COUNTY OF SANTA BARBARA
CALIFORNIA

MONTECITO PLANNING COMMISSION

COUNTY ENGINEERING BUILDING
123 E. ANAPAMU STREET
SANTA BARBARA, CALIFORNIA 93101-2058
PHONE: (805) 568-2000
FAX: (805) 568-2030

October 10, 2008

Caruso BSC Miramar LLC

Attn: Matt Middlebrook

101 The Grove Drive MONTECITO PLANNING COMMISSION
Los Angeles, CA 90036 HEARING OF OCTOBER 8, 2008

RE: Miramar Beach Resort and Bungalows Project; 07RVP-00000-00009, 07CUP-00000-00045,

07CUP-00000-00046, 07CUP-00000-00047, 08CUP-00000-00005; 08GOV-00000-00017 and
08CDP-00000-00054

Hearing on the request of Caruso BSC Miramar LLC, owner, to consider the approval of the following:

a)

b)

Case No. 07RVP-00000-00009 [application filed on June 7, 2007], a revised Development
Plan in compliance with Section 35-174 of the Article II Coastal Zoning Ordifance, on
property zoned C-V (Resort/Visitor Serving Commercial), to redevelop the Miramar Hotel
with all new buildings (all existing buildings to be demolished) totaling approximately
386,875 gross (164,849 net) square feet, including a main building with a lobby, meeting
rooms and conference facilities, back-of-house areas, and underground parking; a ballroom; a
spa, a Beach and Tennis Club with expanded 300 person membership; 204 guest rooms; two
restaurants and a beach bar; two pools and two tennis courts; new landscaping; new 10-foot
high sound wall; four employee dwellings; abandonment of the north-south segment of
Miramar Avenue; and approximately 36,300 cubic yards of cut and 46,100 cubic yard of fill
with 10,000 cubic yards to be imported; '

Modifications to the following height, parking, and setback ordinance requirements of Article
II, Coastal Zoning Ordinance, including development standards in the Montecito Community
Plan Overlay District, listed below pursuant to Section 35-174.8 of Article II which stipulates
that the decision-maker of a Development Plan “may modify the building height limit, distance
between buildings, setback, yard, parking, building coverage, or screening requirements specified
in the applicable zone district when the decision-maker finds that the project justifies such
modifications™:

e A modification to the 38 foot height limit (35 feet + 3 more feet for buildings with 4 in 12
roof pitches) for the Main Building is being requested. The proposed height for this
building is 47 feet.

e A modification to the 38 foot height limit (35 feet + 3 more feet for buildings with 4 in 12
roof pitches) for the Ballroom Building is being requested. The proposed height for this
building is 41 feet.
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d)

g)

) A modification to the 16 foot height limit required in Section 35-204(1) of the Montecito
Overlay in Article II, the County’s Coastal Zoning Ordinance for the Beach and Tennis
Club such that the structure can reach up to 38 feet in height.

. A modification to the front, rear, and side yard setbacks for a number of buildings as
described below:

- Along the western side of the property, guestrooms would encroach 40° into the 50’
setback from the right of way and the Spa would encroach 10 into the 50’ setback
from the centerline of Eucalyptus Lane.

- Along the northern side of the property the Main Building would encroach 10’ into the
20° setback from the property line and 20’ into the 50 setback from the centerline of
South Jameson and all other buildings encroach 10’ into the 50° setback from
centerline of South Jameson Lane.

- Along the southern portion of the property, guestrooms along east-west segment of
Miramar Avenue would encroach up to 50’ into the 50° setback from the right of way
and 30 into the 50° setback from the centerline of Miramar Ave and oceanfront
guestrooms would encroach <10’ into the 10’ setback from the Union Pacific Rail
Road property line.

. A modification to the number of parking spaces required for the project. The County’s
parking standards contained in Article II, Coastal Zoning Ordinance, require a total of 671
parking spaces onsite to accommodate the proposed project. However, only a total of 551
parking spaces would be provided, for a total of 120 spaces fewer than ordinance
requirements.

Case No. 07CUP-00000-00045 [application filed on June 7, 2007}, a revised Major
Conditional Use Permit for hotel improvements in the Transportation Corridor Zone District
(within the Union Pacific railroad right-of-way) in compliance with Section 35-172 of the
Article II Coastal Zoning Ordinance, on property zoned C-V (Resort/Visitor Serving
Commercial);

Case No. 07CUP-00000-00046 [application filed on June 7, 2007], a revised Minor
Conditional Use Permit for a 10-ft. high sound wall along South Jameson Lane in compliance
with Section 35-172 of the Article II Coastal Zoning Ordinance, on property zoned C-V
(Resort/Visitor Serving Commercial);

Case No. 07CUP-00000-00047 [application filed on June 7, 2007], a new Minor Conditional
Use Permit for four employee dwellings in compliance with Section 35-172 of the Article I
Coastal Zoning Ordinance, on property zoned C-V (Resort/V isitor Serving Commercial);

Case No. 08CUP-00000-00005 [application filed on December 13, 2007], a new Major
Conditional Use Permit for repairs to an existing seawall in compliance with Section 35-
172.5(2)(0) of the Article II Coastal Zoning Ordinance;

Case No. 08GOV-00000-00017 [application filed on June 25, 2008], for a determination that
the abandonment of an easement over the north-south segment of Miramar Avenue by the
County Roads Division is consistent with the Comprehensive Plan and Coastal Land Use Plan
of the County of Santa Barbara, pursuant to Government Code Section 65402;
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h) Case No. 08CDP-00000-00054 [application filed on May 1, 2008], a follow-on Coastal
Development Permit for buildout of 07RVP-00000-00009, 07CUP-00000-00045, 07CUP-
00000-00046, 07CUP-00000-00047, and 08CUP-00000-00005 pursuant to Section 35-
169.4(3)(a) of Article II Coastal Zoning Ordinance; and to;

1) Certify the Subsequent Environmental Impact Report (SEIR) (08EIR-00000-00003), including
an Addendum to Negative Declaration 00-ND-003 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:
aesthetics/visual resources, air quality, biological resources, cultural resources, fire protection,
geologic processes, hazardous materials/risk of upset, historic resources, land use, noise,
public facilities, recreation, transportation/circulation, and water resources/flooding.

The SEIR and all documents referenced therein may be reviewed at the Planning and Development
Department, 123 E. Anapamu Street, Santa Barbara. The SEIR is also available for review at the
Montecito Public Library, 1469 East Valley Road, Montecito, CA, 93108 and the Santa Barbara Public
Library, 40 E Anapamu St, Santa Barbara, CA, 93101. The application involves Assessor Parcel
Numbers 009-371-004, 009-371-003, 009-372-001, 009-333-010, and 009-010-002 (owned by UPRR),
located at 1555 South Jameson Lane, Montecito, First Supervisorial District. The nearest intersection
is San Ysidro Road/Eucalyptus Lane. (Continued from 07/16/08, 08/06/08, 08/28/08)

Dear Mr. Middlebrook:

At the Montecito Planning Commission heaﬁng of October 8, 2008, Commissioner Overal]ﬂ moved,
seconded by Commission Bierig and carried by a vote of 5-0 to accept the late submittal letter from
PACE, dated October 17, 2008, into the record.

Commissioner Phillips moved, seconded by Commissioner Burrows and carried by a vote of 5-0 to
accept the late submittal letters from Hansen Associates Traffic and Transportation Engineering, dated
October 6, 2008; Coast Law Group, dated October 7, 2008; and Strumwasser and Woocher, dated
October 8, 2008, into the record.

Commissioner Phillips moved, seconded by Commissioner Burrows and carried by a vote of 4-1
(Overall no) to:

1. Adopt the required findings for the project as revised in the errata, dated October 8, 2008 and at
the hearing of October 8, 2008, including findings for modifications to the ordinance standards
for setbacks, height, and parking, specified in Attachment A of the staff Memorandum, dated
October 8, 2008, including the CEQA findings;

2. Certify Subsequent Environmental Impact Report O08EIR-00000-00003 and approve the
Addendum as revised in the errata, dated October 8, 2008 and at the hearing of October 8,
2008, contained in Attachment B of the staff Memorandum, dated October 8, and adopt the
mitigation monitoring program contained in the conditions of approval,

3. Approve the revised project subject to the conditions included as Attachment C of the staff
Memorandum, dated October 8, 2008 as revised in the errata, dated October 8, 2008 and at the
hearing of October 8, 2008.

4. Determine that the vacation of a portion of Miramar Avenue is consistent with the
Comprehensive Plan; and transmit the consistency report required by Government Code
Section 65402(a) to the Board of Supervisors and Jeff Havlik, Real Property Agent III, Public
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Works, Surveyor’s Division. This staff report and attachments and the letter reflecting the
Montecito Planning Commission's action shall constitute the required report.
REVISIONS TO THE FINDIGNS
Page A-6, sixth paragraph under Land Use was revised:
A "Cottage-Type" hotel is a collection of one and twao story-building structures that vary in size and

orientation. Placemeni and scale of buildings should be in a garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cotiage-Type" hotel buildings refer to a quaint architectural style and can be California Cottage and
Bungalow or an architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips. residentially scaled plate
heighis, overhangs and eaves; casement, double-hung or fixed windows or French doors with divided
lights. porches and/or trellis; exterior walls of masonry, plaster, sione an/or wood siding (or other

Page A-335, finding 2.4.2.1 was revised:

A "Cottage-Type" hotel is a collection of one and two story-building structures that vary in size and
orientation. Placement and scale of buildings should be in a _garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cortage-Type" hotel buildings refer to a quaint architectural style and can be California Coltage and
Bungalow or an architectural stvle reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate
heights. overhangs and eaves; casement, double-hung or fixed windows or French doors with divided
lights, porches and/or trellis: exterior walls of masonry, plaster, stone an/or wood siding (or other

1 2

Page A-36, finding 2.4.2.2 was revised:

A "Cottage-Type" hotel is a collection of one and two story-building structures that vary in size and
orientation. Placement and scale of buildings should be in_a garden type seiting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California Cottage and
Bungalow or an architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips. residentially scaled plate
heights, overhangs and eaves: casement, double-hung or fixed windows or French doors with divided
liohts. porches and/or trellis; exterior walls of masonry, plaster. stone an/or wood siding (or other
simulated materials).~ pepafer e -l -l style—i el srall-str -
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REVISIONS TO THE ADDENDUM

Page 5, Table was revised:

Project Component Approved Plan under 99-DP-001" | Proposed Project
/99-CP-002/00-CP-032° ' '
STRUCTURAL
DEVELOPMENT (EXCLUDING
PAVING)
(NET FLOOR AREAS IN
SQUARE FEET [SF)])
Ballroom/Employee Dwellings 13,805 SF 13,590 SF'
(or Banquet Hall/Parking Structure
under Schrager Plan)
Main Building/Restaurant 6,076 SF 40,23026.,756 SF'
(or Lobby under Schrager Plan)
Pool Bar/Restaurant 12,080 SF 809 SF'
(or Restaurant under Schrager Plan)
Beach Bar 1,033 SF Square footage included in
Oceanfront Building 02
Spa 8,334 SF 7,270 SF
Beach and Tennis Club included in Spa 1,482 SF
Retail 896 SF (new tennis shop) 4,978 SF'
Guestrooms 92,583 SF 120:030109.964 SF
(& employee housing in Schrager
Plan)
Misc. Buildings 6,133 SF None
Total Net Floor Area 137,711 SF 164,849 SF
(=140,940 SF - 3,229 SF basement | (+27,138 SF than Schrager Plan)
area used for storage)
Total Net Lot Area 568,304 SF (13.05 acres) 686,977 SF (15.77 acres)
Floor Area Ratio (FAR)’ 0.242 0.2399
Existing Net Floor Area 127,827 SF 97,382 SF¥
(diner, lobby, convention center
already demolished)
Net Floor Area to be Demolished | 34,603 SF 97,382 SF
(+62,779 SF than Schrager Plan)
New Net Floor Area to be 46,979 SF 164,849 SF
Constructed (not counting (+117,870 SF than Schrager Plan)
renovation of existing structures)
Height modifications requested None Main Building, Ballroom, Beach

and Tennis Club
(see project description for details)

' These square footages reflect the currently proposed project. The strikeout represents a previous Caruso project square
footage prior to the July 16, 2008 MPC hearing when 209 rooms were proposed.
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Page 8, 3™ Paragraph was revised:

A "Cottage-Type" hotel is a collection of one and two_story-building structures that vary in size and
orientation. Placement and scale of buildings should be in a garden Iype selting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California Cottage and

Bungalow or an architectural style refleciing the historical regional California_coast. Architectural

vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate

heights, overhangs and eaves. casement, double-hung or fixed windows or French doors with divided

lights. porches and/or trellis; exterior walls of masonry, plaster, stone_an/or wood siding (or other
= . L
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Page 31, 4th Paragraph was revised:

A "Cottage-Type" hotel is a collection of one and two story-building structures that vary in size and
orientation. Placement and scale of buildings should be in a garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer (o a quaint architectural stvle and can be California Cottage and
Bungalow or an_architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate
heights. overhangs and eaves. casement, double-hung or fixed windows or French doors with divided
lights. porches and/or trellis: exterior walls of masonry, plaster, stone_an/or wood siding (or other
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REVISIONS TO THE CONDITIONS OF APPROVAL

Condition No. 1, Table 2-5 was revised:

Project Component Approved Plan under Proposed Caruso Plan
99—DP—001/99-C})-002/
00-CP-032
(Schrager Plan)
STRUCTURAL
DEVELOPMENT
(EXCLUDING PAVING)
(NET FLOOR AREAS IN
SQUARE FEET [SF])
Ballroom/Employee Dwellings 13,805 SF
(or Banquet Hall/Parking 13,590 SF
Structure under Schrager Plan)
Main Building/Restaurant 6,076 SF
(or Lobby under Schrager Plan) 40:23026,756 SF
Pool Bar/Restaurant 12,080 SF
(or Restaurant under Schrager 809 SF
Plan)
Beach Bar 1,033 SF Square footage included in
ceanfront Building 02
Spa 8,334 SF 7,270 SF
Beach and Tennis Club included i Spa 1,482 SF
Retail 896 SF
(new tennis shop) 4,978 SF
Guestrooms 92,583 SF
(& employee housing in +H0;991109.964 SF
Schrager Plan)
Misc. Buildings 6,133 SF None
Total Net Floor Area 137,711 SF 164,849 SF
(140,940 SF - 3,229 SF (27,138 SF than Schrager
basement area used for Plan)
storage)
Total Net Lot Area 568,304 SF (13.05 acres) 686,977 SF (15.77 acres)
Floor Area Ratio (FAR)" 0.242 0.2399
Existing Net Floor Area 127,827 SK 97,382 SF
(diner, lobby, convention
center already demolished)
Net Floor Area to be 34,603 SF 97,382 SF
Demolished (+62,779 SF than Schrager
Plan)
New Net Floor Area to be 46,979 SF 164,849 SF
Constructed (not counting (+117,870 SF than Schrager
renovation of existing Plan)
structures)

Condition No. 1, “Proposed Architectural Style” was revised:

The proposed architectural style for the project shall be described as “Cottage Type Hotel” as defined’:

? During the August 28, 2008 hearing, the MPC directed the applicant to undergo further Montecito Board of Architectural
Review MBAR) with specific direction for the MBAR to ensure the proposed project be consistent with the above “Cottage
Style Hotel” definition, including colors, materials and style.
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A "Cotiage-Type" hotel is a collection of one and rwo story-building structures that vary in size and
orientation. Placement and scale of buildings should be in a garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a guaint architectural style and can be California Cottage and
Bungalow or an architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate
heights, overhangs and eaves, casement, double-hung or fixed windows or French doors with divided
lights, porches and/or trellis; exterior walls of masonry, plaster, stone an/or wood siding (or other
simulated materials).~ - - ; -chit 2 ; g - g
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Condition No. 52 was revised.:

Parking Decal Program. To prevent employees from parking in public spaces, parking decals, to be
fixed on the windshield of all employee cars, shall be issued to all employees. Said decals shall be
displayed at all times during employment. Additionally, the applicant shall develop a plan and be
responsible for monitoring use of parking spaces along Eucalyptus Lane and South Jameson Lane to
ensure that spaces remain available to the public and are not used by hotel guests or employees.
Monitoring shall occur on weekend days throughout the year, during the week in the summer months
(June 15 — September 15) and on all special event days. Monitoring report shall be submitted to the
County annually from the date of final occupancy clearance and thereafter. One-year12-18 months after
the beginning of operations, Planning & Development shall provide the monitoring reports to the
Montecito Planning Commission (review to occur during Planning & Development Divisional Briefing
on Administrative Agenda). Plan Requirements and Timing: The applicant shall submit the
monitoring plan including the design and intended location of employee parking decals for P&D’s review
and approval prior to approval of land use permits. Monitoring: The County shall receive and file annual
reports. P&D shall convey compliance reports to the Montecito Planning Commission at the 12-18 month
review and return annually until the MPC determines that annual reporting is no longer necessary.

Condition No. 55 was revised:

A Final Miramar Parking Plan shall be provided. The Final Plan shall include all elements of the Draft
Plan and shall also provide for a designated traffic coordinator, examples of notices to inform guests of
parking procedures and locations, parking signage, an overall site parking exhibit and an exhibit
indicating where additional on-site parking could be developed. The Final Miramar Parking Plan shall be
implemented as approved. Additionally, the applicant shall prepare annual compliance report listing the
total number of parking spaces used during all events (beach event, conferences, special events, etc.)
which generate 500 cumulative patrons or more at any one time. The compliance report shall provide
the date, type of event(s) and maximum number of parking spaces used during the event(s). One
year]2-18 months after the beginning of operations, Planning & Development shall provide the
compliance report to the Montecito Planning Commission (review to occur during Planning &
Development Divisional Briefing on Administrative Agenda). Plan Requirements and Timing: The
Miramar Parking Plan shall be reviewed and approved by P&D and Public Works Transportation
Division prior to approval of follow-on Land Use Permits. A review of the parking situation shall be
made by the Planning Commission 6-12-18 months after occupancy of the site in order to determine
the adequacy of the Parking Plan. Subsequent Planning Commission review may be necessary in order
to determine peak season parking plan adequacy. If it is determined that the Miramar Parking Plan is
inadequate to effectively park vehicles attributed to hotel activities, and upon a demonstrated need to
require additional on-site parking spaces or reduce the number of patrons attending events, a change to the
approved Development Plan shall be processed consistent with Section 35-174.10. Substantial
Conformity, Amendments and Revisions. If it is determined that the valet-only parking approach is
inadeanate such chances mav include implementation of the self-parking alternative (146 spaces
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converted from valet to self-parking) as described and shown in sheets A2.01-M and A2.02-M in the
project plans dated September 8, 2008 (attached to the October 8, 2008 staff report). All self-parking
shall be free of charge with validation from the Hotel. MONITORING: Permit Compliance and Public
Works, Roads Division Staff shall respond to complaints. P&D shall convey compliance reports to the
Montecito Planning Commission at the 12-18 month review and return annually until the MPC
determines that annual reporting is no longer necessary.

Condition No. 66 was revised:

Beach & Tennis Club Membership Phasing. The Beach & Tennis Club memberships shall be
phased-starting—at-200 individuals or families upon occupancy- } :

b i - indivi Hies (i.e. a couple would have one
membership as would a couple and their children living at home). Plan Requirements and Timing: A
review of the Beach & Tennis Club operations shall be made by the Montecito Planning Commission
12-18 months after occupancy in order to determine the adequacy of the site (i.e. with respect to
circulation, parking and intensity of use) to host additional Beach & Tennis Club memberships. If it is
determined by the Montecito Planning Commission that the Beach & Tennis Club is operating
adequately and the site is capable of operating with additional memberships, the number of members
eeuld-may be increased, but shall not exceed a maximum of 300 individuals or families. Monitoring:
P&D shall review the Beach & Tennis Club operations in conjunction with the annual reports required for
parking and events and report to the Montecito Planning Commission annually until the MPC determines
that annual reporting is no longer necessary.

Condition No. 83 was revised:

A review of the Beach Bar’s hours of operations shall be made by the Montecito Planning Commission
12-18 months after occupancy in order to determine the compatibility of the Beach Bar’ hours of
operation with the residential character of the area. Subsequent Montecito Planning Commission
review may be necessary in order to determine peak season beach bar hours of operation. If it is
determined that the Beach Bar hours of operation are incompatible with the neighborhood and should be
shortened, a change to the approved Development Plan shall be processed consistent with Section 35-
174.10. Substantial Conformity, Amendments and Revisions. Monitoring: Permit Compliance Staff shall
respond to complaints.

Condition No. 84 was revised:

Review of Events. The applicant shall prepare a compliance report listing the number of events
including normal and special events, fundraisers and conference groups using the Miramar Resort
Hotel site on an annual basis. The compliance report shall provide the date, type (beach event,
conference, normal or special event, etc.) and hours of the event, number of people in attendance and
the number of employees working at the site for each event. One-year12-18 months after the beginning
of operations, Planning & Development shall provide the compliance report to the Montecito Planning
Commission (review to occur during Planning & Development Divisional Briefing on Administrative
Agenda). Plan Requirements and Timing: The compliance reports shall include information
quantifying the number of events per day over the course of the previous 12-18 months as specified
above. Monitoring: P&D shall review the compliance reports in conjunction with the annual reports
required for parking and report to the Montecito Planning Commission annually until the MPC
determines that annual reporting is no longer necessary.

