County 
Historic Landmarks Advisory Commission.  
Together, these conditions of approval would 
ensure consistency with these policies.   

RECREATION
Land Use Element Parks/Recreation Policy 4:  
Opportunities for hiking and equestrian trails should 
be preserved, improved, and expanded wherever 
compatible with surrounding uses.

Consistent: The Botanic Garden has several miles 
of trails and paths within its property that are used 
by visitors of the Garden to view exhibits and 
explore the varied terrain and natural beauty of the 
property.  Many surrounding residents have in the 
past used the paths and trails for their own use and 
enjoyment through informal access points along 
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Tunnel Road and Mission Canyon Road even 
though the land is in private ownership and the 
Garden’s paths and trails are not part of the 
County’s established trail network in the area.  The 
Garden proposes to install additional fencing 
around much of the perimeter of the Garden 
property in order to protect the Garden’s exhibits 
and collections from theft and vandalism, reduce 
liability, as well as to reduce the risks of human-
caused wildfire by people entering the site outside 
of business hours where no monitoring or 
enforcement of Garden policies is in place.  The 
fence design is permeable and serves as a visual 
reminder of the property lines and deterrent to 
trespassing as opposed to providing an 
impenetrable barrier to achieve these ends. 
Despite these fences, the Garden would continue to 
be open to visitors and surrounding residents who 
are members of the Garden.  Equestrian use of the 
property is not and would not be compatible with 
the use of the Garden as a natural museum.  
Abundant hiking and equestrian opportunities exist 
in the foothills further up Mission Canyon on land 
owned by the U.S. Forest Service.  The proposed 
project would have no impact on the use of those 
public trails.  In addition, all existing development 
and proposed project components have been 
reviewed and designed in coordination with an 
accessibility consultant and numerous project 
design features are proposed to enhance disabled 
access and recreation opportunities. 

VISUAL RESOURCES 
Land Use Element Visual Resource Policy 3:  In
areas designated as urban on the land use plan 
maps and in designated rural neighborhoods, new 
structures shall be in conformance with the scale 
and character of the existing community.  Clustered 
development, varied circulation patterns, and 
diverse housing types shall be encouraged.   

Consistent: The existing community in the 
vicinity of the Botanic Garden is eclectic in nature. 
The Garden itself, with its various building types 
(residences, institutional buildings, shade 
structures, etc.), exhibits, and open space, has 
comprised an element of the neighborhood since 
1926.  The extensive vegetation on and 
surrounding the project site has historically assisted 
with the visual integration of the Garden within the 
neighborhood.   To the east and north of the Garden 
are large residential lots with medium to large 
homes with a semi-rural character and extensive 
natural vegetation and wooded feel.   The 
neighborhoods to the west and south are 
characterized more by single family homes on 
smaller lots with a more urban type character and 
more landscaped appearance.   
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Proposed new development at the Garden is 
designed to be consistent with the character of the 
surrounding residential neighborhoods.  All new 
development would adhere to the height limits in 
place for residences subject to Hillside/Ridgeline 
standards.  Consistent with the policy, the project is 
designed to cluster development where feasible to 
minimize the area of disturbance.  Proposed staff 
residences on the Hansen site would be sized and 
sited to be in conformance with neighborhood 
residences and designed with a residential 
vocabulary.  The majority of the administrative, 
research, and educational buildings would also be 
scaled and designed in such a way as to respect the 
residential character of the surrounding community 
as well as the scale and character of existing 
Garden facilities.   Those buildings that exceed the 
scale of surrounding development, such as the 
Education Center, are located interior to the Garden 
and are not readily visible from surrounding 
development.  Buildings have been set into 
hillsides to reduce their bulk and massing where 
appropriate and have incorporated natural materials 
and green roofs to help tie them into the 
surrounding landscapes.  Significant vegetation 
within and around the perimeter of the Garden 
serves to provide effective screening in shielding 
structures from the surrounding neighborhoods.  
The recent Jesusista Fire has diminished this 
screening along Tunnel Road and portions of 
Mission Canyon Road and Las Canoas Road; 
however, existing and proposed development 
would continue to be screened in most places and 
vegetation along the perimeter is expected to fill in 
over time as part of the natural post-fire recovery 
and with the help of the Garden (condition 3).  
Where structures are more visible, they would not 
be out of character with surrounding development. 
Due to the topography of the site, development 
opportunities are limited.  Development, which is 
proposed in more visually prominent areas, such as 
the ridgeline on the East of Mission site, is 
designed as primarily single story with flat roofs in 
order to remain compatible with and subordinate to 
the Gane House (which is proposed to be rebuilt) 
and other development in the area.  

Appropriate colors and materials, as approved by 
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the Board of Architectural Review, would assist the 
buildings in receding from any views.  Finally, 
lighting restrictions to assist the Garden in 
remaining as dark as possible throughout nighttime, 
which includes retrofitting existing lighting, would 
also ensure that the Garden would be compatible 
with the surrounding community which is dark at 
night (condition 4). 

CIRCULATION
Circulation Element 

Roadway Standards: 

The policy capacities provided in this Element shall 
be used as guidelines for evaluating consistency with 
this section of this Element.  A project's consistency 
with this section shall be determined as follows: 

a. A project that would contribute ADTs to a 
roadway where the Estimated Future Volume 
does not exceed the policy capacity would be 
considered consistent with this section of this 
Element. 

b. For roadways where the Estimated Future 
Volume exceeds the policy capacity but does not 
exceed the Acceptable Capacity, a project would 
be considered consistent with this section of this 
Element only if the number of ADTs contributed 
by the project to the roadway was less than or 
equal to 2 percent of the remaining capacity of 
that roadway or 40 ADT, whichever is greater. 

c. For roadways where the Estimated Future 
Volume exceeds the acceptable capacity but does 
not exceed Design Capacity, a project would be 
considered consistent with this section of this 
Element only if the number of ADTs contributed 
by the project to the roadway does not exceed 25 
ADT.

d. For roadways where the Estimated Future 
Volume exceeds the design capacity, a project 
would be consistent with this section of this 
Element only if the number of ADTS contributed 
by the project to the roadway does not exceed 10 
ADT.

Intersection Standards: 

Consistent: Roadways:  Existing ADT counts on 
roadways in the vicinity of the project site indicate 
that all of the roadways are currently operating 
within acceptable levels of service and below the 
policy capacities assigned to those segments.  The 
contribution of ADTs from the proposed project to 
these roadways would not result in the Estimated 
Future Volumes for any of these segments 
exceeding their policy capacities.  As such, the 
proposed project would be consistent with this 
policy with respect to roadways. 

Intersections:  All of the area intersections 
evaluated in this project are currently operating at 
Level of Service C or better during both AM and 
PM peak hours under existing conditions.  Their 
Estimated Future Levels of Service are expected to 
remain within this range.  The proposed project’s 
increases at these intersections would be below the 
thresholds identified.  As such, the project would 
be consistent with this policy.   
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a. Projects contributing PHTs (peak hour trips) to 
intersections that operate at an Estimated Future 
Level of Service that is better than LOS C shall 
be found consistent with this section of this 
Element unless the project results in a change in 
V/C (volume/capacity) ratio greater than 0.20 for 
an intersection operating at LOS A or 0.15 for an 
intersection operating at LOS B. 

b. For intersections operating at an Estimated 
Future Level of Service that is less than or equal 
to LOS "C", a project must meet the following 
criteria in order to be found consistent with this 
section of this Element. 

1) For intersections operating at an Estimated 
Future Level of Service C, no project must 
result in a change of V/C ratio greater than 
0.10.

2) For intersections operating at an estimated 
future Level of Service D, no project shall 
contribute 15 or more Peak Hour Trips. 