? Condition no. 83 was included with the July 16, 2008 staff report but was attached to condition no. 78 and therefore did
not have an independent identity. The intent of Condition no. 83 has not been changed. It has simply been separated from
condition no. 78 and given a unique number.
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Condition No. 87 was revised.:

The design, scale, and character of the project architecture and landscaping shall be compatible with
the “Cottage Type Hotel” tradition as discussed in Montecito Community Plan Policy LUC-M-1.6
including the refined description as follows:

A "Cottage-Type" hotel is_a collection of one and two_story-building structures that vary in size and
orientation. Placement and scale of buildings should be in_a garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California Coltage and
Bungalow or an_architectural stvle reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with _gables and/or hips, residentially scaled plate
heights. overhangs and eaves: casement, double-hung or fixed windows or French doors with divided
lights, porches and/or_trellis; exterior walls of masonry, plaster, stone an/or wood siding (or other

1] 3

Plan Requirements and Timing: The applicant shall submit the final architectural and landscape
drawings of the project for review and approval by the Montecito Board of Architectural Review prior
to issuance of follow-on Land Use Permits. Such plans shall be consistent with the definition of
~ “Cottage Type Hotel” as described by the Montecito Planning Commission.

Condition No. 88 was added:

A turnaround consistent with County Public Works Roads standards shall be constructed in the area of the

service driveway. Appropriate signage shall be provided to direct traffic. Turnaround signage shall be
reviewed and approved by P&D and County Public Works Roads Division and reviewed in conjunction
with the overall sign plan.

The attached findings and conditions reflect the Montecito Planning Commission’s actions of
October 8, 2008.

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

Appeal applications may be obtained at the Clerk of the Board's office. The appeal form must be filed
along with any attachments to the Clerk of the Board. In addition to the appeal form a concise summary of
fifty words or less, stating the reasons for the appeal, must be submitted with the appeal. The summary
statement will be used for public noticing of your appeal before the Board of Supervisors. The appeal,
which shall be in writing together with the accompanying applicable fee must be filed with the Clerk of
the Board of Supervisors within the 10 calendar days following the date of the Montecito Planning
Commission's decision. In the event that the last day for filing an appeal falls on a non-business of the
County, the appeal may be timely filed on the next business day. This letter or a copy should be taken to
the Clerk of the Board of Supervisors in order to determine that the appeal is filed within the allowed
appeal period. The appeal period for this project ends on Monday, October 20, 2008 at 5:00 p.m.
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Final action by the County on this project may be appealed to the Coastal Commission by the
applicant, an aggrieved person, as defined above, or any two members of the Coastal
Commission within the 10 working days following the date the County’s Notice of Final Action is
received by the Coastal Commission.

Singerely,

ARl M. Blacke

Dianne M. Black
Secretary to the Montecito Planning Commission

cc:  Case File:  07RVP-00000-00009, 07CUP-00000-00045, 07CUP-00000-00046, 07CUP-00000-00047,
08CUP-00000-00005; 08GOV-00000-00017 and 08CDP-00000-00054
Montecito Planning Commission File
Shana Gray, California Coastal Commission, 89 S. California Street, Suite 200, Ventura, CA 93001
Montecito Association, P.O. Box 5278, Montecito, CA 93150
Agent: Jane Gray, Dudek, 621 Chapala Street, Santa Barbara, CA 93101
County Chief Appraiser
County Surveyor
Fire Department
Flood Control
Park Department
Public Works
Environmental Health Services
APCD
Supervisor Carbajal, First District
Commissioner Bierig
Commissioner Burrows
Commissioner Phillips
Commissioner Overall
Commissioner Gottsdanker
Mary Ann Slutzky, Deputy County Counsel
Mike Ghizzoni, Deputy County Counsel
Dave Ward, Deputy Director, Development Review
Anne Almy, Supervising Planner
Errin Briggs, Planner
Nicole Mashore, Planner

Attachments: Attachment A — Findings
Attachment C — Conditions of Approval
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ATTACHMENT A: FINDINGS

1.0 CEQA FINDINGS

1.1 FINDINGS FOR THE ADDENDUM

1.1.1  Consideration of the Addendum and Full Disclosure

The Addendum to Negative Declaration 00-ND-003, as revised September 25, 2008 was presented to
the Montecito Planning Commission and all voting members of the Montecito Planning Commission
have reviewed and considered the Addendum and as revised in the Negative Declaration, October 8,
2008 Montecito Planning Commission staff report, prior to approving this proposal. In addition, all
voting Commissioners have reviewed and considered testimony and additional information presented
at or prior to public hearing[s] on the Miramar Beach Resort and Bungalows Project. The Addendum
reflects the independent judgment of the Montecito Planning Commission and has been completed in
compliance with CEQA and, together with the 00-ND-003 and the SEIR discussed below, is adequate
for this proposal.

1.1.2  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, Dianne Black, of
Planning and Development located at 123 E. Anapamu St., Santa Barbara, CA 93101. The documents
are also online at http://sbcountyplanning.org/projects/07DVP-00017/index.cfm.

1.1.3 Findings that Certain Impacts are Mitigated to Insignificance by Conditions of Approval

The Addendum to Negative Declaration 00-ND-003 that was prepared for the Miramar Beach Resort and
Bungalows project identified several subject areas for which the project is considered to cause or
contribute to significant, but mitigable environmental impacts. Each of these impacts is discussed below
along with the appropriate findings as per CEQA Section 15091:

Aesthetics/Visual Resources

While the approved plan scope has changed, the impacts to visual character from the South Jameson
Lane frontage massing and public views previously assessed would remain essentially the same as
identified in 00-ND-003. With these changes under the proposed project description and the revisions
to the project plans identified at the October 8, 2008 MPC hearing, the previous 3 mitigation measures
of the approved project remain applicable to ensure the visual impacts of the proposed project remain
less than significant.

Regarding lighting, 00-ND-003 addressed exterior night lighting and determined that the impact of the
approved plan, with mitigation, was less than significant. The proposed project includes similar night
lighting features. With implementation of the mitigation measures required in 00-ND-003 impacts
related to night lighting would be reduced to less than significant levels.

As with the approved plan, the proposed project’s residual impact on aesthetics/visual resources and
contribution to cumulative impacts would be less than significant with implementation of mitigation
measures required in Negative Declaration 00-ND-003 as modified by the Addendum prepared for the
proposed project.
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Air Quality

Pursuant to the County’s adopted environmental thresholds, the percenlage of pollutant emissions
related to short-term construction activities was determined to represent an insignificant portion of total
pollutant emissions in the County. Therefore, short-term construction emissions are deemed less than
significant. However, all discretionary projects are required to implement dust control measures as
described in 00-ND-003. In addition, an Asbestos Notification Form must be filed with the Santa
Barbara Air Pollution Control District (APCD) prior to demolition (see the 00-ND-003 as well). If

asbestos is present, certain procedures must be followed to prevent its release during structure
demolition.

The proposed project would result in greater dust emissions and emission of pollutants from
construction equipment such as graders, bulldozers, and dump trucks, and construction worker trips, as
well as more potential for release of asbestos. The dust and asbestos mitigation measures in 00-ND-
003 would adequately address these issues, however a new mitigation measure (AIR-6 in the
Addendum) was also recommended in the air quality analysis prepared for the proposed project (Dudek
2008) to further minimize emissions from construction equipment.

For long-term impacts, since the adoption of 00-ND-003, the County adopted new interim long-
term/operational emissions thresholds for significant air quality impacts creating a new threshold of 55
pounds per day of reactive organic compounds (ROC) or nitrogen oxides (NOx) for combined
vehicular and stationary (e.g., boilers, generators) source emissions (County’s 2003 Environmental
Thresholds and Guidelines Manual, as amended in 2006). The proposed project would generate an
additional 48 average daily trips (ADT), 2 A.M. peak hour trips, and 6 P.M. peak hour trips above the
approved plan and would include operation of two 100 brake horse power (bhp) boilers, two 3,000
million British thermal units (MMBTu) boilers, and a 500 kilowatt (kW) emergency generator.
However, emissions thresholds would not be exceeded under the proposed project and long-term air
quality impacts would be less than significant.

Because stationary sources were not evaluated in 00-ND-003, new standard mitigation measure AIR-7
was added that requires the applicant to obtain individual permits from the APCD for diesel-powered
emergency generators and to consult with the APCD to determine if the boilers need permits also.

00-ND-003 predates the impact analysis of greenhouse gas (GHG) emissions. The proposed project
would generate more GHGs than the approved plan, with the addition of 48 more ADT and with more
structural development resulting in more electricity use. Santa Barbara County is currently working
with its APCD, the California Air Pollution Control Officers Association (CAPCOA), and salient
California agencies, to develop CEQA thresholds of significance that would guide classification of
impacts associated with global climate change in CEQA documents. Absent such thresholds, CEQA
lead agencies must rely on their own careful judgment, based on scientific and factual data to the extent
possible, in determining if impacts related to global climate change are significant. Unfortunately,
scientific and factual data are not sufficiently available to judge, without undo speculation, whether
projects with relatively small, incremental contributions to the state’s GHG totals are cumulatively
significant or insignificant. In the interim, only relatively large GHG emitters are considered, under
any reasonable review, to have significant effects on the environment; that is, projects that are
estimated to emit the equivalent of 50,000 tons of CO, from both stationary and mobile sources during
Jong-term operations, and projects estimated to emit 25,000 tons of CO, emissions from stationary
sources alone, from long-term operations. Projects below these levels remain unclassifiable until more
evidence becomes available.

The proposed project is unlikely to be one of the “relatively large GHG emitters”. Implementation of
recommended mitigation measure AIR-8 as well as AIR-6 (contained in the Addendum), would ensure
that energy saving techniques would be used to minimize GHG emissions.
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Biological Resources

00-ND-003 found that impacts to the Oak Creek corridor, from the increased intensity of use associated
with development of a new parking area on the east side of the property, would result in potentially
significant impacts. Similar to the approved plan, the proposed project would intensify use in this area
of the site and impacts would be roughly similar. Given existing mitigation requiring planting of the
area with riparian species, including sycamores, impacts associated with the proposed project would be
less than significant.

00-ND-003 found that indirect impacts to wildlife in the Oak Creek corridor due to increased lighting
in the eastern portion of the site were potentially significant. Because the proposed project includes
installation of new lighting throughout the property, impacts under the proposed project would be
similar to impacts under the approved plan. Mitigation included under the Aesthetics/Visual Resource
discussion above would reduce impacts associated with night lighting to less than significant levels.
As under the approved plan, the proposed project would light the boardwalk, but no beach highting or
tennis court lighting would occur. Impacts would be similar.

00-ND-003 found impacts from surface water runoff during both construction and operations of the
approved plan to be potentially significant. Similar to the approved plan, under the proposed project
surface water runoff from the street, parking and driveway areas, and runoff containing contaminants
such as herbicides and pesticides could result in long-term adverse impacts to water quality. Impacts
from the proposed project would thus be similar to those of the approved plan. However, new
recommended mitigation measure BIO-7 (in the Addendum) requires the use of organic fertilizers,
herbicides, and pesticides on the site which would further minimize potential impacts on water quality.

Under the approved plan 189 non-native trees of indeterminate significance and one native oak were to be
removed. Approximately 55 palms and 3 oaks were to be relocated. After approval of the Schrager Plan,
a number of trees and other landscaping were removed. Under the proposed project, 46 trees, includingl2
significant trees, either native or of habitat value, would be relocated. Similar to the approved plan,
impacts from the proposed project would thus be considered potentially significant. Under the approved
plan, a Tree Protection and Replacement condition was required as mitigation for the potentially
significant impacts associated with tree removal. A revised Tree Protection and Replacement Plan was
prepared for the proposed project, and the mitigation measure was updated with recommendations from
this Plan. Further, the applicant included in the project description a commitment to replace any oak tree
potentially lost during relocation with two, 60”’box oak trees.

No unique, rare or threatened animal species, or habitat areas for such species is know to occur onsite,
therefore, no reduction in the numbers, restriction in the range, or impact to the critical habitat of these
species is expected to occur. However, parts of the existing riparian corridor and mature trees located
on-site still offer potential habitat for migratory passerine birds and raptors. Mature sycamores, coast
live oak, and eucalyptus trees may also provide temporary autumnal roost sites for Monarchs. Impacts
associated with human presence during the construction phase of the project, and increased human
habitation following completion of new hotel facilities, would be minimal, due to the fact that the
property has historically been used as a hotel site. Impacts to fauna under the proposed project would be
less than significant, i.e., substantially the same as impacts under the approved plan. However, new
recommended mitigation measure BIO-8 (in the Addendum) requires a pre-construction survey for
migratory birds, including raptors, which would further minimize the potential for impacts on birds.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 as added to and modified by the Addendum prepared for the
proposed project.
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Cultural Resources

Two archaeological sites, CA-SBA-18 and CA-SBA-19, were recorded in the vicinity of the project
area over 70 years ago. Based on the findings of three archaeological surveys, 00-ND-003 found
impacts to cultural resources to be potentially significant and mitigable. Mitigation measures included
Native American and archaeologist monitoring during grading and development in the railroad right-
of-way, historic archaeologist monitoring of grading activities in areas sensitive for the occurrence of
historic archaeological features, and a stop-work requirement in the event of the uncovering of
potentially significant prehistoric or historic archaeological resources.

The proposed project differs from the approved plan in that the approved plan proposed localized
development and the proposed project includes grading and development over essentially the entire
site. Based on the testing and monitoring already completed on the Miramar property, where no intact,
significant archaeological deposits have been found, uncovering of significant cultural resource
clsewhere on the site is unlikely. Therefore, additional subsurface/significance testing is not
recommended prior to demolition for the proposed project, except in the area of the Oceanfront
Buildings (Heather Macfarlane, email, March 3, 2008). Due to the common occurrence of cultural
resources in oceanfront areas, and a lack of investigation in this area of the site under any previous site
surveys, additional subsurface/significance testing to allow the assessment of potential cultural
resources in the area of the Oceanfront Buildings is recommended after demolition and prior to
construction (see new mitigation measure CUL-4). Implementation of this new mitigation measure and
revisions to the approved mitigation measures would reduce impacts to less than significant levels.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 as added to and modified by the Addendum prepared for the
proposed project.

Fire Protection

While the square footages of the proposed project exceed those of the approved plan, significant
circumstances have not changed: the project site is not located in a high fire hazard area; the proposed
project itself will not cause high fire hazards on the site and in fact the entire complex will be equipped
with automatic sprinkler systems; there is adequate water pressure, adequate access for fire fighting
and the ability to safely locate hydrants pursuant to Montecito Fire District standards (Montecito Fire
District email dated March 17, 2008); and the proposed project remains within the safe Fire
Department response time. Therefore, similar to the approved plan, impacts from the proposed project
would be less than significant with implementation of the required Fire Access Plan (sheet AO-11,
dated February 15, 2008) and the mitigation measures required under the approved plan. As with the
approved plan, the proposed project’s residual impact and contribution to cumulative impacts would be
less than significant with implementation of mitigation measures required in Negative Declaration 00-
ND-003 as modified by the Addendum prepared for the proposed project.

Geologic Processes

00-ND-003 found no significant impacts relating to geologic processes from the proposed project,
including risks from fault rupture, ground shaking, ground lurching and amplification, liquefaction, sea
cliff retreat, tsunamis or settlement and differential compaction. The ND did, however, include
mitigation measures to address geologic constraint issues raised in Montecito Community Plan policies.
The approved plan and the proposed project are substantially the same in respect to geologic processes
with the exception of two project changes that warrant discussion.
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First, the approved plan assumed the continued viability of the existing sea wall, protecting the sea cliff
on the site from retreat, and included only a maintenance program for the sea wall. The current
application included an analysis of the sea wall which concludes that repair and maintenance is necessary
to perpetuate the sea wall (Fugro 2007 and 2008). This change in the proposed project supports the
conclusion under 00-ND-003 that impacts to sea cliff retreat would be insignificant as a result of the
perpetuation of the existing seawall on the site.

Second, the approved plan was designed to generally retain the existing site contours which are described
in 00-ND-003 as “nearly flat to moderately sloping with gradients generally to the south and south east
[...] Average slopes on the property range from 1.75t0 5.2 percent”. The approved plan included 10,000
c.y. of fill and 6,000 c.y. of cut. The proposed project is designed to level the existing rolling site starting
at the western portion of the property with four feet of cut and ending in 13 feet of fill at the eastern end of
the property supported by a series of engineered stepped retaining walls. Total grading quantities of the
proposed project are approximately 42,000 c.y. of cut and approximately 39,000 c.y. of fill. The proposed
project would alter the site topography such that the rolling topography of the grounds within the site
would be lost and the eastern edge of the site would be manufactured in its topographic relief.
Regardless, the site contour as viewed from the beach would remain the same as it is currently and the
changed site contour at the easternmost portion of the site as viewed from South Jameson Lane would be
generally hidden by a site wall and vegetation. In addition, as discussed under Section 16, Water
Resources and Flooding, below, proposed changes to topography would have no significant effect on the
floodway of Oak /San Ysidro Creek and the proposed project drainage improvements are acceptable to
the County Flood Control District as designed. Therefore, while grading quantities vary between the
approved plan and proposed project, impacts associated with the change in topography are not significant.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 as modified by the Addendum prepared for thé proposed project.

Hazardous Materials/Risk of Upset

00-ND-003 identified potentially significant and mitigable impacts associated with public safety hazards
from the occurrence of approximately 1,000 linear feet of train tracks within the hotel site. Mitigation
proposed by the applicant and adopted with the ND included installation of warning device improvements
for the pedestrian railroad crossing. '

The currently proposed project presents approximately the same set of facts as the approved plan: there
remain 1,000 linear feet of railroad track within the hotel site with uses proposed both to the north and
south of the tracks. Changes to circumstances include: 1) an increase in projected train trips from 14 per
day in 2000 to 17 per day currently, 2) a decrease in the maximum site capacity of 183 people from
approximately 1,200 people under the approved plan to 1,017 people under the current proposal, and 3)
an increase of approximately 12 people within the 80” hazard footprint of the tracks from 30 people under
the approved plan to 42 people under the currently proposed project.

An increase of three trains per day equates to approximately 17% more trains trips per day. Because
the probabilities of pedestrians being hit by a tramn (once every 629 years), vehicles being hit by a
train (once every 148 years) and train derailment (once every 256 years) are low, the additional three
trains per day does not constitute a significant increase in risk (Dudek). Moreover, the overall
reduction in site capacity would lower the public health and safety risks and the increase in the
number of people in the eighty foot hazard footprint by 12 is not considered a substantial increase.
Impacts, therefore, associated with the risks to pedestrians and vehicles of being hit by a train and
with the risks of a derailment remain substantially the same under the currently proposed project as
under the approved plan. Moreover, the proposed project includes several design measures to further
reduce train safety impacts. These include: 1) an increase in the distance between the pedestrian
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crossing and an improved vehicular crossing to increase the separation of pedestrians from other
vehicular traffic at railroad crossings, 2) increased landscaping and pedestrian paths directing people
to the appropriate crossing, and 3) an upgrade to the wamning system for the pedestrian crossing.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative

impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003.

Land Use

00-ND-003 concluded that the approved plan, as mitigated throughout the ND, resulted in no significant
impacts to issues associated with land use. The currently proposed use of the site is substantially the same
as the approved use with a reduction in keys from 213 to 192 and an increase in beach events and
membership in the beach and tennis club. As a result, impact levels associated with issues related to land
use are substantially the same as in the approved plan.

The design of the currently proposed project however, differs substantially from that originally approved.
As a result, the proposed project includes requests for a number of building height modifications due to
the grading. Additionally, because not all of these new structures arc cottages, a discussion of the
project’s consistency with Policy LUC-M-1.6, below, is warranted.

LUC-M-1.6: Improvements to resort visitor-serving hotels shall be designed to be consistent with the
existing historic “Cottage Type Hotel” tradition from the early days of Montecito.
“Cottage Type Hotel” is defined by cottages limited to six guest rooms each, which are
generally single story in height.

The Miramar, as it existed in 1992 when the Montecito Community Plan was adopted, along with the
Biltmore and the San Ysidro Ranch are the resort visitor-serving hotels in Montecito upon which the
existing “Cottage Type Hotel” tradition was based. Both the Biltmore and the then Miramar include both
large structures for congregation (restaurants, conference rooms, etc.) with attached guestrooms, and
smaller buildings or cottages housing additional guest rooms. Consistent with the historic template of
Montecito’s resort visitor serving hotels, the proposed project includes both large structures for
congregation (lobby, restaurants, ballroom), two-story lanai guest room buildings and six or fewer key
single story cottage structures. Of the total number of 25 structures devoted to guest rooms, 19 are single
story cottages with six or fewer rooms and 2 are two story cottages with six or fewer rooms. Of the total
number of 192 keys, 74 are located in the cottages.