3) For intersections operating at an Estimated 
Future level of Service E, no project shall 
contribute 10 or more Peak Hour Trips. 

4) For intersections operating at an Estimated 
Future Level of Service F, no project shall 
contribute 5 or more Peak Hour Trips. 

FIRE SAFETY  
Mission Canyon Area Specific Plan, Fire 
Hazards 1:  The entire unincorporated Specific 
Plan area shall be included within the County’s 
designated High Fire Hazard Zone. 

Seismic Safety and Safety Element, Fire Hazard 
Conclusions and Recommendations: 

-- The County should require that land 
development proposals in each of the fire hazard 
areas shown on the County-wide Fire Hazards map 
be accompanied by detailed plans for fire 
prevention and control prepared in accord with 
prescribed County regulations.  Separate criteria for 
the preparation of these plans should be prescribed 

Consistent: The proposed project is located within 
a designated High Fire Hazard Zone.  The project 
includes a Conceptual Fire Protection Plan 
(Appendix E of the DFEIR).  This Fire Protection 
Plan has been reviewed and approved by the 
County Fire Department and is considered adequate 
to reduce project impacts on fire hazards to less 
than significant levels. The Fire Department project 
review included project compliance with County 
Code Chapter 15 Fire Prevention.

Construction associated with buildout of the project 
has been conditioned to effectively reduce impacts 
to the neighborhood in regards to fire hazards. By 
implementing various improvements on the site 
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for each of the three fire hazard areas in 
consultation with responsible federal and State 
agencies.  Once these criteria have been adopted, 
existing development should be evaluated to 
determine whether it conforms with the regulations. 
 Owners whose property does not comply with the 
regulations should be required to make necessary 
improvements within a reasonable time, or to 
submit an alternate plan for fire prevention and 
control that is acceptable to the County Fire 
Prevention Officer. 

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.

Staff’s recommended project includes a cap on site 
usage at those levels present at the time of the NOP 
for the DEIR (condition 63). Capping use levels 
would effectively reduce fire hazard impacts 
associated with the project to the maximum extent 
feasible, consistent with the intent of these 
recommendations and policies and with the permit 
finding that impacts are mitigated to the maximum 
extent feasible.

In summary, the project is consistent with County Comprehensive Plan policies, including 
policies of the Mission Canyon Area Specific Plan, with the exception of the proposed parking 
stalls along the private road leading up to the Gane House, the Cavalli path, and detention basin 
below the Gane House. In order to ensure consistency with these policies, staff is recommending 
that the parking stalls be redesigned or eliminated to avoid the 30% slope, the Cavalli path be 
left unpaved and narrowed so as to eliminate the need to construct vertical retaining walls, and 
the detention basin be reconfigured as part of the final design (condition 62). 

6.3 Zoning: Land Use and Development Code Compliance 
Development proposed as part of the project is consistent with applicable ordinance 
requirements of the Land Use Development Code for the REC, 1-E-1 (D), and AG-I-10 zone 
districts, as they relate to permitted uses, building heights, setbacks, and parking.  An 
institutional facility such as the Botanic Garden is permitted in any zone district with a major 
Conditional Use Permit, which the Garden currently holds and to which the Garden is currently 
requesting a revision.  Development in the REC zone district also requires a Final Development 
Plan, which the Garden is currently seeking as part of its project approval.  Development on the 
project site is subject to Ridgeline/Hillside Guidelines (ordinance standards called “guidelines”) 
due to the steepness of the surrounding topography.  These standards establish a maximum 
height of 25 feet for structures, consistent with the height requirements in the REC zone district. 
 The project complies with these height requirements.        

6.4 Subdivision/Development Review Committee 
The project was reviewed by the Subdivision Development Review Committee/Special Problems 
Area Committee on October 27, 2005.  Condition letters have been included in the project 
conditions of approval (Attachment B) from applicable County departments and agencies. 