In addition to the above-described general characteristics which help to define “Cottage Type Hotel”,
during the August 28, 2008 hearing, the Montecito Planning Commission (MPC) further refined the
definition to include the following:

A "Cottage-Type" hotel is a collection of one and two siory-building siructures that vary in size and
orientation. Placement and scale of buildings should be in a garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California Cottage and
Bungalow or an architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate
heights, overhangs and eaves, casement, double-hung or fixed windows or French doors with divided
lights, porches and/or trellis; exterior walls of masonry, plaster, stone an/or wood siding (or other
simulated materials).
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The MPC directed the applicant to undergo further Montecito Board of Architectural Review (MBAR)
with specific direction for the MBAR to ensure the proposed project be consistent with the above
definition. Because the proposed project includes small cottages, landscaping is adequate to screen and
beautify the property, nearly all parking is underground and so hidden from public view, and because the
MBAR would ensure the appropriateness of the proposed architecture in relation to the specific direction
given by the MPC, the project can be found consistent with the “Cottage Type Hotel” tradition.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 and the MPC’s direction to require the project to be redesigned
consistent with the above definition of “Cottage Style Hotel” and further reviewed by the MBAR.

Noise

00-ND-003 found that construction related impacts to noise sensitive receptors would be potentially
significant. Mitigation measures required under the approved plan to address short-term construction
noise included limitations on construction hours for the entire site, specific construction hours for
development near the All Saints by the Sea preschool, shielding of construction equipment, and
designation of specific construction access routes.

The proposed project differs from the approved plan in terms of construction noise impacts in that new
construction will take place over essentially the entire site, while new construction under the approved
plan was limited to guestrooms along South Jameson Lane. Sensitive receptors within 1,600 feet
associated with the proposed project include residences to southeast, southwest, immediate west,
immediate east and the All Saints by the Sea church and pre-school to the west. Construction activities
under the proposed project are expected to take 18 to 23 months to complete whereas the approved
plan was to take 15 months.

Due to generation of noise up to 100 dB(A) at 50 feet away from residences due to new pile driving
activities for the new Oceanfront building foundations and seawall that were not part of the approved
plan, and greater unmitigated noise generation at residences closer than 50 feet, additional mitigation
would be required for the proposed project to ensure that construction noise affecting residences
located within 100 feet from pile driving activities would be adequately mitigated. Implementation of
mitigations requiring installation of a temporary noise barrier, implementation of a noise monitoring
program and offering the provision of temporary off-site accommodation for residents adjacent to the
construction during maximum noise-generating activities, would reduce short-term noise impacts
associated with pile driving to less than significant levels.

Over the long-term, calculations performed to estimate noise levels for new structures under the
proposed project found that interior noise levels would be approximately 32 dB(A) after
implementation of mitigation measures requiring specific noise-reducing construction techniques.
Existing exterior noise levels were found to range from 52 to 66 dB(A), slightly over the 65 dB(A)
threshold. The Santa Barbara County Environmental Thresholds allow for flexibility in noise thresholds
based on the circumstances of a particular project. In this case, reasonable flexibility would allow for
noise levels of 66 dB(A) as an impact to new hotel users on the site of a historically existing hotel.
Additionally, the proposed project would include construction of 10 foot tall sound wall along the South
Jameson Lane frontage which is expected to reduce noise impacts below existing levels. Therefore, no
new significant impacts to hotel users with respect to exterior noise are expected as a result of project
implementation.

Long-term impacts to swrounding sensitive receptors, including nearby residences and the All Saints by
the Sea church and pre-school were expected to be less than significant under the approved plan, although
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it was recommended that noise from beach events and the beach bar be minimized through limitations on
the hours and size of events. Additionally, the approved plan mitigation measures prohibited amplified
sound at outdoor events and required that amplified music emanating from the beach bar not be audible
offsite or on the sandy beach below the bar. Residences north of the Miramar and Highway 101 are
beyond the County’s 1,600-foot limit for evaluating noise impacts, however, concemns expressed by
neighbors about possible reflection of freeway noise by the proposed sound wall resulted in investigation
of sound reflection under the approved plan.

Noise reflection was found to result in an approximately 1.1 dB(A) increase to property on the north side
of the freeway. This level of increase is generally not audible to the human ear and therefore was not
considered a significant impact.

Under the proposed project, non-amplified music (i.e. guitars, small string trios or quartets, etc.) would
occur on the beach during a limited number of beach events throughout the year. Background noise
levels from non-amplified music and human voices during beach events are expected to be nominal
(Dudek Noise Study Addendum-Special Events-Impact Analysis update, March 21, 2008). Condition
language carried over from the approved plan would require that music or other amplified sound from
the Beach Bar not be audible offsite or on the sandy beach below the bar.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 as added to and modified by the Addendum prepared for the
proposed project.

Public Facilities

Implementation of the approved plan was not expected to adversely affect police, health care or school
services, nor was the approved plan expected to result in the need for new or altered sewer system
facilities. Unlike the approved plan, the proposed project includes construction of a new sanitary sewer
lift station on the project site. Pursuant to the Montecito Sanitary District October 2, 2008 letter in
which they confirmed the District’s ability to serve the proposed project, the applicant would be
required to provide the District with a “Dedication Agreement for Sewer facilities” to ensure
construction of the lift station, engineered plans for all required sewage collection system elements and
the appropriate connection fees prior to issuance of building permits. Construction impacts associated
with infrastructure improvements would be mitigated to less than significant levels as per the
construction impact mitigation measures included in 00-ND-003.

With implementation of an effective source reduction and recycling program the proposed project is
expected to generate approximately 186.4 tons of solid waste per year. This is slightly more
(approximately 29.9 tons/year) waste than that generated by the approved plan yet it is still below the
significance threshold of 196 tons/year. Therefore impacts from the proposed project would be roughly
the same as impacts associated with the approved plan.

Generation of waste during construction would approximate 1,487.5 tons of solid waste. Currently
there are no construction and demolition thresholds of significance, hence impacts would be less than
significant. However, thresholds are being proposed to address projects which generate over 350 tons
of solid waste during construction. Mitigation for these projects constitutes development of a Solid
Waste Management Plan (SWMP). The proposed project description includes development of a Solid
Waste Management Plan for construction which would effectively divert 98.5% of the construction

waste generated from entering County landfills. This SWMP would satisfy imminent County
requirements.
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With implementation of mitigation measures, the approved plan was expected to generate 112.9
tons/year less than the previously existing hotel. Therefore, regional cumulative solid waste impacts
were considered less than significant. With implementation of mitigation measures the proposed
project is expected to generate only 29.9 tons/year more than the approved plan. Therefore cumulative
impact levels are substantially the same.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 as added to and modified by the Addendum prepared for the
proposed project.

Recreation

The proposed project mirrors elements of the approved plan, 1.e., elimination of No Trespassing signs,
commitment to the existing lateral public access easement across Miramar beach, provision of public
access through the hotel site to the beach, coastal access signage directing the public to the beach through
the project site and encouraging public use of certain hotel facilities. The currently proposed project
differs from the approved plan insofar as it includes a request for the County to abandon the north-south
segment of Miramar Avenue to allow uninterrupted pedestrian access throughout the Miramar property.
Abandonment of Miramar Avenue would result in the elimination of existing public parking (24 spaces)
and public access provided by Miramar Avenue.

While the approved plan maintained the status quo in respect to public parking along Miramar Avenue, it
provided no public parking on site and assumed hotel use of 47 of the 48 existing public parking spaces
along South Jameson Lane. The proposed project would retain 45 of the 48 existing public parking
spaces along South Jameson Lane and would add 10 spaces on Eucalyptus Lane adjacent to the Spa
Building. The proposed project also includes 13 new parking stalls within the public right-of-way at the
northeast portion of the property, specifically dedicated to public use and not to hotel guests, which will
approximately recoup the loss of parking along Miramar Avenue resulting in no significant impact to
public parking in the area. A new recommended mitigation, included in the addendum, would require the
hotel to monitor use of the public parking spaces and provide the County with annual reports as to its
adequacy.

The proposed project includes informally rerouting public pedestrian access through the hotel site in a
curvilinear alignment just east of the existing Miramar Avenue right of way to be dedicated to the County
as a formal easement. While the proposed project commitment to allow access would mitigate for the
loss of the public right of way, recommended mitigation below would require recordation of a public
easement across the proposed new path through the site connecting to the lateral beach access to retain the
public’s right of access in perpetuity. The approved plan included an informal public pedestrian access
link to the beach along a promenade centrally located on the site. The proposed project includes a public
pedestrian access link to the beach along an existing private access easement located on the eastern
portion of the site. Recordation of a public easement as proposed across this proposed path would
improve upon the plan in that it would provide a new public pedestrian coastal access from South
Jameson Lane across the site and to the beach.

The proposed project includes development of a comprehensive signage plan that would clearly mark
public routes to the beach both from public parking areas and through the site. This program would
improve upon the approved plan.

The approved plan included a total of 12 weddings per year on the beach, lasting a total of 30 minutes and
limited to a total of 50 people each. The proposed project would include a total of 30 events (inclusive of
but not restricted to weddings), lasting a total of one hour and limited to a total of 100 people each.
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Because public lateral access across the beach, consistent with the preexisting recorded property easement
language (Recorded October 28, 1975, Book 2591, page 617), would be maintained throughout any
event, intensification of the exclusive hotel use of the private portion of the beach would have no
significant impact on public recreational use of the beach. Additionally, the proposed project improves

upon the approved plan in this regard through providing public showers and restrooms adjacent to the
boardwalk for use by the public.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required in
Negative Declaration 00-ND-003 as added to and modified by the Addendum prepared for the
proposed project.

Transportation/Circulation

The proposed project would generate substantially more construction traffic on area roadways than the
approved plan, in terms of truck trips and trips by construction workers, and would involve a more
intense hauling period with 1,000 truck trips generated over a much more concentrated time period of
12 to 21 days. As with the approved plan, impacts would be significant, however, implementation of
mitigation measures 1 and 2 in the Transportation/Circulation section of 00-ND-003 would be
adequate to reduce these impacts to less than significant levels.

Under the approved plan, the project would have added a total of 34 ADT (average daily trips) and 3
PHT (peak hour trips) to area roadways (ATE 1999) over the trips generated by the historic Miramar.
Under the proposed project, a total of 103 fewer ADT would be generated than under the approved
plan, and 6 fewer PHTs (P.M.) than under the approved plan.

In the traffic study prepared by Associated Transportation Engineers (ATE) for the approved plan, the
intersection of San Ysidro Road and North Jameson Lane was measured at a Level of Service (LOS) D
- during the A.M. peak hour, the intersection of San Ysidro Road and the U.S. Highway 101 northbound
on-ramp was measured at an LOS C, and the intersection of San Ysidro Road and the U.S. Highway
101 southbound off-ramp was measured at an LOS F. The traffic study (August 27, 2008) that was
prepared by ATE for the proposed project found that the intersection of San Ysidro Road and North
Jameson Lane was measured at a Level of Service (LOS) D during the P.M. peak hour, the intersection
of San Ysidro Road and the U.S. Highway 101 northbound on-ramp was measured at an LOS B, and
the intersection of San Ysidro Road and U.S. Highway 101 southbound off-ramp was at an LOS C. In
the ATE study for the approved plan, the LOS D for the San Ysidro Road/North Jameson Lane was
centered between 7:55 and 8:25 A.M., and was determined to be related to arrivals and departures at
the three schools present in the corridor (Howard, Crane, and Montecito Union), as well as the
commute trips which enter and exit the Montecito area in the morning. In addition, the operation of the
San Ysidro/U.S. Highway 101 Southbound Ramps was also determined to be significantly influenced
by the San Ysidro Road/North Jameson Lane intersection; during the peak A.M. period, queues of
northbound vehicles back up across the freeway bridge and block the U.S. 101 southbound off-ramp so
that vehicles wishing to turn left from the ramp are significantly delayed.

Under the approved plan, ATE determined how the average daily A.M. and P.M. peak hour trips would
be distributed on area roadways in the Montecito area based on certain percentages that are “based on
travel patterns observed in the study area [at the time of the traffic counts] as well as a consideration of
retail, employment, and recreational opportunities in the Montecito/Santa Barbara area.” ATE
determined that 45 percent of traffic traveling north along San Ysidro Road would end up getting on
the Highway 101 northbound on-ramp, 35 percent would head southbound on Highway 101, and the
remaining 20 percent would head north on San Ysidro Road.
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According to Will Robertson, (verbal discussion with P&D staff, September 16, 2008) the County’s
traffic engineer, the reduction of 6 PHTs would not result in an increase in the volume-to-capacity ratio
of an intersection over the approved plan, and therefore would not trigger a significant impact on the
intersection of San Ysidro Road/U.S. Highway 101 Southbound Offramp/Eucalyptus Lane, based on its
LOS C rating.  Therefore, the proposed project would have a less than significant impact on these
intersections as well.

Under the approved plan, 416 parking spaces were to be provided onsite plus 28 overflow spaces could
be provided on the tennis courts (for a total of 444 spaces total) for less than their anticipated peak
demand (originally the previous owner proposed to count an additional 47 public spaces along South
Jameson Lane towards their hotel use but were disallowed to do this by the Montecito Planning
Commission). Additionally, County parking ordinance required 599 parking spaces for the hotel uses,
183 spaces short (not counting the overflow parking). A modification to the County’s parking
ordinance was granted by the County for the approved plan.

Under the proposed project, 551 parking spaces would be provided onsite for hotel use plus the 28
overflow spaces that could be provided on the tennis courts. The amount of onsite parking would
exceed the anticipated peak demand for the site, however, County parking ordinance requires a total of
639 onsite parking spaces for the hotel uses (see project description), leaving them 88 spaces short.
Therefore, the applicant seeks a modification to the County’s parking ordinance for the proposed
project as well.

Given that the number of parking spaces provided onsite under the proposed project would meet their
anticipated peak demand and given that the project would be short 88spaces as opposed to 183 spaces
under the approved plan, the proposed project would have less than significant impacts on parking for
hotel uses. SR \

Under the proposed project, the County would abandon the north-south segment of Miramar Avenue.
No parcels exit to this segment of Miramar Avenue, except for the Miramar Hotel itself, however, area
residents and beachgoers travel up and down this segment to get to and from Eucalyptus Lane, the east-
west segment of Miramar Avenue, and South Jameson Lane. All of the traffic along this segment of
Miramar Avenue is anticipated to travel up and down Eucalyptus Lane and the east-west segment of
Miramar Avenue from South Jameson Lane, rather than making a loop along the north-south segment
of Miramar Avenue to get back to South Jameson Lane. Miramar Avenue carries 74 ADT on
weekdays and 107 ADT on weekends, with an average of 3 trips during the A.M. peak hour and 7 trips
during the P.M. peak hour. According to ATE (2008), these volumes are relatively low and would not
measurably affect traffic flows on Eucalyptus Lane. Therefore, diversion of traffic would have a less
than significant impact on circulation in the area.

ATE (2008) also conducted A.M. and P.M. peak turning movement counts at Eucalyptus Lane-San
Ysidro/U.S. Highway 101 southbound off-ramp-South Jameson Lane intersection. The intersection is
controlled by stop signs on the U.S. Highway 101 Southbound off-ramp and South Jameson Lane
approaches, however, the Eucalyptus Lane and San Ysidro Road approaches are uncontrolled (free
flow). ATE observed that there is some confusion with drivers exiting the off-ramp who were unsure
of who had the right-of-way. Some drivers were observed stopping at the Eucalyptus Lane approaches
which are not controlled by stop signs. The sight distance for vehicles stopped at the westbound South
Jameson Lane approach looking south on Eucalyptus Lane is also somewhat constrained. Based on
these field observations, ATE recommends that the County install all-way stop signs to eliminate
confusion. However, the proposed project is not anticipated to significantly affect this issue. Finally,
ATE determined that the proposed entrance driveway would operate at an LOS A during both morning
and afternoon peak periods with existing + project volumes. Therefore, impacts would be less than
significant.
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The proposed project would double the number of construction workers onsite, which could
significantly impact parking in the area if construction workers were allowed to park on area roadways.
However, miligation measure number 2 in the Transportation/Circulation section of the 00-ND-003
restricts construction workers from parking on public roadways. Therefore, this mitigation measure
would be adequate to bring this potentially significant impact to less than significant levels.

The proposed project would result in a larger number of truck trips and construction worker trips on
area roadways, resulting in potentially significant impacts on circulation in the area. However, no
construction traffic is proposed up or down Eucalyptus Lane. In addition, mitigation measure number
1 of the Transportation/Circulation section of the 00-ND-003 restricts construction traffic to non-peak
periods and mitigation number 2, as modified for the proposed construction route, requires traffic
control monitors whenever and wherever heavy construction equipment is traversing and/or operating
on or near South Jameson Lane, San Ysidro Road, the north-south segment of Miramar Avenue, and
Posilipo Lane. Finally, the applicant will be required to obtain a haul permit from the County Roads
Division prior to issuance of land use permits, where County Roads will require the applicant to pay for
any damages to area roads caused by construction. Therefore, with implementation of these mitigation
measures, potentially significant impacts would be reduced to less than significant levels.

Caltrans is currently planning the South Coast 101 High Occupancy Vehicle (HOV) project on
Highway 101 near the Miramar property, where Caltrans is proposing to add an HOV lane in each
direction from Sycamore Creek in the City of Santa Barbara south to 0.44 mile south of the Carpinteria
Creek Bridge in the City of Carpinteria (Chris Schaeffer, Caltrans District 5 Development Review,
pers. comm. March 21, 2008). Caltrans anticipates that most of the viable and feasible alternatives
would focus on widening the 101 “to the middle” or toward the existing median in constrained
locations. Some overpass and ramp improvements are anticipated throughout the project limits.

Construction of the proposed project is targeted for 2010 and expected to take 22 months to complete,
which is likely not going to overlap with Caltrans’ South Coast 101 High Occupancy Vehicle (HOV)
project. In addition, because Caltrans’ project would not likely affect South Jameson or the Miramar
property itself, encroachment into the road right-of-way for South Jameson Lane is not anticipated to
affect the Caltrans project or County roads. Finally, the proposed project is not anticipated to
significantly impact the Highway 101 off-ramps or on-ramps to San Ysidro Road, however, Caltrans’
potential improvements to the overpass and ramps would improve site conditions. Therefore, the
proposed project is not anticipated to have a considerable contribution to these new cumulative impacts
on transportation/circulation.

Water Resources/Flooding

The approved plan had a service commitment from the Montecito Water District. The approved plan also
proposed use of an existing on site well to satisfy the project’s water needs for irrigation and laundry
(total demand of 13.7 acre feet per year). 00-ND-003 found no significant impacts associated with water
use by the approved plan on groundwater resources.

The currently proposed project also has a commitment for service from the Montecito Water District
(certification of water service availability dated May 10, 2007 and subsequent District Water Service
letter dated July 29, 2008) which anticipates total water usage by the project at approximately 45 acre feet
per year (AFY) excluding water for landscape irrigation. The District’s commitment to serve on the basis
that the Miramar has five existing water meters and is an existing customer, along with the fact that the
district has adequate resources to serve existing customers including excess water available for purchase
in the market (Tom Mosby, Montecito Water District Manager, August 6 and August 28, 2008),
constitutes the basis for a determination of no significant impacts to groundwater. No construction or use
of a water well would occur under the proposed project.
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The MWD has the ability to serve all its water customers as documented by the General Manager Tom
Mosby for both short and long-term needs (letter dated July 30, 2008). District water supply is taken
from 5 sources: Cachuma Lake, Jameson Lake, Doulton Tunnel, District groundwater basin, and
District allocation from the State Water Project. While there is recent concern regarding the District’s
water demand and supply imbalance (refer to the PowerPoint slides contained in the July 30, 2008
letter and District Ordinance 89 which contains findings identifying the current imbalance), the District
is committed to serving all its existing customers._In response to the current water supply/demand
imbalance, the Montecito Water District Board acted to approve Ordinance 90 and Resolution 2047
(adopted water rates and service) at their August 20, 2008 meeting. The Ordinance and Resolution
establish proven conservation efforts in the form of new classification definitions and a conservation
rate structure which would address the current water supply and demand imbalance by establishing an
increased rate structure for customers using more than their base allotments.

In their letter dated July 29, 2008, the MWD provided the rationale they used to estimate water usage
from the proposed project at 45 AFY. The District also confirmed that while the base allotment to the
Miramar would be 45 AFY, the Miramar, like any other customer, could use in excess of the base
allotment for an increased cost. In their letter dated July 29, 2008, the Caruso team confirmed that they
accepted the base allotment and that their projections showed that the project would use a total of 51.3
AFY for all hotel needs including landscaping. The Caruso team subsequently provided a second letter
dated August 20, 2008 which further substantiates the project’s proposed water demand.

The District’s commitment to serve on the basis that the Miramar has five existing water meters and is an
existing customer, along with the fact that the district has adequate resources to serve existing customers
including excess water available for purchase in the market (Tom Mosby, Montecito Water District
Manager, August 6 and August 28, 2008), constitutes the basis for a determination of no significant
impacts to groundwater. Further, the proposed project would neither result i new significant-
environmental effects on groundwater resources nor a substantial increase in the severity of effects over
and above the approved Schrager plan.

The project site overlies a perched groundwater table. Under the approved plan, mitigation included
development and implementation of a comprehensive drainage plan which included dewatering
provisions during construction and the use of subdrains for any structure that was to be completed at an
elevation below existing ground surface. Under the proposed project, previously adopted mitigation
would apply and impaets associated with development in shallow groundwater would be reduced to /Jess
than significant levels.

The proposed project includes a drainage plan comprising both surface flow and subsurface drainage
infrastructure that ultimately directs surface water runoff to two discharge points on the site: one at the
eastern end of the property, where drainage would be directed into Oak Creek, and the other point at an
existing 21-inch reinforced concrete pipe (rcp) under the UPRR tracks (near the railroad crossing)
where drainage is directed to the beach. County Flood Control has assessed and on a preliminary basis
accepted the proposed drainage plan. Adopted mitigation would ensure Flood Control review and
approval of a final drainage plan resulting in less than significant impacts similar to the approved plan.

The proposed project includes development in the floodplain of Oak Creek. Craig A. Steward, P.E.,
CFM of Penfield and Smith prepared a report dated March 7, 2008 analyzing whether the project meets
standard floodplain safety requirements and also providing information regarding potential impacts on
adjacent and downstream properties. This report has been reviewed by County Flood Control and
accepted as adequate (Tom Fayram, March 14, 2008). Conclusions of the report include:

e In the post-project condition, for flows less than or equal to the 100-year event in Oak Creek, there
will be no increase in flow rate compared to the pre-project condition for adjacent property due to
the Miramar Project.
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e In the post-project condition upstream of the Union Pacific Railroad (UPRR), for flows less than
or equal to the 100-year event in Oak Creek, there will be no change in water surface elevation
compared to the pre-project condition for adjacent property due to the Miramar Project,

e In the post-project condition, for flows less than or equal to the 100-year event in Oak Creek, there
will be no change in flow velocity for property downstream of the UPRR.

e In the post-project condition, for flows less than or equal to the 100-year event in Oak Creek, there
will not be a significant change in flow velocity for property upstream of the UPRR because the
greatest estimated increases in post-project flow velocity will be significantly less than the
applicable industry standard (change of greater than five feet per second).

e In the post-project condition the peak flow rate downstream of the UPRR is estimated to increase
from 3,510 cfs to 3,600 cfs during the most extreme storm conditions equivalent to concurrent
100-year flooding in Oak Creek and San Ysidro Creek. The resulting maximum increase in
average flood depth in this area would be about % of an inch, which is significantly less than the
applicable threshold of significance (one foot).

In sum, impacts associated with proposed project development in the floodplain would be less than
significant.

The approved plan proposed no changes to the existing seawall and boardwalk. The proposed project
would repair the existing seawall and boardwalk in situ. The applicant submitted a “Wave Runup &
Coastal Hazard Analysis, Miramar Hotel and Bungalows Site, Montecito, Santa Barbara County”
November 2007, by GeoSoils Inc. and updated March 13, 2008 (GeoSoils 2008). That study indicates the
finished floor elevation of Oceanfront building 03, which is located to the east of the existing seawall and
behind a bulkhead, would be set at two feet above the adjacent grade to elevation +19.1 feet. The Wave
Runup and Coastal Hazard Study calculates the 100 Year recurrence interval wave overtopping to
conservatively be 1.5 feet of water at the bulkhead, not at the building; the study assumes that the lawn
areas will dissipate the water efficiently enough to reduce any impacts associated with wave run up to less
than significant. Because there is some potential for the rare coincidence of very high tides and high
waves overtopping the bulkhead reaching the finished floor elevation of the building, the project would
include floor shields, which while not required by FEMA, are considered a best management practice.

Therefore, with implementation of floor shields impacts from wave action on Oceanfront buildings would
be less than significant.

Finally, the proposed project includes Best Management Practices designed to fulfill the storm water
quality mandates of the NPDES General Permit for new projects in Santa Barbara County. This general
permit was not in effect at the time the approved plan was assessed. Proposed project elements designed
to address NPDES mandates include the significant use of covered underground parking, landscape areas,
micro detention and infiltration prior to entry into storm drains, appropriate design of maintenance bays
and docks, and the use of covered and controlled trash enclosures. Treatment for storm water runoff from
vehicular road surfaces includes a combination of bioretention, infiltration, and/or cartridge-type water
quality inlets. Methods to be employed to obviate contamination of groundwater from application of
chemicals during landscape maintenance include natural fertilization methods, controlled irrigation and
water quality control. The County Water Agency has preliminarily approved these proposed project
components and with the Water Agency’s continued oversight and the standard required submittal of a
storm water pollution prevention plan (SWPPP), water quality impacts associated with the project would
be less than significant. Short term impacts to water quality associated with construction are mitigated to
less than significant levels by the imposition of standard mitigations.

As with the approved plan, the proposed project’s residual impact and contribution to cumulative
impacts would be less than significant with implementation of mitigation measures required 1n
Negative Declaration 00-ND-003 as added to and modified by the Addendum prepared for the
proposed project.
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The Addendum addressed the following issue areas:
Aesthetics/Visual

Air Quality

Biological Resources

Cultural Resources

Energy

Fire Protection

Geologic Processes

Hazardous Materials/Risk of Upset
Land Use

Noise

Public Facilities

Recreation

Transportation & Circulation
Water Resources
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The addendum addressed minor changes and revisions which did not identify any of the conditions
described in CEQA Guidelines Section 15162.

1.2 FINDINGS FOR THE SUBSEQUENT EIR

The findings for the Subsequent Environmental Impact Report (SEIR) prepared for the proposed
project are detailed below pursuant to Public Resources Code Section 21081 and the California
Environmental Quality Act Guidelines Sections 15090 and 15091.

1.2.1. Consideration of the EIR

The Final Subsequent Environmental Impact Report (SEIR), 08EIR-00000-00003, to Negative
Declaration 00-ND-003 was presented to the Montecito Planning Commission and all voting members
of the Montecito Planning Commission have reviewed and considered the SEIR, 08EIR-00000-00003,
and its appendices, , prior to approving this proposal. In addition, all voting Commissioners have
reviewed and considered testimony and additional information presented at or prior to public hearing[s]
on the Miramar Beach Resort and Bungalows Project. The SEIR reflects the independent judgment of
the Montecito Planning Commission and is adequate for this proposal.

1.2.2  Full Disclosure

The Montecito Planning Commission finds and certifies that the Final SEIR, , constitute a complete,
accurate, adequate and good faith effort at full disclosure under CEQA. The Montecito Planning
Commission further finds and certifies the Final SEIR has been completed in compliance with CEQA.

1.2.3. Findings that Certain Unavoidable Impacts are Mitigated to the Maximum Extent Feasible

The Final Subsequent Environmental Impact Report on the Miramar Beach Resort and Bungalows
project identifies project-specific and cumulative environmental impacts on historic resources which
cannot be fully mitigated and are therefore considered unavoidable. To the extent the impacts remain
significant and unavoidable, such impacts are acceptable when weighed against the overriding social,
economic, legal, technical, and other considerations set forth in the Statement of Overriding
Considerations included herein. These "Class I" impacts identified by the Final SEIR are discussed
below, along with the appropriate findings as per CEQA Section 15091:
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All of the existing cottages (except for Matilija), several storage and maintenance buildings, and the
Poolside Rooms have been determined to be locally historically significant structures at the Miramar;
additionally, the Poolside Rooms are eligible to be a Santa Barbara County Historic Landmark and are
eligible to be included on the California Register of Historic Resources and on the National Register of
Historic Places. The “Miramar” neon roof sign, neon pole sign, and sandstone caps that previously
existed at the Miramar during its operation are also considered locally historically significant features.
Under the proposed project, all existing historically significant buildings or features would be
demolished and currently, there are no plans to display the “Miramar” neon sign, neon pole sign, or
sandstone caps. A Structural Conditions Report was recently prepared for the cottages and out
buildings on the Miramar property by Holmes Culley (March 19, 2007), which determined that these
buildings would either be structurally completely unsalvageable due to extensive water damage,
weathering, and other forms of decay, or would need to have their exteriors completely replaced due to
termite and severe mold issues. Based on the Holmes Culley report, repair of these historically
significant buildings onsite would not be feasible without completely destroying the character-defining
features that determine their historical significance (i.e., shingles, clapboard, skirting boards rafter tails,
gable vents, and any remaining multi-paned windows). In addition, the Poolside Rooms were studied
by Holmes Culley in a report dated April 15, 2008. While these buildings are determined to have the
highest potential for reuse, regardless, due to the dry rot found, an increased amount of work would be
required to rebuild the structures. Also a future investigation of the existing concrete foundations

would be required. Mike Zimmer, County Building Official has reviewed the Holmes Culley reports
and concurs with their conclusions.

New mitigation measure HIST-1 (contained in the SEIR) would ensure that each historical structure
will be completely documented following the Secretary of the Interior’s HABS (Historic American
Buildings Survey)/HAER (Historic American Engineering Record) procedures and methods, however,
under the proposed project, there are no other known feasible mitigation measures to preserve the
character-defining features of the buildings and demolition of all of the existing historically significant
structures would be a permanent loss to the historic resource. Therefore, impacts would be considered
a Class 1, significant and unmitigable project-specific impact.

Due to the fact that the Miramar Hotel was the first tourist resort established in Montecito, the first
cottage style resort, and the first resort to be close to and oriented towards the ocean, the loss of the
historically significant cottages, and out buildings at the Miramar would also be a considerable
contribution to cumulative impacts on historic resources in the community. In addition, because the
Poolside Rooms is one of the only intact commercial works of noted architect Lutah Maria Riggs, the
loss of these structures would also be a considerable contribution to cumulative impacts on historic
resources. Even with documentation, the loss of these structures would be permanent and unmitigable
under the proposed project.

Regarding the “Miramar” neon roof sign, neon pole sign, and sandstone caps, implementation of the
mitigation measures contained in 00-ND-003 for the treatment of these features are still feasible and shall
be implemented for the proposed project. Therefore, impacts on these historically significant resources
would remain Class II, significant but mitigable.

At the July 16, 2008 MPC hearing, both the Coastal Law Group (letter dated July 15, 2008), and
Kellem de Forrest on behalf of the Pearl Chase Society raised concerns regarding the potential loss of
historic structures and questioned feasible mitigation and the adequacy of alternatives analysis.
Specifically, the commenters proposed that an historic Miramar cottage be restored or replicated and
that such a cottage be established for a museum commemorating the old Miramar hotel. The proposed
Final SEIR, Section 7.2, contains Alternative 1 — replacement of historically significant features of
existing cottages and out buildings, and the repair of the poolside rooms. Pages 57-58, identify the
infeasibility of the alternative and conclude:

n
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The impacts of Altemmative 1 were briefly reviewed in order to compare the potential impacts of
Alternative 1 to the Modified Project. Due to the fact that it is infeasible to repair the character-
defining features that define the historical significance of the cottages and out buildings and due to
the need to use mainly non original, historic materials Alternative 1 would mainly rely on
rebuilding and documentation, not on preservation. Under CEQA, storage and display of some
historical materials and documentation on their own are not considered sufficient to fully mitigate
significant impacts. Since Alternative 1 would also involve rebuilding units in the relevant
historical style (duplication) and would include limited reuse of historical materials impacts would
be reduced, however the impacts would still remain Class I.

Even if the applicant were to redesign the proposed project to preserve one cottage relocated onsite, the
inability to repair the character-defining features and therefore reliance only on replication, would still
result in a Class I impact to historic resources as noted above. The purpose of a project alternative is to
reduce anticipated project impact levels. While both commenters propose this project change to include
retention of one or more historically significant structures onsite, neither commenter acknowledges that
the impact classification would therefore remain unchanged, Class I significant and unavoidable.

Regarding the adequacy of alternatives analysis, the comment raised concern that the County analysis
of Alternative 2 — relocation of historically significant structures — was inadequate because it failed to
“evaluate any potentially viable relocation sites or otherwise explain attempts that were made to
identify available sites”. While the SEIR discloses that there are no known sites, the County has in the
past worked in partnership with a developer to relocate historically significant structures to an off-site
location. For example, the Santa Claus statue (an historical example of vernacular roadside
architecture) was offered for relocation to the community as part of the developer’s permit approval
and ultimately found a home in Ventura County, just outside the City of Oxnard. Similarly, Condition
No. 85 was added to the project at the request of the MPC to include the opportunity for possible
relocation of the structure(s), pursuant to the language listed below:

85. Prior to removal, photo documentation of the cottages, poolside rooms and associated buildings
“in situ’ shall occur pursuant to the County’s standards as outlined in Condition No. 32. The
owner shall make available for 90 days from the date of final discretionary approval of the project,
any cottage(s) or the poolside rooms for removal and relocation to any individual or organization
proposing to rehabilitate said structure. All costs and liability for transportation and removal,
including any necessary permits shall be the sole responsibility to the individual or organization
seeking relocation and reuse of the structure(s). Notice of availability of structures shall be
provided in local newspaper, notice on site and other public outreach efforts to the community by
the applicant. The applicant shall document such effort with the County prior to the approval of
the follow-on Land Use Permit.

With incorporation of this mitigation measure, the resulting impacts to historic resources would
continue to be Class 1, significant and unavoidable.

1.2.4. Finding that Mitigation of Certain Impacts is Within the Responsibility and Jurisdiction
of Another Public Agency

There is no other public agency with responsibility or jurisdiction over mitigating impacts associated
with the Miramar Beach Resort and Bungalows project.

1.2.5. Findings that Identified Project Alternatives Are Not Feasible

The Final SEIR, 08EIR-00000-00003, prepared for the project evaluated three alternatives to the
proposed project as follows: (1) the No Action Alternative (continued vacancy of the lot and
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degradation of on site facilities or construction of the approved Schrager Plan), (2) Alternative 1 -
Replacement of Historically Significant Features on Existing Cottages and “Out Buildings™ and Repair
of the Poolside Rooms, and (3) Aliernative 2 - Relocation of Historically Significant Structures. Of
these alternatives, the only one that was determined to be feasible was the No Action Alternative,
however, it was determined to have Class I impacts on historic resources as well. Under the no project
alternative, either the site could remain vacant and abandoned or the existing entitlements could be
exercised. In the event that the site were to remain vacant and abandoned, all buildings on site would
continue their ongoing degradation to the point of collapse, posing both an attractive nuisance and a
health and safety hazard. Continued degradation of the historic structures would cause irreparable
damage to the historic structures resulting in Class I impacts to the resources. Alternatively, because the
Schrager Plan may proceed under its existing permits, it is reasonable to expect that if this proposed
revised plan were not approved at least some of the approved development would be constructed. Repair
of the existing cottages and “out-buildings” was proposed at the time of the Schrager approval, and was
feasible in 2000. However, repair of these structures is no longer feasible due to the fact that the
character-defining features that define the historical significance of the buildings would be completely
destroyed in order to ensure that the buildings are structurally sound and safe. In addition, under the
approved plan, the historically significant Poolside Rooms were slated for demolition. Therefore, impacts

on historic resources would be considered significant and unmitigable (Class I) under the No Project
Alternative.

With the infeasibility of repairing the character-defining features that define the historical significance of
the cottages and out buildings onsite, replacement of the character-defining features on these buildings
would be the next priority according to the Secretary of Interior’s Guidelines for Rehabilitation. Under
Alternative 1, the cottages and out buildings would be either completely replaced or the exteriors would
be completely replaced as recommended by the applicant’s structural engineer, Holmes Culley and the
_character-defining features that define the historical significance of the buildings could be replaced with
materials that match the old design, while maintaining a compatible size and shape of each building.

Under this alternative, repairs to the Poolside Rooms would also be implemented, assuming the building
is in adequate structural condition. If repairs are not possible, then the character-defining features could
be replaced while maintaining a compatible size and shape of the buildings.

Under this alternative, all of the other proposed new buildings on the property (e.g., Main Building,
Ballroom, spa, Beach and Tennis Club etc.) would need to be redesigned with a style that would be
differentiated from the old style, but that would be compatible with the massing, size, scale, and
architectural features of the historically significant buildings pursuant to the Secretary of Interior’s
Standards for Rehabilitation.

Impacts on these historical structures could not be reduced to significant, but mitigable impacts, Class
II. This is due to the fact that it is infeasible to repair the character-defining features that define the
historical significance of the cottages and out buildings and due to the need to use mainly non original,
historic materials. Alternative 1 would mainly tely on rebuilding and documentation, not on
preservation. Under CEQA, storage and display of some historical materials and documentation on
their own are not considered sufficient to fully mitigate significant impacts. Since Alternative 1 would
also involve rebuilding units in the relevant historical style and would include limited use of historical
materials on the reconstructed buildings, impacts on these historical structures from Alternative 1
would not be reduced to significant, but mitigable impacts, Class II. While the impacts could be
mitigated to Class IT under Alternative 1, the loss of most of the actual buildings would still be a
substantial historical loss.

Alternative 2 would involve relocation of the historically significant cottages, out buildings, and Poolside
Rooms, and replacement of their character-defining features. Currently, however, a potential alternate
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site for these buildings is unknown. Therefore, this alternative is determined to be infeasible and was
rejected from further consideration.

1.2.6. Statement of Overriding Considerations

The Final SEIR for the Miramar Beach Resort and Bungalows project identifies project-specific and
cumulative impacts to historic resources as significant environmental impacts which are considered
unavoidable. The proposed project and the No Action Alternative (continued vacancy of the site and
degradation of site facilities or construction of the Schrager Plan), would both result in Class I impacts
on historic resources and there are no other feasible alternatives to further minimize impacts on historic
resources, other than the no build alternative. However, under the no build alternative, the site would
lay vacant and the public would not benefit from access across the site as the site would likely remain
fenced for security reasons. The Montecito Planning Commission therefore makes the following
Statement of Overriding Considerations which warrant approval of the project notwithstanding that all
identified impacts are not fully mitigated. Pursuant to CEQA Guidelines Sections 15043, 15092 and
15093, any remaining significant effects on the environment are acceptable due to these overriding
considerations:

The proposed project would provide benefits such as:

Redevelopment of the Miramar Hotel for visitor serving commercial use in Montecito.

Replacement of what is currently a blighted area in the Montecito community;

Generation of transient occupancy taxes.

Provision of four new affordable housing units in the Montecito Community Plan area;

Improved public access to the beach through the creation of 68 public parking spaces;

Improved public access by providing dedicated public access paths through the property to the

beach;

e Beautiful landscaping along South Jameson Lane and throughout the property that would
significantly improve the environment in the neighborhood;

e Increase in the amount of permeable surfaces on the property which would reduce storm water
runoff to Oak Creek;

o Improved safety around the railroad tracks by improving the road which crosses the tracks, and
by improving the pedestrian crossing;

e Better care for existing trees that have been largely abandoned while adding significant amounts
of new trees thereby creating a more pleasant environment for guests and the surrounding
neighborhood;

High-quality architecture that would fit will well with the surrounding community;

Restoration of the Miramar Beach and Tennis Club for its members and provide more
membership opportunities for the community;

New meeting and ballroom facilities available for use by hotel guests and the community;
Small boutique retail shops for uses by hotel guests and the community;

Underground parking that significantly improves the environment of the site by creating more
open space; and

e New restaurants for the surrounding community to use.

The County hereby finds that each of the reasons stated above constitutes a separate and independent
basis of justification for the Statement of Overriding Considerations, and each is able to independently
support the Statement of Overriding Considerations and override the unavoidable environmental
effects of the Project. In addition, each reason is independently supported by substantial evidence
contained in the administrative record.
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1.2.7. Environmental Reporting and Monitoring Program

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

1.2.8. 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, Dianne Black, of
Planning and Development located at 123 E. Anapamu St., Santa Barbara, CA 93101. The documents
are also online at http://sbcountyplanning.org/projects/07DVP-00017/index.cfm.

2.0 ADMINISTRATIVE FINDINGS

2.1 Development Plan Findings (07RVP-00000-00009)

2.1.1 Findings for all Preliminary or Final Development Plans

Pursuant to Section 35-174.7 of Article II, Coastal Zoning Ordinance, prior to the approval or
conditional approval of an application for a Revised Development Plan the review authority shall first
make the following findings:

2.1.1.1 That the site for the project is adequate in size, shape, location, and physical
characteristics to accommodate the density and level of development proposed.

As discussed in Sections 7.2 and 7.3 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the 15.99 acre property is
of adequate size, shape, location, and topography to adequately accommodate the scale of the proposed
project. During the August 28, 2008 Montecito Planning Commission hearing, the MPC determined
that it was appropriate to include lots 6 and 11 in the project area calculations for the Development
Plan thus bringing the overall project site area to 15.99 acres. Therefore, the project is adequate in size,
shape, location, and physical characteristics to accommodate the density and level of development
proposed and this finding can be made.