6.5 Historic Landmarks Advisory Commission 
Twenty-three acres of the Garden on the west side of Mission Canyon Road is currently 
designated as a Santa Barbara County Historic Landmark (Landmark #24, Resolution 2003-059, 
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Attachment F, dated February 25, 2003).  The Board of Supervisors’ Resolution that designated 
the landmark recognized numerous important historical resources and features within the site 
that contribute to its eligibility as a local landmark, including most notably the Mission Dam and 
Aqueduct.  In addition to the Mission Dam and Aqueduct, the Garden includes several structures 
and landscape features designed by notable architects and landscape architects.  In total, the 
resolution recognizes seven features: Mission Dam and Aqueduct, Caretaker’s Cottage (1927), 
Library (1941), Information Kiosk (1937), Entry Steps (1948), “Indian Steps”, and Campbell 
Bridge, as deserving special protection under the landmark.  In addition to these features, the 
resolution recognizes the Garden’s historic use and historic landscape design concept, which is 
characterized by “a system of trails through and around plant communities, displays, exhibits, 
and structures.  Such plant communities, displays, and exhibits have, with only limited 
exceptions, historically been dedicated to plants native to California and the California Floristic 
Province.”

The Garden is prevented from making any changes to the seven identified features without 
seeking review and approval by the County Historic Landmarks Advisory Commission (HLAC). 
In regards to the historic landscape design concept, the intent of the resolution is to ensure that 
any alterations to the Garden within the landmark boundaries do not substantially deviate from, 
or substantially conflict with, the historic landscape design concept.  The resolution allows the 
Garden to maintain, change, repair, and update its exhibits, displays, public areas, etc. without 
review and approval by the HLAC, but any new features or structures would fall under the 
HLAC review authority. 

The HLAC has reviewed and commented on the EIR and project as it relates to the historic 
landmark.  Copies of the minutes from recent HLAC meetings are included as Attachment E to 
this staff report.  In general, the HLAC does not support the proposed pavers and Meadow 
Terrace elements of the project, but is split in terms of the proposed building changes within the 
landmark.    

In considering the project and its impacts on Landmark #24, the HLAC is to rely on the evidence 
in the record, specifically the EIR analysis and Historic Resources Assessment that was prepared 
by Historic Resources Group to evaluate the Garden’s significance as a historic designed 
landscape.  These reports and documents provide the studied assessment of the project’s impacts 
to historical resources, including resources within the landmark.  They identify significant 
impacts associated with certain elements and provide mitigation measures that effectively reduce 
these impacts to less than significant levels.  In addition to the EIR analysis, the HLAC’s actions 
on the project must be grounded in the language of the Boards’ Landmark Resolution, which 
provides specific guidance as to what is and is not subject to HLAC jurisdiction.

6.6 Design Review 
The project was reviewed by the South County Board of Architectural Review on multiple 
occasions between February 23, 2007 and October 24, 2008.  The project underwent significant 
revisions as a result of comments made by the BAR.  The BAR was in general support of the 
final design and layout of the project, though continued to have concerns with fencing in 
particular.  Copies of the minutes from each meeting are included in Attachment D. 
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6.7 Development Impact Mitigation Fees 

A series of ordinances and resolutions adopted by the County Board of Supervisors require the 
payment various development impact mitigation fees. This project is subject to the fees as shown 
in the following table. The amounts shown are estimates only. The actual amounts will be 
calculated in accordance with the fee resolutions in effect when the fees are paid. 

The developer of a project that is required to pay development impact mitigation fees may appeal 
to the Board of Supervisors for a reduction, adjustment or waiver of any of those fees based on 
the absence of a reasonable relationship between the impacts of the proposed project and the fee 
category for which fees have been assessed. The appeal must be in writing and must state the 
factual basis on which the particular fee or fees should be reduced, adjusted or waived. The 
appeal must be submitted to the director(s) of the relevant departments within 15 calendar days 
following the determination of the fee amount(s). For a discretionary project, the date of 
determination of fee amounts is the date on which the decision-maker adopts the conditions of 
approval and approves the project. 