2.1.1.2 That adverse impacts are mitigated to the maximum extent feasible.

As discussed in Section 7.1 of the staff report dated July 3, 2008 for the proposed project_and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, adverse impacts
anticipated to all issue areas except for historic resources have been mitigated to less than significant
levels (Class Il impacts).

The proposed project has a commitment for service from the Montecito Water District (District Water
Service letter dated July 29, 2008) which anticipates total water usage by the project at approximately 45
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acre feet per year (AFY) excluding water for landscape irrigation. The District’s commitment to serve on
the basis that the Miramar has five existing water meters and is an existing customer, along with the fact
that the district has adequate resources to serve existing customers including excess water available for
purchase in the market, constitutes the basis for a determination of less than significant impacts related to
water resources.

The MWD has the ability to serve all its water customers as documented by the General Manager Tom
Mosby for both short and long-term needs (letter dated July 30, 2008). District water supply is taken
from 5 sources; Cachuma Lake, Jameson Lake, Doulton Tunnel, District groundwater basin, and
District allocation from the State Water Project. While there is recent concern regarding the District’s
water demand and supply imbalance (refer to the PowerPoint slides contained in the July 30, 2008
letter and District Ordinance 89 which contains findings identifying the current imbalance), the District
is committed to serving all its existing customers._In response to the current water supply/demand
imbalance, the Montecito Water District Board acted to approve Ordinance 90 and Resolution 2047
(adopted water rates and service) at their August 20, 2008 meeting. The Ordinance and Resolution
establish new classification definitions and a conservation rate structure which would address the
current water supply and demand imbalance by establishing an increased rate for customers using more
than their base allotments.

In their letter dated July 29, 2008, the MWD provided the rationale they used to estimate water usage
from the proposed project at 45 AFY. The District also confirmed that while the base allotment to the
Miramar would be 45 AFY, the Miramar, like any other customer, could use in excess of the base
allotment for an increased cost. In their letter dated July 29, 2008, the Caruso team confirmed that they
accepted the base allotment and that their projections showed that the project would use a total of 51.3
AFY for all hotel needs including landscaping. The Caruso team subsequently provided a second letter
dated August 20, 2008 which further substantiates the project’s proposed water demand.

The District’s commitment to serve on the basis that the Miramar has five existing water meters and is an
existing customer, along with the fact that the district has adequate resources to serve existing customers
including excess water available for purchase in the market (Tom Mosby, Montecito Water District
Manager, August 6 and August 28, 2008), constitutes the basis for a determination of no significant
impacts to groundwater. Further, the proposed project would neither result in new significant
environmental effects on groundwater resources nor a substantial increase in the severity of effects over
and above the approved Schrager plan.

With respect to Land Use conflicts related to Montecito Community Plan Policy LUC-M-1.6, the MPC
directed the applicant to undergo further Montecito Board of Architectural Review (MBAR) with specific
direction for the MBAR to ensure the proposed project to be consistent with the definition of “Cottage
Type Hotel” established by the MPC. Because the proposed project includes small cottages and the
MBAR would ensure the appropriateness of the proposed architecture, including colors, style and
materials, in relation to the specific direction given by the MPC, the project can be found consistent with
the “Cottage Type Hotel” tradition.

Project-specific and cumulative impacts on historic resources would be adverse, unavoidable, and
cannot be fully mitigated (Class I impact). Statements of Overriding Consideration are required for
these impacts and are made in Section 1.0 CEQA Findings above. Therefore, this finding can be made.

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

As discussed in Section 7.2 of the staff report dated July 3, 2008 for the proposed project_and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
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August 28, 2008 and October 8, 2008, and incorporated herein by reference, the nearby streets and
highways are of an adequate capacity and design to accept the traffic anticipated to be generated by the
proposed project and the proposed project would not adversely affect the capacity of the nearby
roadways and intersections. Specifically, South Jameson Lane has adequate capacity to host the 58
angled public parking spaces in addition to two 12-foot travel lanes (one traveling east and one
traveling west) within the existing right-of-way. Therefore, this finding can be made.

2.1.1.4 That there are adequate public services, including but not limited to fire protection, water
supply, sewage disposal, and police protection to serve the project.

As discussed in Section 7.2 of the staff report dated July 3, 2008 for the proposed project and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, there are adequate public
services for the proposed project including fire protection, water supply, sewage disposal, and police
protection.

The proposed project includes construction of a new sanitary sewer lift station on the project site.
Pursuant to the Montecito Sanitary District October 2, 2008 letter in which they confirmed the
District’s ability to serve the proposed project, the applicant would be required to provide the District
with a “Dedication Agreement for Sewer facilities” to ensure construction of the lift station, engineered
plans for all required sewage collection system elements and the appropriate connection fees prior to
issuance of building permits. Construction impacts associated with infrastructure improvements would

be mitigated to less than significant levels as per the construction impact mitigation measures included
in 00-ND-003.

The MWD has the ability to serve all its water customers as documented by the General Manager Tom
Mosby for both short and long-term needs (letter dated July 30, 2008). District water supply is taken
from 5 sources: Cachuma Lake, Jameson Lake, Doulton Tunnel, District groundwater basin, and
District allocation from the State Water Project. While there is recent concern regarding the District’s
water demand and supply imbalance (refer to the PowerPoint slides contained in the July 30, 2008
letter and District Ordinance 89 which contains findings identifying the current imbalance), the District
is committed to serving all its existing customers. In response to the current water supply/demand
imbalance, the Montecito Water District Board acted to approve Ordinance 90 and Resolution 2047
(adopted water rates and service) at their August 20, 2008 meeting. The Ordinance and Resolution
establish new classification definitions and a conservation rate structure which would address the
current water supply and demand imbalance by establishing an increased rate for customers using more
than their base allotments.

In their letter dated July 29, 2008, the MWD provided the rationale they used to estimate water usage
from the proposed project at 45 AFY. The District also confirmed that while the base allotment to the
Miramar would be 45 AFY, the Miramar, like any other customer, could use in excess of the base
allotment for an increased cost. In their letter dated July 29, 2008, the Caruso team confirmed that they
accepted the base allotment and that their projections showed that the project would use a total of 51.3
AFY for all hotel needs including landscaping. The Caruso team subsequently provided a second letter
dated August 20, 2008 which further substantiates the project’s proposed water demand.

The District’s commitment to serve on the basis that the Miramar has five existing water meters and is an
existing customer, along with the fact that the district has adequate resources to serve existing customers
including excess water available for purchase in the market (Tom Mosby, Montecito Water District
Manager, August 6 and August 28, 2008), constitutes the basis for a determination of no significant
impacts to groundwater. Further, the proposed project would neither result in new significant
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environmental effects on groundwater resources nor a substantial increase in the severity of effects over
and above the approved Schrager plan.

During the August 6, 2008 hearing, Montecito Water District Manager, Tom Mosby testified that the
existing fire hydrants surrounding the Miramar property were tested and determined to have adequate
pressure (greater than 1,500 psi) to serve fire fighting operations. Therefore, this finding can be made.

2.1.1.5 That the project will not be detrimental to the health, safety, comfort, convenience, and
general welfare of the neighborhood and will not be incompatible with the surrounding
area.

As discussed in Sections 7.1 and 7.2 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, Addendum as revised and in the SEIR, incorporated herein by
reference, with implementation of mitigation measures the proposed project would not have a
significant impact on health and safety, comfort, convenience, or general welfare of the neighborhood,
including flood risk, air quality, noise, and traffic impacts, risk of injury due to proximity to the
railroad tracks etc.

Specific to visual character, the Negative Declaration for the Schrager Plan (00-ND-003), identified
impacts that remain relevant to the site today and the project changes proposed under the Caruso Plan
(proposed project). Overall, the approved plan would have added bulk to the South Jameson Lane
frontage, which would have resulted in a significant change to the visual character of this portion of the
roadway. This would have had the effect of making the approved plan appear to be a more intensive
use of the site than it is today. Within the site, the appearance of the hotel grounds would have been
improved with the removal of much of the existing asphalt and substantial new landscaping.

To address these impacts, the approved plan included the following measures to mitigate potential
aesthetic impacts to a less than significant level and ensure consistency with Montecito Community
Plan (MCP) policies: 1) landscaping shall be compatible with the character of the surroundings and the
architectural style of development on the site and shall be maintained throughout the life of the project;
2) the approved plan included mitigation requiring the applicant to provide landscape and maintenance
performance securities; and 3) the design, scale, and character of the approved project architecture and
landscaping shall be compatible with development in the vicinity and the applicant shall submit the
Landscape Plan and final architectural drawings of the approved project for review and approval by the
Montecito Board of Architectural Review.

As with the approved project, the proposed project includes building mass along South Jameson Lane
and allows some limited views into the site as shown in the project elevation on Sheet A5.50 of the site
plans (contained in Appendix F of the draft Final Subsequent Environmental Impact Report dated July
3, 2008 and incorporated herein by reference). Refer to Attachment 1 in the Proposed Final SEIR for
photographs of the proposed project’s story poles (staking and flagging of the highest ridgelines) from
December 14 to 17, 2007. Of note is the Montecito Board of Architectural Review’s positive
comments during their December 17, 2007 conceptual review of the project. While retaining the
proposed underground parking lot, the applicant revised the height of the Main Building along the
frontage and modified the sound wall and landscaping plan in response to the Montecito Planning
Commission’s Concept Review on January 16, 2008 for increased articulation. Specifically, the Main
Building was reduced by 3.5 feet. The overall height of the Main Building was further reduced by an
additional 4 feet as shown in the project plans approved at the October 8, 2008 MPC hearing and all
building elements which front Jameson Lane are one story in height. Also, in response to comments
made by the MPC during the August 6, 2008 hearing, the Ballroom Building was relocated out of the
front yard setback. Additionally, the solid 10-foot high sound wall running along the front property line
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was broken into two segments, allowing for a 9 -foot high landscape berm with associated landscape
trees and shrubs. These proposed project changes would soften the views of the resort frontage as
viewed along South Jameson Lane and Highway 101.

The Miramar hotel is bounded on the south by the Pacific Ocean, on the north by Highway 101, on the
west by the All Saints Church and on the east by Oak Creek and residences. In response to comments
made by the MPC during the August 6, 2008 MPC hearing, the two-story building (formerly Building
No. 43) adjacent to All Saints by the Sea Church was lowered to one story in height and the setback
for all buildings along the western property line was increased from 10 feet to 15 feet. The proposed
Ocean Front guestrooms are two stories and attached. The size, bulk and scale of these buildings are
consistent with existing, tightly organized residential development on Miramar Beach. The proposed
guest cottages arrayed along the north side of the east west segment of Miramar Avenue are all one-story
reflecting the size, bulk and scale of the residential structures arrayed along the south side of the east west
segment of Miramar Avenue. Finally, the proposed spa building, which is located on the northwest
corner of the site, has been reduced to a one-story building to better reflect the size, bulk and scale of the
residences it faces across Eucalyptus Lane.

While the approved plan scope has changed through the elements listed above, the impacts to visual
character and South Jameson Lane frontage massing previously assessed would remain essentially the
same as identified in 00-ND-003. With these changes under the proposed project description, the
previous 3 mitigation measures of the approved project remain applicable to ensure the proposed
project will be compatible with the surrounding area and that the project would be consistent with the
visual resource protection policies of the Coastal Land Use Plan and Montecito Community Plan.
Therefore, this finding can be made.

2.1.1.6 That the project is in conformanceﬂv&ith 1) the Comprehensive Plan, including the Coastal
Land Use Plan, and 2) with the applicable provisions of this Article and/or the project
falls within the limited exception allowed under Section 35-161.7.

As discussed in Sections 7.2 and 7.3 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the proposed project
would be consistent with the policies of the County’s Comprehensive Plan, including the Coastal Land
Use Plan and Montecito Community Plan, and would be in conformance with the provisions of Article
II, except where modifications would be required for height limits, parking standards, and setbacks.
Findings for the modifications are discussed in Section 2.3 below. The project does not fall within the

limited exception allowed under Section 35-161.7 for nonconforming industrial uses. Therefore, this
finding can be made.

2.1.1.7 That in designated rural areas the use is compatible with and subordinate to the scenig,
agricultural, and rural character of the area.

The proposed project is designated as an urban area, therefore, this finding does not apply.

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

As discussed in Section 7.2 of the staff report dated July 3, 2008 for the proposed project and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the public retains a lateral
access easement across the Miramar property on the beach at least 20 feet from the water line at all
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times (except for when the water has reached the edge of the boardwalk). Although the Miramar Hotel
would have use of the area of sand between the boardwalk and the water, at no time would any hotel
activity be allowed to interfere with public use of this 20-foot easement. In addition, Condition of
Approval No. 50 would require recordation of a public easement across the proposed new fire lane
through the site and a public easement down the existing access road connecting to the lateral beach
access. Therefore, the proposed project would not conflict with this lateral easement and this finding
can be made.

2.1.1.9 Additional findings, identified in Division 15, Section 35-215 (Montecito Community Plan
Overlay District), are required for those parcels identified with the MON overlay zone.

Additional findings required for Development Plans in the Montecito Community Plan Overlay
District are made below in Section 2.4. Therefore, this finding can be made.

2.1.2 Additional Findings Required for Final Development Plans

2.1.2.1 The Final Development Plan is in substantial conformity with any approved Preliminary
or Revised Preliminary Development Plan. If the Final Development Plan is under the
jurisdiction of the Director, and the Director cannot find that the Final Development Plan
is in substantial conformity with the Preliminary Development Plan, then the Director
shall refer the Final Development Plan to the decision-maker that approved the
Preliminary Development Plan.

The proposed project is to revise a Final Development Plan. Therefore, this finding does not apply.

2.1.3 Additional Findings Required for Preliminary or Final Development Plans for Sites
Zoned C-V (Visitor Serving Commercial)

2.1.3.1 In addition to the findings for Development Plans set forth in Section 35-174.7
(Development Plans), no Preliminary or Final Development Plan shall be approved for
property zoned or to be rezoned to Resort/Visitor Serving Commercial unless the
Planning Commission also makes the following findings:

2.1.3.2 For development in rural areas as designated on the Coastal Land Use Plan Maps, the
project will not result in a need for ancillary facilities on nearby land, i.e., residences,
stores, etc.

The proposed project is designated as an urban area, therefore, these findings do not apply.

2.1.3.3 For developments surrounded by areas zoned residential, the proposed use is compatible
with the residential character of the area.

The subject property is bounded by residential zoned property to the east and west, however, the
Pacific Ocean and a Transportation Corridor occur to the south of the property (and through the
southern end of the property), and South Jameson and Highway 101 occur to the north of the property.
Therefore, the subject property is not “surrounded” by areas zoned residential and this finding does not

apply.
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2.1.3.4 Additional requirements, identified in Division 15 (Montecito Community Plan Overlay
District), exist for those parcels identified with the MON overlay zone.

Additional findings required for Development Plans in the C-V zone district in the Montecito
Community Plan Overlay District are made below in Section 2.4. Therefore, this finding can be made.

2.2 Conditional Use Permit Findings (l())7CUP—OOOOO-OOO45, 07CUP-00000-
00046, 07CUP-00000-00047, and O§CU -00000-00005)

Pursuant to Section 35-172.8, a Conditional Use Permit shall only be approved or conditionally
approved if decision-makers first make all of the following findings:

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

As discussed in Sections 7.1 and 7.2 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the 15.99 acre property is
of adequate size, shape, location, and topography to adequately accommodate the scale of the proposed
project. During the August 28, 2008 Montecito Planning Commission hearing, the MPC determined
that it was appropriate to include lots 6 and 11 in the project area calculations for the development plan
thus bringing the overall project site area to 16 acres. Therefore, this finding can be made.

2.2.2 'That adverse environmental impacts are mitigated to the maximum extent feasible.

As discussed in Section 7.1 of the staff report dated July 3, 2008 for the proposed project and in the
Revised Addendum and SEIR and as updated in the staff memorandums to the Montecito Planning
Commission dated August 6, 2008, August 28, 2008 and October 8, 2008, and incorporated herein by
reference, adverse impacts anticipated to all issue areas except for historic resources have been
mitigated to less than significant levels (Class II impacts).

The proposed project has a commitment for service from the Montecito Water District (District Water
Service letter dated July 29, 2008) which anticipates total water usage by the project at approximately 45
acre feet per year (AFY) excluding water for landscape irrigation. No construction or use of a water well
would occur under the proposed project. The District’s commitment to serve on the basis that the
Miramar has five existing water meters and is an existing customer, along with the fact that the district
has adequate resources to serve existing customers including excess water available for purchase in the
market (Tom Mosby, Montecito Water District Manager, August 6 and August 28, 2008), constitutes the
basis for a determination of less than significant impacts related to water resources.

The MWD has the ability to serve all its water customers as documented by the General Manager Tom
Mosby for both short and long-term needs (letter dated July 30, 2008). District water supply is taken
from 5 sources: Cachuma Lake, Jameson Lake, Doulton Tunnel, District groundwater basin, and
District allocation from the State Water Project. While there is recent concern regarding the District’s
water demand and supply imbalance (refer to the PowerPoint slides contained in the July 30, 2008
letter and District Ordinance 89 which contains findings identifying the current imbalance), the District
is committed to serving all its existing customers._In response to the current water supply/demand
imbalance, the Montecito Water District Board acted to approve Ordinance 90 and Resolution 2047
(adopted water rates and service) at their August 20, 2008 meeting. The Ordinance and Resolution
establish new classification definitions and a conservation rate structure which would address the
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current water supply and demand imbalance by establishing an increased rate for customers using more
than their base allotments.

In their letter dated July 29, 2008, the MWD provided the rationale they used to estimate water usage
from the proposed project at 45 AFY. The District also confirmed that while the base allotment to the
Miramar would be 45 AFY, the Miramar, like any other customer, could use in excess of the base
allotment for an increased cost. In their letter dated July 29, 2008, the Caruso team confirmed that they
accepted the base allotment and that their projections showed that the project would use a total of 51.3
AFY for all hotel needs including landscaping. The Caruso team subsequently provided a second letter
dated August 20, 2008 which further substantiates the project’s proposed water demand.

The District’s commitment to serve on the basis that the Miramar has five existing water meters and is an
existing customer, along with the fact that the district has adequate resources to serve existing customers
including excess water available for purchase in the market (Tom Mosby, Montecito Water District
Manager, August 6 and August 28, 2008), constitutes the basis for a determination of no significant
impacts to groundwater. Further, the proposed project would neither result in new significant
environmental effects on groundwater resources nor a substantial increase in the severity of effects over
and above the approved Schrager plan.

With respect to Land Use conflicts related to Montecito Community Plan Policy LUC-M-1.6, the MPC
directed the applicant to undergo further Montecito Board of Architectural Review (MBAR) with specific
direction for the MBAR to ensure the proposed project to be consistent with the definition of “Cottage
Type Hotel” established by the MPC. Because the proposed project includes small cottages and the
MBAR would ensure the appropriateness of the proposed architecture, including colors, materials and
style, in relation to the specific direction given by the MPC, the project can be found consistent with the
“Cottage Type Hotel” tradition.

Project-spéciﬁc'and cumulative impacts on historic resources would be adverse, unavoidable, and
cannot be fully mitigated (Class I impact). Statements of Overriding Consideration are required for
these impacts and are made in Section 1.0 CEQA Findings above. Therefore, this finding can be made.

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

As discussed in Section 7.1 of the staff report dated July 3, 2008 for the proposed project and in the
SEIR for the project and as updated in the staff memorandums to the Montecito Planning Commission
dated August 6, 2008, August 28, 2008 and October 8, 2008, and incorporated herein by reference, the
nearby streets and highways are of an adequate capacity and design to accept the traffic anticipated to
be generated by the proposed project and the proposed project would not adversely affect the capacity
of the nearby roadways and intersections. Specifically, South Jameson Lane has adequate capacity to
host the 58 angled public parking spaces (45 near the northwest portion of the property and 13 near the
northeast portion of the property) in addition to two 12-foot travel lanes (one traveling east and one
traveling west) within the existing right-of-way. Therefore, this finding can be made.
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2.2.4 That there are adequate public services, including but not limited to fire protection, water
supply, sewage disposal, and police protection to serve the project.

As discussed in Sections 7.1 and 7.2 of the staff report dated July 3, 2008 for the proposed project, and
incorporated herein by reference, and as updated in the staff memorandums to the Montecito Planning
Commission dated August 6, 2008, August 28, 2008 and October 8, 2008,_there are adequate public
services for the proposed project including fire protection, water supply, sewage disposal, and police
protection.

The proposed project includes construction of a new sanitary sewer lift station on the project site.
Pursuant to the Montecito Sanitary District October 2, 2008 letter in which they confirmed the
District’s ability to serve the proposed project, the applicant would be required to provide the District
with a “Dedication Agreement for Sewer facilities” to ensure construction of the lift station, engineered
plans for all required sewage collection system elements and the appropriate connection fees prior to
issuance of building permits. Construction impacts associated with infrastructure improvements would

be mitigated to less than significant levels as per the construction impact mitigation measures included
in 00-ND-003.

The proposed project has a commitment for service from the Montecito Water District (District Water
Service letter dated July 29, 2008) which anticipates total water usage by the project at approximately 45
acre feet per year (AFY) excluding water for landscape irrigation. No construction or use of a water well
would occur under the proposed project. The District’s commitment to serve on the basis that the
Miramar has five existing water meters and is an existing customer, along with the fact that the district
has adequate resources to serve existing customers including excess water available for purchase in the
market (Tom Mosby, Montecito Water District Manager, August 6 and August 28, 2008), constitutes the
basis for a determination of less than significant impacts related to water resources.

The MWD has the ability to serve all its water customers as documented by the General Manager Tom
Mosby for both short and long-term needs (letter dated July 30, 2008). District water supply is taken
from 5 sources: Cachuma Lake, Jameson Lake, Doulton Tunnel, District groundwater basin, and
District allocation from the State Water Project. While there is recent concern regarding the District’s
water demand and supply imbalance (refer to the PowerPoint slides contained in the July 30, 2008
letter and District Ordinance 89 which contains findings identifying the current imbalance), the District
i1s committed to serving all its existing customers. In response to the current water supply/demand
imbalance, the Montecito Water District Board acted to approve Ordinance 90 and Resolution 2047
(adopted water rates and service) at their August 20, 2008 meeting. The Ordinance and Resolution
establish new classification definitions and a conservation rate structure which would address the

current water supply and demand imbalance by establishing an increased rate for customers using more
than their base allotments.

In their letter dated July 29, 2008, the MWD provided the rationale they used to estimate water usage
from the proposed project at 45 AFY. The District also confirmed that while the base allotment to the
Miramar would be 45 AFY, the Miramar, like any other customer, could use in excess of the base
allotment for an increased cost. In their letter dated July 29, 2008, the Caruso team confirmed that they
accepted the base allotment and that their projections showed that the project would use a total of 51.3
AFY for all hotel needs including landscaping. The Caruso team subsequently provided a second letter
dated August 20, 2008 which further substantiates the project’s proposed water demand.

The District’s commitment to serve on the basis that the Miramar has five existing water meters and is an
existing customer, along with the fact that the district has adequate resources to serve existing customers
including excess water available for purchase in the market (Tom Mosby, Montecito Water District
Manager, August 6 and August 28, 2008), constitutes the basis for a determination of no significant

j—
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impacts to groundwater. Further, the proposed project would neither result in new significant
environmental effects on groundwater resources nor a substantial increase in the severity of effects over
and above the approved Schrager plan.

During the August 6, 2008 hearing, Montecito Fire District Captain Jim Langhomne testified that the
existing fire hydrants surrounding the Miramar property were tested and determined to have adequate
pressure (greater than 1,500 psi) to serve fire fighting operations. Therefore, this finding can be made.

2.2.5 That the project will not be detrimental to the health, safety, comfort, convenience, and
general welfare of the neighborhood and will not be incompatible with the surrounding
area.

As discussed in Sections 7.1 and 7.2 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, with implementation of
mitigation measures the proposed project would not have a significant impact on health and safety, .
comfort, convenience, or general welfare of the neighborhood, including flood risk, air quality, noise,
and traffic impacts, risk of injury due to proximity to the railroad tracks etc.

Specific to visual character, the Negative Declaration for the Schrager Plan (00-ND-003), identified
impacts that remain relevant to the site today and the project changes proposed under the Caruso Plan
(proposed project). Overall, the approved plan would have added bulk to the South Jameson Lane
frontage, which would have resulted in a significant change to the visual character of this portion of the
roadway. This would have had the effect of making the approved plan appear to be a more intensive
use of the site than it is today. Within the site, the appearance of the hotel grounds would have been
improved with the removal of much of the existing asphalt and substantial new landscaping.

To address these impacts, the approved plan included the following measures to mitigate potential
aesthetic impacts to a less than significant level and ensure consistency with Montecito Community
Plan (MCP) policies: 1) landscaping shall be compatible with the character of the surroundings and the
architectural style of development on the site and shall be maintained throughout the life of the project;
2) the approved plan included mitigation requiring the applicant to provide landscape and maintenance
performance securities; and 3) the design, scale, and character of the approved project architecture and
landscaping shall be compatible with development in the vicinity and the applicant shall submit the
Landscape Plan and final architectural drawings of the approved project for review and approval by the
Montecito Board of Architectural Review.

As with the approved project, the proposed project includes building mass along South Jameson Lane
and allows some limited views into the site as shown in the project elevation on Sheet A5.50 of the site
plans (contained in Appendix F of the Draft Final SEIR dated July 3, 2008 and incorporated herein by
reference). Refer to Attachment 1 in the Proposed Final SEIR for photographs of the proposed
project’s story poles (staking and flagging of the highest ridgelines) from December 14 to 17, 2007. Of
note is the Montecito Board of Architectural Review’s positive comments during their December 17,
2007 conceptual review of the project. While retaining the proposed underground parking lot, the
applicant revised the height of the Main Building along the frontage and modified the sound wall and
landscaping plan in response to the Montecito Planning Commission’s Concept Review on January 16,
2008 for increased articulation. Specifically, the Main Building was reduced by 3.5 feet. The maximum
height of the Main Building was further reduced by an additional 4 feet as shown in the project plans
approved at the October 8, 2008 MPC hearing. Also, in response to comments made during the August
6, 2008 MPC hearing, the Ballroom Building was relocated out of the front yard setback. Additionally,
the solid 10-foot high sound wall running along the front property line was broken into two segments,
allowing for a low 9 -foot high landscape berm with associated landscape trees and shrubs. These
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proposed project changes would soften the views of the resort frontage as viewed along South Jameson
Lane and Highway 101.

The Miramar hotel is bounded on the south by the Pacific Ocean, on the north by Highway 101, on the
west by the All Saints Church and on the east by Oak Creek and residences._In response to comments
made by the MPC during the August 6, 2008 MPC hearing, the two-story building (formerly Building
No. 44) adjacent to All Saints by the Sea Church was lowered to one story in height and the setback for
all buildings along the western property line was increased from 10 feet to 15 feet. The proposed Ocean
Front guestrooms are two stories and attached. The size, bulk and scale of these buildings are consistent
with existing, tightly organized residential development on Miramar Beach. The proposed guest cottages
arrayed along the north side of the east west segment of Miramar Avenue are all one-story reflecting the
size, bulk and scale of the residential structures arrayed along the south side of the east west segment of
Miramar Avenue. Finally, the proposed Spa Building, which is located on the northwest corner of the
site, has been reduced to a one-story building to better reflect the size, bulk and scale of the residences it
faces across Eucalyptus Lane.

While the approved plan scope has changed through the elements listed above, the impacts to visual
character and South Jameson Lane frontage massing previously assessed would remain essentially the
same as identified in 00-ND-003. With these changes under the proposed project description, the
previous 3 mitigation measures of the approved project remain applicable to ensure the proposed
project will be compatible with the mass, bulk, scale and design of the residential character of the
surrounding neighborhood and that the project would be consistent with the visual resource protection
policies of the Coastal Land Use Plan and Montecito Community Plan. Therefore, this finding can be
made.

2.2.6 That the project is in conformance with the applicable provisions and poiiciés of this
Article and the Coastal Land Use Plan.

As discussed in Sections 7.2 and 7.3 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the proposed project
would be consistent with the policies of the County’s Comprehensive Plan, including the Coastal Land
Use Plan and Montecito Community Plan, and would be in conformance with the provisions of Article
11, except where modifications would be required for height limits, parking standards, and setbacks.
Findings for the modifications are discussed in Section 2.3 below. Therefore, this finding can be made.

2.2.7 That in designated rural areas the use is compatible with and subordinate to the scenic
and rural character of the area.

The proposed project is designated as an urban area, therefore, this finding does not apply.

2.2.8 That the project will not conflict with any easements required for public access through,
or public use of the property.

As discussed in Section 7.2 of the staff report dated July 3, 2008 for the proposed project, and
incorporated herein by reference and as updated in the staff memos to the Montecito Planning
Commission dated August 6, 2008, August 28, 2008 and October 8, 2008, the public retains a lateral
access easement across the Miramar property on the beach at least 20 feet from the water line at all
times (except for when the water has reached the edge of the boardwalk). Although the Miramar Hotel
would have use of the area of sand between the boardwalk and the water, at no time would any hotel
activity be allowed to interfere with public use of this 20-foot easement. In addition, Condition of
Approval No. 50 would require recordation of a public easement across the proposed new fire lane
through the site and a public easement down the existing access road connecting to the lateral beach
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access. Therefore, the proposed project would not conflict with this easement. Therefore, this finding
can be made.

2.2.9 That the proposed use is not inconsistent with the intent of the zone district.

For Conditional Use Permit 07CUP-00000-00045, for hotel improvements in the Transportation
Corridor (TC) zone district, the purpose of the TC zone district is to “preserve and protect established
and proposed transportation corridors, to regulate land uses within and adjacent to such corridors, and
to provide uniform TC development standards.” The intent of the zone district is to apply local
authority over matters of public health, safety and welfare, land use, and zoning” and “to ensure that
development within transportation corridors is consistent with the Coastal Plan and other elements of
the Comprehensive Plan.” Finally, it is the intent of the zone district to accommodate other priority
uses within transportation corridors to the extent feasible, such as recreational access to and along the
coast and use of the corridors for bikelanes, and routes for pipelines and cables for example. The
proposed project would involve construction of drainage improvements, a fire access lane, a guard
house, and landscaping within the TC zoned property owned by the Union Pacific Railroad. In their-
letter of May 13, 2008, while not granting an express authorization, the UPRR confirms that it has
worked closely with the applicant and finds the preliminary plans acceptable; a condition of approval is
included requiring the UPRR’s express authorization prior to issuance of the first LUP for the proposed
project. In addition, these improvements would help ensure the safe passage of hotel visitors and the
public to the beach. Therefore, they would be consistent with the intent of the zone district to
maximize beach access in these zone districts. Therefore, this finding can be made.

The purpose of the C-V zone district is “to provide for tourist recreational development in areas of
unique scenic and recreational value, while providing for maximum conservation of resources of the
site through comprehensive site planning” and the intent of the zone district is to “maximum _public
access, enjoyment, and use of an area’s scenic, natural, and recreational resources while ensuring
preservation of such resources.” For Conditional Use Permits 07CUP-00000-00046, 07CUP-00000-
00047, and 08CUP-000000-00005, construction of a 10-foot sound wall, construction of four employee
dwellings, and repairs to a seawall in the C-V zone district would all enhance the enjoyment of the
property by the public, hotel guests, and employees. Therefore, these CUPs would be consistent with
the intent of the zone district and this finding can be made.

2.3 Development Plan Modification Findings

Section 35-174.8 of Article 1I, Coastal Zoning Ordinance, for Development Plans, stipulates that the
decision-maker of a Development Plan (e.g., Montecito Planning Commission) “may modify the building
height limit, distance between buildings, setback, yard, parking, building coverage, or screening
requirements specified in the applicable zone district when the decision-maker finds that the project
justifies such modifications.” As stated above in the project description the applicant is requesting
modifications to height limits, setbacks, and parking requirements. Specifically, the following
modifications are being requested with a bullet-point list of justification below:

Height

A modification to the 38 foot height limit (35 feet + 3 more feet for buildings with 4 in 12 roof pitches)
for the Main Building is being requested. The proposed height for this building is 46 feet.

Justification:

o The height of the Main Building provides for optimal site planning allowing underground parking
which increases aesthetics of the overall site (no large parking fields), the amount of open space,
landscaping and a better visitor experience; and
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e The tallest portion of the Main Building is set perpendicular from Jameson and set back from the
road in order to lessen potential visual impact. The highest peak of the Main Building is set back
76 feet from South Jameson, thereby lessening its visibility from surrounding viewpoints.

A modification to the 38 foot height limit (35 feet + 3 more feet for buildings with 4 in 12 roof pitches)
for the Ballroom Building is being requested. The proposed height for this building is 41 feet.

Justification:

o The height of the Ballroom Building provides for optimal site planning allowing underground
parking which increases aesthetics of the overall site (no large parking fields), the amount of open
space, landscaping and a better visitor experience; and

A modification to the height limit required in Section 35-204(1) of the Montecito Overlay in Article II,
the County’s Coastal Zoning Ordinance for the Beach and Tennis Club, which states:

1. New structures shall be limited to an average height of 16 feet above finished grade
where site preparation results in a maximum fill of 10 feet or greater in height. This
height limitation shall apply except as provided for in Section 35-127, Height.

The proposed height of the Beach and Tennis Club is 26 feet.

Justification:

e The site design/building layout and the bulk, size, height and scale of the proposed structures have
been designed with maximization of open space views in mind. With the proposed vacation of
Miramar Avenue and the location of buildings and landscaping, the project site will open up and
improve internal open space views that were previously fragmented; and

e The Beach and Tennis Club building is located internal to the site and views of the building are not
available from public viewing areas.

Setbacks

A modification to the front, rear, and side yard setbacks for a number of buildings as described in the
project description above.

Justification:

e Modifications to the setbacks would help to meet the project objectives to create site uniformity
and site layout by creating a cohesive site design of bungalows, cottage clusters and other buildings
around resort amenities and expansive landscaping grounds and paths to serve guests and visitors,

and to increase public access to and through the property. As such, setbacks would aid in good
design of the site;

e Structures in the setbacks from property lines are in almost all instances either greater than in the
approved Schrager plan, or the same. For example, with regard to the westerly property line, the
Schrager Plan proposed setbacks as small as 2.9 feet to the property line. The proposed project
would maintain setbacks at least 15 feet wide adjacent to this property line;

e With respect to the encroachment into the setbacks along South Jameson Lane, the encroachment
will not adversely affect the visibility or traffic safety along this corridor. Public parking and a

significant improvement in the amount of landscaping providing a visual buffer that will be
maintained;
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o Surrounding properties are also built within the setbacks, and requested setbacks are consistent
with those that exist in the immediate vicinity of the property; and

o All buildings, with the exception of the main building, located within the setbacks including the spa
building and the five cottage buildings adjacent to All Saints by the Sea Church are one story in
height. While the main building contains two-story elements, those elements of the building which
are located within the setback are limited to one story in height.

Parking

A modification to the number of parking spaces is required for the project. The County’s parking
standards contained in the Article 11, Coastal Zoning Ordinance require a total of 639 parking spaces
onsite to accommodate the proposed project. However, only a total of 551 parking spaces would be
provided, for a total of 88 spaces fewer than ordinance requirements.

Justification:

e The shared parking analysis (ATE Access, Circulation, and Parking Evaluation, March 2008 and
August 27, 2008) indicates that there would be 551 parking spaces, which is more than adequate
capacity for all uses on the project site while the approved plan had a deficit of parking spaces at
peak times when overflow demand would rely upon public parking spaces;

e While the intensity of proposed uses at the hotel are nearly the same as the approved plan, the
proposed plan includes 135 additional on-site parking spaces; and

e Transportation Demand Management (TDM) provisions for the project would reduce parking and
traffic impacts, including these provisions:

o Explicit notice and encouraged participation to employees of the TDM program. .

o Notice of Montecito Transit District (MTD) bus routes and schedules placed and
maintained in a central public location accessible to employees.

o Free bus passes for employees.

o Male and female employees’ shower and locker room facilities provided and maintained
on-site.

o Employees shall be made aware of a ride-sharing program and encouraged to participate
in the program. :

o Bicycle storage locations shall be provided.

2.3.1 The review authority finds the project justifies such modifications

Because each modification to the height limit, parking standards, and setbacks would help to meet the
project objectives to create site uniformity and site layout through abandonment of Miramar Avenue and
to create a cohesive site design of bungalows, cottage clusters and other buildings around resort amenities
and expansive landscaping grounds and paths to serve guests and visitors, and to increase public beach
parking and access to and through the property, these modifications would aid in good design of the site.

Specifically, approval of the requested modifications to specific ordinance requirements would not hinder
emergency access to or within the hotel site. A majority of the existing buildings encroach into setbacks
adjacent to a residential parcel owned by the Miramar or the UPRR.  Approval of the requested
modifications would not change the established character of the neighborhood where several surrounding
properties have existing development located within required setbacks, nor significantly affect the
project’s consistency with applicable policies of the Coastal Land Use Plan, the Montecito Community
Plan, or the purpose and intent of the applicable zone districts (Resort/Visitor Serving Commercial).
Therefore, the modifications are justified and this finding can be made.
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2.4 Montecito Community Plan Overlay Findings

[}

2.4.1 Montecito Community Plan Overlay Finding

2.4.1.1 In addition to the findings that are required for approval of a development project (as
development is defined in the Santa Barbara County Coastal Plan), as identified in each
section of Division 11 — Permit Procedures of Article I1, a finding shall also be made that
the project meets all the applicable development standards included in the Montecito
Community Plan of the Coastal Land Use Plan.

As discussed in Sections 7.2 and 7.3 of the staff report dated July 3, 2008 for the proposed project and
as updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the proposed project
would-be consistent with the policies and development standards of the County’s Comprehensive Plan,
including the Coastal Land Use Plan and Montecito Community Plan, and would be in conformance
with the provisions of Article II, except where modifications would be required for height limits,

parking standards, and setbacks. Findings for the modifications are discussed in Section 2.3.
Therefore, this finding can be made.

2.4.1.2 For projects requiring a Major Conditional Use Permit, a finding shall be made that the
project will not potentially result in traffic levels higher than those anticipated for the
parcel by the Montecito Community Plan and its associated environmental documents; or
if the project will result in higher traffic levels, that the increase in traffic is not large
enough to cause the affected roadway(s) and/or intersection(s) to exceed their designated
acceptable capacity levels at buildout of the Montecito Community Plan or that road
improvements included as part of the project description are consistent with provisions of
the Comprehensive Plan (specifically the Montecito Community Plan) and are adequate
to fully offset the identified potential increase in traffic.

As discussed in Section 7.1 of the staff report dated July 3, 2008 for the proposed project and in the
SEIR for the project and as updated in the staff memorandums to the Montecito Planning Commission
dated August 6, 2008, August 28, 2008 and October 8, 2008, and incorporated herein by reference, the
proposed project would generate 103 fewer Average Daily Trips (ADT), 9 fewer A.M. peak hour trips,
and 6 fewer P.M. peak hour trips than under the approved plan. Thus, the traffic study prepared for the
project found that the project would not significantly affect the capacity and design of nearby streets
and their intersections, therefore, project-specific and cumulative impacts on traffic would be less than
significant. Therefore, this finding can be made.

2.4.1.3 For projects subject to discretionary review, a finding shall be made that the development
will not adversely impact recreational facilities and uses.

As discussed in Section 7.1 of the staff report dated July 3, 2008 for the proposed project and in the
SEIR for the project and as updated in the staff memorandums to the Montecito Planning Commission
dated August 6, 2008, August 28, 2008 and October 8, 2008, and both incorporated herein by
reference, after implementation of mitigation measures, the proposed project would have less than
significant impacts on recreation, including beach use, beach access and parking, and low cost visitor
serving accommodation, and the proposed project would be consistent with the policies of the County’s
Comprehensive Plan, including the public access and recreation policies of the Coastal Land Use Plan
and Montecito Community Plan. Therefore, this finding can be made.



Miramar Beach Resort and Bungalows Project; 07RVP-00000-00009, 07CUP-00000-00045, 07CUP-00000-00046,
07CUP-00000-00047, 08CUP-00000-00005; 08GOV-00000-00017 and 08CDP-00000-00054

Attachment A - Findings

Page A-35

2.4.2 Additional Findings Required for Approval of Development Plans for Sites in the
Resort/Visitor Serving (C-V) Zone District Within the Montecito Community Plan Overlay
District

2.4.2.1 Improvements to resort visitor serving hotels have been designed to be consistent with the
existing historic “Cottage Type Hotel” tradition of the early days of Montecito.

The Miramar, as it existed in 1992 when the Montecito Community Plan was adopted, along with the
Biltmore and the San Ysidro Ranch are the resort visitor-serving hotels in Montecito upon which the
existing “Cottage Type Hotel” tradition was based. Both the Biltmore and the Miramar includes both
large structures for congregation (restaurants, conference rooms, etc.) with attached guestrooms, and
smaller buildings or cottages housing additional guest rooms. Consistent with the historic template of
Montecito’s resort visitor serving hotels, the proposed project includes both large structures for
congregation (lobby, restaurants, ballroom) and attached guest rooms, two-story lanai guest room
buildings and six or fewer key single story cottage structures. Of the total number of 25 structures
devoted to guest rooms, 19 are single story cottages with six or fewer rooms. Of the total number of 192
keys, 67 are located in the cottages.

In addition to the above-described general characteristics which help to define “Cottage Type Hotel”,
during the August 28, 2008 hearing, the Montecito Planning Commission (MPC) further refined the
definition to include the following:

A "Cottage-Type" hotel is a collection of one and two story-building siructures that vary in size and
orientation. Placement and scale of buildings should be in a garden type setting with large canopy
trees. Site should be pedestrian friendly. .

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California Cottage and
Bungalow or an architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate
heights, overhangs and eaves, casement, double-hung or fixed windows or French doors with divided
lights, porches and/or trellis; exterior walls of masonry, plaster, stone an/or wood siding (or other
simulated materials).