Estimated Countywide Development Impact Mitigation Fees 
Fee Program Base Fee (per unit or 1,000 sf) Estimated 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 

7.0 APPEALS PROCEDURE 

The action of the Planning Commission may be appealed to the Board of Supervisors within 10 
calendar days of said action. The appeal fee to the Board of Supervisors is $643. 

ATTACHMENTS

A. Findings 
B. EIR Impact Summary Table5

C. Conditions of Approval (CUP, DVP) with attached Departmental letters 
D. SBAR Minutes 
E. HLAC Minutes - April 13, 2009, June 8, 2009 and July 13, 2009 (Unapproved) 
F. County Historic Landmark #24 Resolution (2003-059) 
G. Site Plan, Floor Plans, Elevations 

5 Copies of the DFEIR were distributed to all of the Planning Commissioners and the document is posted 
on P&D’s website.
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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) 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) 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.  The Final EIR 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) 
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 has been completed in 
compliance with CEQA.  The final EIR 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) 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 10 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) 
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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 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. 

The project would also significantly impact the historic designed landscape by relocating the 
historic Caretaker’s Cottage outside of the historic garden boundaries, disassociating the 
Cottage from its historic setting and location.  Mitigation to reduce this impact to a less than 
significant level includes relocation of the Cottage to another site within the boundaries of 
the Historic Garden.

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 
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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 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 EIR also identified 
recommended mitigation to further ensure the preservation of the site’s significant historic 
resources, including nomination to the National Register of Historic Places and development 
of an interpretive program to educate the public on the Garden’s development history.  This 
recommended measure has been incorporated as a project condition of approval in order to 
mitigate impacts to the maximum extent feasible, consistent with CUP and DP findings.    

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 for 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 Garden to the public, including special events, on all Red 
Flag Alert days, as called 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.  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 
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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 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 5pm 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 
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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 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, 
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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 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), 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 
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Commission finds that the following alternatives are infeasible 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 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. 

3. 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 
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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.

4. Project Redesign Alternative:  Consistent with the allowances under CEQA, this 
alternative would not meet some 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 visitors6.  Replacement of the existing cyclone 
fencing in high use areas with 3 ½-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 not necessary.  Therefore, this alternative was not selected. 

1.6 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. 

6 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 
could be provided to the Cavalli overlook, while not along the new pathway, through vehicular access 
from the east side of the Cavalli site, off Los Canoas, up to the proposed new overlook. 
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2.0 ADMINISTRATIVE FINDINGS 

2.1 CONDITIONAL USE PERMIT FINDINGS

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 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 at 
current levels (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. 

2.1.2 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 at current baseline levels.  This would still allow the Garden to 
hold special events and programs consistent with their current use levels 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, all 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.  

2.1.3 Streets and highways are adequate and properly designed to carry the type and 
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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. 

2.1.4 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. 

2.1.5 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 
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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 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.    

2.1.6 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 21, 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. 

2.1.7 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. 

2.2 DEVELOPMENT PLAN FINDINGS 

A. 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: 

2.2.1 The site for the subject project is adequate in terms of location, physical 
characteristics, shape, and size to accommodate the density and intensity of 
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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 at 
current levels (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. 

2.2.2 Adverse 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 at current baseline levels.  This would still allow the Garden to 
hold special events and programs consistent with their current use levels 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, all 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.  

2.2.3 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 
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ensure the project funds its fair share of roadway and intersection improvements.  
Therefore, this finding can be made. 

2.2.4 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 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 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. 

2.2.5 The proposed project will not be detrimental to the comfort, convenience, general 
welfare, 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 
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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.       

2.2.6 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 21 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. 

2.2.7 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. 

2.2.8 The project will not conflict with any easements required for public access through, or 
public 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. In 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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