The MPC directed the applicant to undergo further Montecito Board of Architectural Review (MBAR)
with specific direction for the MBAR to ensure the proposed project be consistent with the above refined
definition of cottage style. Because the proposed project includes small cottages, landscaping is adequate
to screen and beautify the property, nearly all parking is underground and so hidden from public view, and
because the MBAR would ensure the appropriateness of the proposed architecture, materials and colors,
in relation to the specific direction given by the MPC, the project can be found consistent with the
“Cottage Type Hotel” tradition.

2.4.2.2 The facility is compatible with the mass, bulk, scale, and design with the residential
character of the surrounding neighborhoods.

Specific to visual character, the Negative Declaration for the Schrager Plan (00-ND-003), identified
impacts that remain relevant to the site today and the project changes proposed under the Caruso Plan
(proposed project). Overall, the approved plan would have added bulk to the South Jameson Lane
frontage, which would have resulted in a significant change to the visual character of this portion of the
roadway. This would have had the effect of making the approved plan appear to be a more intensive
use of the site than it is today. Within the site, the appearance of the hotel grounds would have been
improved with the removal of much of the existing asphalt and substantial new landscaping.
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To address these impacts, the approved plan included the following measures to mitigate potential
aesthetic impacts to a less than significant level and ensure consistency with Montecito Community
Plan (MCP) policies: 1) landscaping shall be compatible with the character of the surroundings and the
architectural style of development on the site and shall be maintained throughout the life of the project;
2) the approved plan included mitigation requiring the applicant to provide landscape and maintenance
performance securities; and 3) the design, scale, and character of the approved project architecture and
landscaping shall be compatible with development in the vicinity and the applicant shall submit the
Landscape Plan and final architectural drawings of the approved project for review and approval by the
Montecito Board of Architectural Review.

As with the approved project, the proposed project includes building mass along South Jameson Lane
and allows some limited views into the site as shown in the project elevation on Sheet A5.50 of the site
plans (contained in Appendix F of the draft Final SEIR dated July 3, 2008 and incorporated herein by
reference). Refer to Attachment 1 in the Proposed Final SEIR for photographs of the proposed
project’s story poles (staking and flagging of the highest ridgelines) from December 14 to 17, 2007.
Of note 1s the Montecito Board of Architectural Review’s positive comments during their December
17, 2007 conceptual review of the project. While retaining the proposed underground parking lot, the
applicant revised the height of the Main Building along the frontage and modified the sound wall and
landscaping plan in response to the Montecito Planning Commission’s Concept Review on January 16,
2008 for increased articulation. Specifically, the Main Building was reduced by 3.5 feet. The overall
height of the Main Building was further reduced by an additional 4 feet as shown in the project plans
approved at the October 8, 2008 MPC hearing. Also, in response to comments made during the August
6, 2008 MPC hearing, the Ballroom Building was relocated out of the front yard setback. Additionally,
the solid 10-foot high sound wall running along the front property line was broken into two segments,
allowing for a 9 -foot high landscape berm with associated landscape trees and shrubs. These proposed
project changes would soften the views of the resort frontage as viewed along South Jameson Lane and
Highway 101.

The Miramar hotel is bounded on the south by the Pacific Ocean, on the north by Highway 101, on the
west by the All Saints Church and on the east by Oak Creek and residences._In response to comments
made by the MPC during the August 6, 2008 MPC hearing, the two-story building (formerly Building
No. 44) adjacent to All Saints by the Sea Church was lowered to one story in height and the setback for
all buildings along the western property line was increased from 10 feet to 15 feet. The proposed Ocean
Front guestrooms are two stories and attached. The size, bulk and scale of these buildings are consistent
with existing, tightly organized residential development on Miramar Beach. The proposed guest cottages
arrayed along the north side of the east west segment of Miramar Avenue are all one-story reflecting the
size, bulk and scale of the residential structures arrayed along the south side of the east west segment of
Miramar Avenue. Finally, the proposed Spa Building, which is located on the northwest corner of the
site, has been reduced to a one-story building to better reflect the size, bulk and scale of the residences it
faces across Eucalyptus Lane.

In addition to the general characteristics which help to define “Cottage Type Hotel”, during the August
28, 2008 hearing, the Montecito Planning Commission (MPC) further refined the definition to include the
following:

A "Cottage-Type" hotel is a collection of one and two story-building structures that vary in size and
orientation. Placement and scale of buildings should be in a garden type setting with large canopy
trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California Cottage and
Bungalow or an architectural style reflecting the historical regional California coast. Architectural
vernacular should incorporate low-sloped roofs with gables and/or hips, residentially scaled plate
heights, overhangs and eaves; casement, double-hung or fixed windows or French doors with divided
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lights, porches and/or trellis; exterior walls of masonry, plaster, stone an/or wood siding (or other
simulated materials).

The MPC directed the applicant to undergo further Montecito Board of Architectural Review (MBAR)
with specific direction for the MBAR to ensure the proposed project be consistent with the above refined
definition of cottage style. Because the proposed project includes small cottages, landscaping is adequate
to screen and beautify the property, nearly all parking is underground and so hidden from public view, and
because the MBAR would ensure the appropriateness of the proposed architecture, including colors,
materials and style, in relation to the specific direction given by the MPC, the project can be found
consistent with the “Cottage Type Hotel” tradition.

While the approved plan scope has changed through the elements listed above, the impacts to visual
character and South Jameson Lane frontage massing previously assessed would remain essentially the
same as identified in 00-ND-003. With these changes under the proposed project description, the
previous 3 mitigation measures of the approved project remain applicable to ensure the proposed
project will be compatible with the mass, bulk, scale and design of the residential character of the
surrounding neighborhood and that the project would be consistent with the visual resource protection
policies of the Coastal Land Use Plan and Montecito Community Plan. Therefore, this finding can be
made.

2.5 65402 Findings (08GOV-00000-00017)

Based on the Section 7.2 of the staff report, dated July 3, 2008, incorporated herein by reference,
abandonment of the public access easement along the north-south segment of Miramar Avenue and
- replacement with dedicated public access path and parking is consistent with the policies of the
Comprehensive Plan, including the County’s Coastal Land Use Plan.

2.6 Coastal Development Permit Findings (08CDP-00000-00054)

2.6.1 A Coastal Development Permit subject to Section 35-169.4.1 shall be approved or
conditionally approved only if the decision-makers first make all of the following
findings:

2.6.1.1 The proposed development conforms:

2.6.1.2 To the applicable policies of the Comprehensive Plan, including the Coastal Land Use
Plan.

As discussed in Section 7.2 of the staff report dated July 3, 2008 for the proposed project, and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the proposed project
would be consistent with the policies of the County’s Comprehensive Plan, including the Coastal Land
Use Plan and Montecito Community Plan. Therefore, this finding can be made.

2.6.1.3 With the applicable provisions of this Article or the project falls within the limited
exceptions allowed under Section 35-161 (Nonconforming use of Land, Buildings and
Structures).

As discussed in Section 7.3 of the staff report dated July 3, 2008 for the proposed project, and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the proposed project
would be in conformance with the provisions of Article II, except where modifications would be
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required for height limits, parking standards, and setbacks. Findings for the modifications are
discussed in Section 2.3 of these findings. The project does not fall within the limited exception
allowed under Section 35-161 for nonconforming land, buildings, or uses. Thercfore, this finding can
be made.

2.6.1.4 The proposed development is located on a legally created lot.

The Miramar property comprises ten legally created parcels plus one parcel owned by the Union

Pacific Railroad as described below according to a survey of the property completed by Psomas on
February 13, 2007:

Parcels One, Two, Three. and Ten: Part of the Ocean Side Subdivision per map recorded in Book 1,
Page 29 of the Maps and Surveys in the Office of the Recorder.

Parcels Four, Five, and Six: Part of the Outside of the Pueblo Lands of the City of Santa Barbara

Parcel Seven: Access and utility easement reserved by the owner in deeds recorded: (1) December 23,
1946 as instrument no. 18903 in Book 718, Page 72, (2) October 7, 1952 as instrument no. 15696 in
Book 1101, Page 304, (3) December 24, 1952 in instrument no. 20074 in Book 1118, Page 47, and (4)
December 14, 1953 as instrument no. 20027 in Book 1201, Page 146.

Parce] Eight: Described as “A parcel of real property situated in Montecito, County of Santa Barbara,
State of California.”

Parcel Nine: Described as “A parcel of real property situated in Montecito, County of Santa Barbara,
State of California.”

Parcel Eleven: Easement reserved by the owner for maintenance, vehicular, pedestrian, and disabled
access, parking, building encroachment, and beautification with the Union Pacific Railroad’s parcel
that is owned in fee.

2.6.1.5 The subject property and development on the property is in compliance with all laws,
rules and regulations pertaining to zoning uses, subdivisions, setbacks and any other
applicable provisions of this Article, and any applicable zoning violation enforcement fees
and processing fees have been paid. This subsection shall not be interpreted to impose
new requirements on legal nonconforming uses and structures in compliance with
Division 10 (Nonconforming Structures and Uses).

There are no outstanding zoning violations on the subject property. Therefore, this finding can be
made.

2.6.2 A Coastal Development Permit subject to Section 35-169.4.2 shall be approved or
conditionally approved only if the decision-maker first makes all of the following
findings:

2.6.2.1 Those findings specified in Section 35-169.4.1, above.

Findings were made for the proposed project pursuant to Section 35-169.4.1 in Section 2.6.1 above.
Therefore, this finding can be made.

2.6.2.2 The development will not significantly obstruct public views from any public road or
from a public recreation area to, and along the coast.
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Specific to public views, 00-ND-003 identified several impacts that remain relevant to the site today
and the project changes proposed under the Caruso Plan (proposed project):

e Views toward the ocean from South Jameson Lane would remain essentially the same as exist
today (i.e., mostly obscured by structures and landscaping). Although the new lobby and
promenade of the approved plan would have provided a wider, more direct view of the ocean
once the viewer was inside the property, views into the site from South Jameson Lane would be
partially blocked by the new guestrooms and soundwall.

e Features of the approved plan that would have improved scenic views to and from the site
include increased and enhanced landscaping, removal of asphalt parking areas, undergrounding
of utility lines on portions of the site where the lines conflict with new construction.

Grading for the proposed project would essentially level the existing rolling site topography starting at
the western portion of the property with four feet of cut and ending in 13 feet of fill at the eastern end
of the property supported by a series of engineered stepped retaining walls. Unlike the approved plan,
the proposed project would alter the site topography such that the rolling topography of the grounds
within the site would be lost and the eastern edge of the site would be manufactured in its topographic
relief. Regardless, the site contour as viewed from the beach would remain the same as it is currently
and the changed site contour at the easternmost portion of the site as viewed from South Jameson Lane
would be generally hidden by a site wall and vegetation. The riparian corridor of Oak Creek along the
project site would be planted with restoration plantings: this measure would have the added benefit
over time of mitigating private views from the east of the changed topography and stepped retaining
walls. Finally, the proposed project includes an approximate 200 foot view corridor through the South
Jameson Lane elevation between the easterly end of the sound wall and the westerly corner of the Main
Building. As a result,- impacts to public views of the changed site topography would be less than
significant. ' ‘ o

Both the approved plan and the proposed project include elimination of one oceanfront building,
thereby opening up the beach view northward into the resort grounds and beyond to the Santa Ynez
Mountains. Specifically, the proposed project includes a 35-foot wide opening between the Oceanfront
Building 02 and the proposed Oceanfront Building 01.

While the approved plan scope has changed through the elements listed above, the impacts to public
views previously assessed would remain essentially the same as identified in 00-ND-003. With these
changes under the proposed project description, the previous 3 mitigation measures of the approved
project (contained in 00-ND-003) requiring landscaping that is compatible with the neighborhood,
preliminary and final Board of Architectural Review approval of the structures and landscaping, and
performance securities for installation and maintenance of landscaping remain applicable to ensure the
visual impacts of the proposed project remain less than significant and that the proposed project would
be consistent with visual resource protection policies of the Coastal Land Use Plan and Montecito
Community Plan. Therefore, this finding can be made.

2.6.2.3 The development is compatible with the established physical scale of the area.

Specific to visual character, the Negative Declaration for the Schrager Plan (00-ND-003), identified
impacts that remain relevant to the site today and the project changes proposed under the Caruso Plan
(proposed project). Overall, the approved plan would have added bulk to the South Jameson Lane
frontage, which would have resulted in a significant change to the visual character of this portion of the
roadway. This would have had the effect of making the approved plan appear to be a more intensive
use of the site than it is today. Within the site, the appearance of the hotel grounds would have been
improved with the removal of much of the existing asphalt and substantial new landscaping.
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To address these impacts, the approved plan included the following measures to mitigate potential
aesthetic impacts to a less than significant level and ensure consistency with Montecito Community
Plan (MCP) policies: 1) landscaping shall be compatible with the character of the surroundings and the
architectural style of development on the site and shall be maintained throughout the life of the project;
2) the approved plan included mitigation requiring the applicant to provide landscape and maintenance
performance securities; and 3) the design, scale, and character of the approved project architecture and
landscaping shall be compatible with development in the vicinity and the applicant shall submit the
Landscape Plan and final architectural drawings of the approved project for review and approval by the
Montecito Board of Architectural Review.

As with the approved project, the proposed project includes building mass along South Jameson Lane
and allows some limited views into the site as shown in the project elevation on Sheet A5.50 of the site

plans (contained in Appendix F of the draft Final SEIR dated July 3, 2008 and incorporated herein by
reference). Refer to Attachment 1 in the Proposed Final SEIR for photographs of the propesed
project’s story poles (staking and flagging of the highest ridgelines) from December 14 to 17, 2007. Of
note is the Montecito Board of Architectural Review’s positive comments during their December 17,
2007 conceptual review of the project. While retaining the proposed underground parking lot, the
applicant revised the height of the Main Building along the frontage and modified the sound wall and
landscaping plan in response to the Montecito Planning Commission’s Concept Review on January 16,
2008 for increased articulation. Specifically, the Main Building was reduced by 3.5 feet. The maximum
height of the Main Building was further reduced by an additional 4 feet as shown in the project plans
approved at the October 8, 2008 MPC hearing. Also, in response to comments made during the August
6, 2008 MPC hearing, the Ballroom Building was relocated out of the front yard setback. Additionally,
the solid 10-foot high sound wall running along the front property line was broken into two segments,
allowing for a low 9 -foot high landscape berm with associated landscape trees and shrubs. These
proposed project changes would soften the views of the resort frontage as viewed along South Jameson
Lane and Highway 101. '

The Miramar hotel is bounded on the south by the Pacific Ocean, on the north by Highway 101, on the
west by the All Saints Church and on the east by Oak Creek and residences._In response to comments
made by the MPC during the August 6, 2008 MPC hearing, the two-story building (formerly Building
No. 44) adjacent to All Saints by the Sea Church was lowered to one story in height and the setback for
all buildings along the western property line was increased from 10 feet to 15 feet. The proposed Ocean
Front guestrooms are two stories and attached. The size, bulk and scale of these buildings are consistent
with existing, tightly organized residential development on Miramar Beach. The proposed guest cottages
arrayed along the north side of the east west segment of Miramar Avenue are all one-story reflecting the
size, bulk and scale of the residential structures arrayed along the south side of the east west segment of
Miramar Avenue. Finally, the proposed Spa Building, which is located on the northwest corner of the
site, has been reduced to a one-story building to better reflect the size, bulk and scale of the residences it
faces across Eucalyptus Lane.

While the approved plan scope has changed through the elements listed above, the impacts to visual
character and South Jameson Lane frontage massing previously assessed would remain essentially the
same as identified in 00-ND-003. With these changes under the proposed project description, the
previous 3 mitigation measures of the approved project remain applicable to ensure the proposed
project will be compatible with the mass, bulk, scale and design of the residential character of the
surrounding neighborhood and that the project would be consistent with the visual resource protection
policies of the Coastal Land Use Plan and Montecito Community Plan. Therefore, this finding can be
made.
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2.6.2.4 The development will comply with the public access and recreation policies of this Article
and the Comprehensive Plan including the Coastal Land Use Plan.

As discussed in Section 7.2 of the staff report dated July 3, 2008 for the proposed project, and as
updated in the staff memorandums to the Montecito Planning Commission dated August 6, 2008,
August 28, 2008 and October 8, 2008, and incorporated herein by reference, the proposed project
would be consistent with the policies of the County’s Comprehensive Plan, including the public access
and recreation policies of the Coastal Land Use Plan and Montecito Community Plan. Therefore, this
finding can be made.
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ATTACHMENT C: Conditions of Approval for 07RVP-00000-00009

1. Project Description

This Final Development Plan is based upon and limited to compliance with the project
description, the hearing exhibits marked Montecito Planning Commission Exhibits, dated
October 8, 2008 and conditions of approval set forth below. This Final Development Plan
Revision shall supersede past approvals including: 78-CP-77, 99-DP-001, 99-DP-001 AMO1,
and 02AMD-00000-00007 for the Miramar site. Project conditions associated with the associated
Conditional Use Permits for hotel development within the Transportation Corridor zone district
(07CUP-00000-00045), for construction of a 10-foot soundwall (07CUP-00000-00046), for
construction of four new employee dwellings (07CUP-00000-00047), and for repairs to an
existing seawall (08CUP-00000-00005) have been incorporated into these Final Development
Plan conditions of approval.

The proposed project is as follows:

Caruso BSC Miramar LLC requests approval of a Revision to a previously approved Development
Plan and associated Conditional Use Permits granted for the renovation of the Miramar Hotel
project (hereby referred to as the Schrager Plan). The original approved plan for the renovation of
Miramar was approved in June 2000 and includes a Final Development Plan (Case No. 99-DP-
001), a Conditional Use Permit (CUP) (00-CP-032) required for construction in a Transportation
Corridor zone (within a parcel owned by the Union Pacific Railroad), and a CUP (99-CP-002) for
construction of four employee dwellings and for construction of a 10-foot sound wall within the
front yard setback.

The original approved Schrager Plan was subsequently modified twice by amendments: the first
involved the removal of the employee units and alterations to some building square footages which
was approved in July 2000 (Case Nos. 99-DP-001 AMO01 and 99-CP-002 AMO1; [Case No. 00-CP-
032 was not amended], and the second involved phasing of the project which was approved in July
2002 (Case Nos. 02AMD-00000-00007 [for the development plan], 02CUP-00000-00030 [for
construction of the 10-foot soundwall], and 02AMD-00000-00008 [for construction in the
Transportation Corridor zone]).

The proposed Final Development Plan revision (Case No. 07RVP-00000-00009) and revisions to
the CUPs for construction within a Transportation Corridor (Case No. 07CUP-00000-00045) and
for construction of a 10-foot sound wall (07CUP-00000-00046) (hereby referred to as the Caruso
Plan or the proposed project) would supercede the current approved permits. Because employee
dwellings are proposed to be added back into the project description, the proposed project would
also require a revision (Case No. 07CUP-00000-00047) to the original approved CUP 99-CP-002
for the employee dwellings. Finally, a new CUP is required for repairs to an existing seawall (Case
No. 08CUP-00000-00005) which were not required under the Schrager Plan. A follow-on Coastal
Development Permit (08CDP-00000-00054) for buildout of the physical improvements approved
under the Development Plan and Conditional Use Permits would also be processed. Site plans for
the project are contained Appendix E.

The subject property is reported at 15.99 gross acres (15.77 net acres) and comprises ten lots of
legal record totaling 696,470 square feet (SF) of gross lot area and 686,977 SF of net lot area,
including one parcel owned in fee by the Union Pacific Railroad but over which Caruso BSC
Miramar LLC has an easement to allow certain uses. Caruso BSC Miramar LLC owns another
adjacent parcel to the southwest of the proposed new hotel (APN 009-344-008), however this
parcel is not a part of the Development Plan. Caruso BSC Miramar LLC is applying to merge the
legal lots of record owned by Caruso BSC Miramar LLC for the proposed project.
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The original approved Schrager Plan (approved under Case Nos. 99-DP-001, 00-CP-32, and 99-
CP-002) consisted of the following components:

Construction of a new banquet hall over subterranean parking, and an attached new
parking structure with three tennis courts on its roof;

Construction of a new lobby at South Jameson Lane and a central promenade that would
extend continuously from the lobby southward through the site to the beach;

Construction of a new restaurant;

Construction of a new beach bar;

Construction of a new spa building and treatment rooms to incorporate the existing Beach
& Tennis Club and salon;

Removal of one of the existing Oceanfront guestroom buildings south of the new
promenade;

Construction of eight new guestrooms along South Jameson Lane;

Conversion of four of the existing Garden Rooms to four employee housing units and
hotel support;

Interior remodels of the existing cottages/guestrooms;

Removal of 4.73 acres of asphalt throughout the site; and

Construction of a sound barrier/hedgerow along South Jameson Lane.

Two new swimming pools and four new fountains would replace the two existing pools.
Landscaping efforts would include the removal and relocation of numerous trees and new
plantings of both native and non-native species throughout the site.

The renovated Miramar Hotel would have had 213 guestrooms, plus four employee
dwelling units.

Demolition, grading, construction, and landscaping were estimated to require approximately
15 months to complete, with up to 125 workers onsite at any one time.

The proposed Caruso Plan consists of the following components (Table 2-4 below also provides a
comparison of the Caruso Plan versus the Schrager Plan):

Construction of a new ballroom over subterranean parking. Portions of the parking garage
would be covered by an event lawn, with a new motor court and access ramp to
underground parking;

Construction of a new lobby and administration building on South Jameson Lane;
Construction of three new restaurants, one on the second floor above the lobby, one near the
pool, and the third as a new beach bar/snack house;

Creation of a central lawn area in front of the main building lobby and main building
guestrooms;

Creation of additional open space by vacating the north-south segment of Miramar Avenue,
and connecting the site via internal meandering paths resulting in additional new landscape
areas throughout the site;

Construction of a new spa and fitness building and treatment rooms for use by guests of the
hotel and members of the public and one new building for exclusive use by the Beach and
Tennis Club members;

Increased beach club membership from 140 to 300;

Construction of two new tennis courts for use by hotel guests and beach club members;
Removal of all the existing guestroom buildings;

Construction of a maximum of 192 new guestrooms located in 25 guest room buildings
and cottages throughout the site;

A restored beach boardwalk;

Sixty-eight new public parking spaces along Eucalyptus and South Jameson to improve
public beach access to existing public access points;

PN
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New public access routes along the fire lane on the Miramar property and along the private
road between the proposed Main Building and Ballroom;

Construction of a 10-foot sound barrier along South Jameson Lane west of the main
entrance drive;

Construction of two new swimming pools to replace the two pools that previously existed
on the site;

Landscaping plan would include the removal and relocation of numerous trees and new
planting of both native and non-native species throughout the site;

Four affordable on-site hotel employee housing units;

Increased number, duration, and attendance of beach events (e.g., weddings) from 12 beach
events per year, for a maximum of 50 people for 30 minutes to 30 beach events per year, for
a maximum of 100 people for 60 minutes; and

A request for modifications to the height, parking, and setback requirements of the County’s
Coastal Zoning Ordinance.

Below is a summary of the proposed structural development, site improvements, and proposed
operation of the new beach resort and bungalows.

PROPOSED STRUCTURAL DEVELOPMENT

The proposed project would involve the demolition of all existing structures on the property and the
addition of 385,296 gross SF (164,849 net SF) of structural development, excluding paved areas.
Table 2-1 below summarizes the square footages of the proposed new buildings along with their
maximum height (as measured from existing grade).

Pursuant to Section 35-203 of Article 11 of the County Code, Coastal Zoning Ordinance, in the
Montecito Community Plan Overlay District, the maximum floor area ratio (FAR) for projects in

the C-V, Resort/Visitor Serving Commercial zone is 0.25. The proposed project would result in
164,849 SF of net floor area for an FAR of 0.2399 (see Table 2-1 below).
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Table 2-1
Project Statistics — Structural Development
Building Name Building No. of Max. No. of Gross Net Gross Total Site
No. on Stories | Heighi | Guesi- | Inierior Floor Exterior Coverage
Plans above rooms Area Area Area (SF)
Existing (SF) (used for (SF)
Grade FAR)
(ft.) (SFH

Ballroom 5 2 47’ 0 24,702 13,331 5,278 25,280
Main Building ] 2! 46’ 28 216,923 37,759 15,623 76,804
Pool Bar/Restaurant 7 1 27.3° 0 878 667 0 2,342
Spa 31 2 26.2° 0 15,575 10,313 0 10,546
Beach and Tennis 6 2 38 0 2,222 1,482 326 1,238
Club
Retail —R1 24 1 19’ 0 1,003 704 0 1,003
Retail -R2 25 1 18.6° 0 959 711 0 959
Retail - R3 26 1 16.1° 0 930 676 0 930
Retail — R4 27 1 16.0° 0 1,669 1,170 0 1,669
Retail — RS 28 1 18.5° 0 924 641 0 924
Lanai 9-L9 44 2 3Ly 49 35,151 24,478 7,642 22,912
Lanai 1 -L1 11 2 3.y 6 5,528 3,614 1,059 3,497
Lanai2 -L2 9 2 33.5° 14 11,020 8,598 2,777 7,261
Cottage — C3 43 1 17.3° 6 4,111 3,684 1,020 6,060
Cottage — C3 42 1 17.8° 6 4,111 3,684 1,020 6,060
Cottage 1 - Cl1 22 1 16.6° 4 2,385 2,184 679 3,632
Cottage 1 - Cl 23 1 19.0° 4 2,385 2,184 679 3,632
Cottage 3 - C3 32 1 17.5° 6 4,533 3,684 1,284 5,817
Cottage 3 - C3 34 1 17.5° 6 4,533 3,684 1,284 5,817
Cottage 3 - C3 40 1 17.8 6 4,533 3,684 1,284 5,817
Cottage 3 - C3 Alt 41 1 17.3 6 4,533 3,684 1,284 5,817
Cottage 4 - C4 36 1 19 4 3,152 2,901 552 3,704
Cottage 4 - C4 37 i 17.5° 4 3,152 2,901 552 3,704
Bungalow 1 - Bl 33 1 17.1° 1 929 811 249 1,178
Bungalow 1 — Bl 35 1 18.6° 1 929 811 249 1,178
Bungalow 2 - B2 15 1 18’ 2 1,431 1,265 367 1,798
Bungalow 2 — B2 16 1 18.5° 2 1,431 1,265 367 1,798
Bungalow 2 — B2 18 1 17 2 1,431 1,265 367 1,798
Bungalow 2 - B2 19 1 17 2 1,431 1,265 367 1,798
Bungalow 2 — B2 20 1 17 2 1,431 1,265 367 1,798
Governor’s Suite — G1 17 1 17.5° 2 1,674 1,506 335 2,009
Oceanfront West — Ol 2 2 24.0° 10 6,712 4,250 1,326 4411
Oceanfront East - 02 3 2 24.0° 16 14,433 10,433 3,272 9,216
Oceanfront 4 2 24.0° 1 2,965 2,728 500 1,830
Presidential - O3
TOTAL 192* 385,296 | 164,849 50,099 230,517
Notes: Based upon plans submitted on September 19, 2008. * The impact analysis was conducted for a

maximum of 209 rooms.

* The main building is a two story building with two underground stories of parking.
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Proposed Architectural Style

The pr%posed architectural style for the project shall be described as “Cottage Type Hotel” as
defined™

A "Cottage-Type" hotel is a collection of one and two story-building siructures that vary in size
and orientation. Placement and scale of buildings should be in a garden type seiting with large
canopy trees. Site should be pedestrian friendly.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California
Cottage and Bungalow or an architectural style reflecting the historical regional California
coast. Architectural vernacular should incorporate low-sloped roofs with gables and/or hips,
residentially scaled plate heights, overhangs and eaves, casement, double-hung or fixed windows
or French doors with divided lights, porches and/or trellis; exterior walls of masonry, plaster,
stone an/or wood siding (or other simulated materials).

The Miramar, as it existed in 1992 when the Montecito Community Plan was adopted, along with
the Biltmore and the San Ysidro Ranch are the resort visitor-serving hotels in Montecito upon
which the existing “Cottage Type Hotel” tradition was based. Both the Biltmore and the then
Miramar include both large structures for congregation (restaurants, conference rooms, etc.) with
attached guestrooms, and smaller buildings or cottages housing additional guest rooms. Consistent
with the historic template of Montecito’s resort visitor serving hotels, the proposed project includes
both large structures for congregation (lobby, restaurants, ballroom), two-story lanal guest room
buildings and six or fewer key single story cottage structures. Of the total number of 25 structures
devoted to guest rooms, 19 are single story cottages with six or fewer rooms and 2 are two story
cottages with six or fewer rooms. Of the total number of 192 keys, 74 are located in the cottages.

The guest arrival is to the Main Building with a a see-through lobby that overlooks a courtyard with
the ballroom beyond. All guest parking except for a limited number of spaces in the front motor
court and at the oceanfront buildings, has been moved underground to allow the landscaping to
reflect the refined residential nature of this building.

Throughout the project there are generous open spaces and a variety of experiences and building
types that reinforce the outdoor temperate lifestyle encouraged by the design. Guestrooms are
located in one-story cottages and two-story lanais, oceanfront and poolside buildings with
panoramic window lines, expansive patios and balconies. Awnings and drapes and landscaped
trellises add detail and shade to the outdoor environment.

Ballroom/Employee Dwellings

The ballroom would primarily be used for special events of various sizes. It would be for use both
by beach resort and bungalow guests and the community. Vehicles would arrive at the ballroom via
the existing private road. There would be a forecourt at the ballroom with valet parking, and cars
would be parked in the underground parking through a separate entrance directly across the road
from the forecourt. One would also be able to access the ballroom from the main building by either

5 During the August 28, 2008 hearing, the MPC directed the applicant to undergo further Montecito Board of
Architectural Review MBAR) with specific direction for the MBAR to ensure the proposed project be consistent with
the above “Cottage Style Hotel” definition, including colors, materials and style.
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going down stairs or an elevator and crossing the private road on foot. The ballroom could either

accommodate one large event, or with slide walls could be subdivided to accommodate up to three
different events.

There are large hallways outside of the ballroom to provide adequate circulation for either one large
event or three concurrent events. The ballroom building also houses a banquet kitchen that would
be used primarily for special events. This is separate from the primary kitchen in the Main
Building. There would be large doors opening out to a large lawn south of the building that would
allow the ballroom facility to accommodate up to 600 people.

The ballroom building also houses the four affordable employee housing units on the north side of
the building facing South Jameson Lane. The affordable employee housing units would be rented
to moderate income (120% AMI) full-time employees. Income eligibility for affordable rental units
would be determined by the County or its designee.

Main Building/Restaurant/Two-level Parking Garage

The main building in the Caruso plan includes the lobby/check-in area, a second floor three-meal
restaurant, administrative offices, three meeting rooms, back of house (BOH) areas, and guestrooms
all built on top of a two-level subterranean parking garage. The main building is oriented around an
interior courtyard situated on top of the parking deck. Guestrooms, the lobby, and the restaurant
face the main lawn area where the main pool is located. The new restaurant above the lobby would
be a more formal venue for dining with a portion of the seating located in an unenclosed deck area.

Pool Bar/Restaurant and Beach Bar/Snack House

The second restaurant would be located near the main pool and would be more casual in nature and
designed to have seating in an unenclosed patio area. The new beach bar would be located on the
west end of the Oceanfront Building East (02); it would have patio seating only and include food
storage and preparation areas. The beach bar has been designed with low roof forms to create
architectural diversity with respect to the oceanfront units and to allow for ocean views through the
Miramar site. The views from the beach into the property and from the property to the beach would
be enhanced by the large opening that would be created between the oceanfront buildings where the
beach bar would be located. The opening would be 35 feet wide at its narrowest point, and would
average a width of 40 feet.

The total indoor and outdoor seating in the two restaurants and the beach bar/snack house is
proposed to match the 258 seats previously approved in the Schrager Plan and also matches the seat
count in the formerly operating hotel.

Spa
A new spa facility would be constructed in the north section of the site along South Jameson Lane.

The spa would include new treatment rooms, men’s and women’s locker rooms, fitness facilities,
and relaxation gardens in a one level structure oriented around a courtyard.

The building would be located in the northwest corner of the site in close proximity to a second
pool (spa pool) on the property. In addition to guest use, there would be allowance for 15 non-guest
users per day consistent with the uses approved in the Schrager Plan.

Beach and Tennis Club

o
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The proposed project includes a two-story clubhouse for the Beach and Tennis Club. The
clubhouse would be for the use of Beach and Tennis Club members only and would include
lockers, a sauna and steam rooms, and a lounge area. Adjacent to the clubhouse would be two new
tennis courts. These would be available for use by the club members and beach resort and
bungalow guests. The courts would be enclosed by netting instead of fences to allow for views
across the courts. If necessary, the courts could also be used for overflow parking for large events.

Membership in the Beach and Tennis Club would be limited to 300. Members would be allowed
to bring family and guests. Since most families would travel to the Beach and Tennis Club in one
car, it would not be anticipated that club members would have a significant impact on traffic or
parking during normal days. On days that the surrounding beach area is anticipated to be busy
(i.e. Mother’s Day, Memorial Day, July 4™ 1abor Day), the hotel would issue parking passes in
advance to club members for parking in the private Miramar parking lots. The passes would need
to be displayed and each membership would be limited to one pass each on the busiest days, thus
limiting each membership to one car. This policy would be enforced by Condition No. 52
requiring the applicant to monitor such parking and provide P&D with annual reports.

The following guidelines are intended for the Beach/Tennis Club members:

o Beach Club building would be exclusively for beach club members, their families and
guests (consistent with above); and,

e Members, at minimum, would have access to tennis courts in addition to the Beach Club
building.

Five New Retail Buildings

Adjacent to the main building would be a cluster of small cottage style retail boutiques featuring
convenience type products and services to the hotel guest. This incidental retail use would be
geared to satisfy the needs of the hotel guests but could also be a resource to the public for
browsing, services and gift item purchases. Examples of possible retail uses include apparel, beach
recreation (i.e., beach towels, hats, beach chairs, boogie boards, etc.), magazines and newspapers,
candy, sunglasses, specialty food sales (i.e., bakery goods, ice cream, coffee), jewelry, art, gifts,
visitor information, gourmet grocery items, and wine, among others. Uses would not include open
alcohol sales, fast food meals, dry cleaners, post office, parcel services, or a bank.

New Guestrooms

Under the Schrager Plan, 213 guestrooms were approved, whereas under the Caruso Plan, 192
guestrooms are proposed. Seven types of guestroom buildings are proposed under the Caruso plan:
Lanai buildings, Cottages, Bungalows, Oceanfront buildings, one Governor Suite, one Presidential
Oceanfront unit, and guestrooms attached to the Main Building (as summarized in Table 2-1
above). The Lanai buildings, Oceanfront buildings, Presidential Oceanfront unit, and guestrooms
attached to the Main Building would be two-story buildings while the others would be one-story
buildings.

Sound Barrier
A sound barrier is proposed along South Jameson Lane west of the main entrance drive to reduce

noise from the freeway in exterior spaces. Along South Jameson Lane, this sound barrier would
consist of an approximate 10-foot high (as measured from the South Jameson Lane grade) sound
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wall with landscaping on both sides to make the wall visually appealing as well as architectural
features that would enhance the visual appearance of the wall.

Boardwaik and Seawail Repairs

An existing timber and concrete seawall retains the soil supporting most of the existing oceanfront
units (the existing oceanfront units are not supported by deep foundations). Under the proposed
project, the new oceanfront units would be supported on deep foundations (approximately 128
driven piles) to comply with requirements in the Coastal High Hazard Zone, however, compacted
soil would be placed beneath the foundations between the piles to further protect the structure from
collapsing in the event of lateral earth movement during an earthquake. The existing seawall would
be retained to support the soil beneath the piles. Many of the timber piles supporting the existing
seawall are damaged and may need to be replaced under the proposed project (with new driven
piles); construction of this element of the project is anticipated to last 13 days. In addition, new
shotcrete would be installed on the face of the seawall to further strengthen it from wave forces.

The existing easternmost oceanfront unit is not protected by the seawall, but rather by a timber
bulkhead located further seaward than the seawall. No repairs are proposed for the bulkhead.

A 2x10 foot plank timber boardwalk is framed off the face of the seawall, approximately 9.8 feet
above existing grade (sand). The boardwalk is supported by timber piles, 10x12 foot beams, and
2x14 foot joists. In addition, a stairway leads to the beach off the boardwalk. Due to extensive
wood rot, the deck of the boardwalk would be replaced under the proposed project, however, the
existing piles and the existing beach stairway would be retained.

Thergé';i?:ﬁ’e anticipated need for construction equipment to be parked on the beach, though hoses,
cables, efc. may go down onto the beach (i.e., shotcrete application to the seawall).

Additional Fences and Walls

Table 2-2 summarizes the proposed site walls and their heights under the Caruso plan.

Table 2-2
Project Statistics — Site Walls
Wall Location Maximum Height of Wall
(above existing grade) (ft.)

Between the spa and South Jameson 5.8
(Section A on Sheet C-2, the preliminary grading and
drainage plan)
In the northwest corner of the property by the spa 4.6°

(Section H on Sheet C-2, the preliminary grading and
drainage plan)

Along the western property line between All Saints by 3.8
the Sea (Section B on Sheet C-2, the preliminary

grading and drainage plan)

Along the southwestermn property line between All 2.1

Saints by the Sea (Section C on Sheet C-2, the
preliminary grading and drainage plan)

Between Lanai L2 and the residential parcel owned by 3.9
Miramar to the west (Section D on Sheet C-2, the
preliminary grading and drainage plan)

Series of three stepped walls in the far southeast 1.6°,5.5°, & 6.5" for a total of 13.6°
corner of the property near the tennis courts (Section
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F on Sheet C-2, the preliminary grading and drainage
plan)

Along service road along entire eastern boundary of 6.7
the property (Section G on Sheet C-2, the preliminary
grading and drainage plan)

Retaining wall between the eastemmost guestrooms 6.5’
on the Main Building and the entrance road
Retaining wall between the Oceanfront units and the 8

new fire access road and railroad tracks to the north

Modifications

Section 35-174.8 of Article II, Coastal Zoning Ordinance, for Development Plans, stipulates that
the decision-maker of a Development Plan (e.g., Montecito Planning Commission) “may modify
the building height limit, distance between buildings, setback, yard, parking, building coverage, or
screening requirements specified in the applicable zone district when the decision-maker finds that
the project justifies such modifications.” The applicant proposes modifications to height limits,
setbacks, and parking requirements.

Height Modifications

The height limit in the C-V zone is 35 feet above existing grade, or 38 feet with 4 in 12 roof
pitches. Section 35-127(A)(1)(a)(3) of Article 11, Coastal Zoning Ordinance also allows exceptions
to the height limit by 8 feet for a maximum total of 10% of the roof area or 400 square feet,
whichever is less. All proposed new buildings would meet these height restrictions, except for the
Main Building where the maximum height is proposed at 46 feet and the Ballroom Building where
the maximum height is proposed at 41 feet. Therefore, a modification to the height limit is
requested for this building. A height modification was not requested under the Schrager Plan.

Section 35-204(1) of the Montecito Overlay in Article II, the County’s Coastal Zoning Ordinance
states:

1. New structures shall be limited to an average height of 16 feet above finished grade
where site preparation results in a maximum fill of 10 feet or greater in height. This
height limitation shall apply except as provided for in Section 35-127, Height.

Under the Caruso Plan, the finished floors of the Beach and Tennis Club and the pool bar would be
raised at least 10 feet above existing grade. Table 2-3 shows the difference between the finished
floors and existing grade at reference points corresponding with the ridgelines of each of these
buildings (see Sheet A0.20 of the plans also). Table 2-3 also shows the proposed building height
above the finished floor, and indicates where this height exceeds the 16 foot limit. A modification
to the height limit would be required for the Beach and Tennis Club but not for the pool bar. This
type of modification was not required for the Schrager Plan.

Table 2-3
Height Modifications Required for Buildings Requiring More than 10 Feet of Fill
Building Existing Grade | Finished Floor | FF—EG (feet | Bldg. Height Height
(EG) (feet (FF) (feet above above mean Above FF above the
above mean sea | mean sea level) sea level) (feet above 16’ Limit
level) mean sea
level)
Beach and Tennis Club
A | 17.5 ! 28.5 +11 | +22.5 l +6.5
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B ! 16.5 | 28.5 12 [ +26 | 10
Pool Bar

A 21 32.5 +11.5 +12 -4
B 20.5 32.5 +12 +15.3 -0.7
Setback Modifications

At Miramar, there is a required 20-foot setback from the right-of-way line and a 50-foot setback
from the centerline of South Jameson Lane, Eucalyptus Lane, and Miramar Avenue. In addition,
there is a 50-foot setback from the entire western and eastern property line due to adjacent
residential zoned properties. Finally, there is a 20-foot setback from the northern edge of the Union
Pacific Railroad easement (a rear yard setback) and a 10-foot setback from the southern edge of the
Union Pacific Railroad easement (a front yard setback for an interior lot).

Similar to the approved (Schrager) plan, the proposed plan also includes setback modifications.
Specifically, all of the guestrooms along the western property line would encroach 35 feet into the
required 50-foot setback to the adjacent residential zoned properties (for a setback of approximately
15 feet from the western property line); patios for Cottages C3/C3 would be 8 feet from the western
property line. In addition, the two C4 cottages, two B2 cottages, and the Governor’s Suite (G1)
would be located on the right-of-way line and well within the 50-foot setback from the centerline of
Miramar Avenue. Finally, the Spa building, Main Building, and oceanfront guestrooms all would
slightly encroach into setbacks as well. Therefore, a modification to the setback requirements
would be required for most of the buildings (see Table2- 4 below as well for more details on
encroachment into setbacks).

Table 2-4
" Setback Modifications Required for the Caruso Plan
Location of Encroachment Building Encroachment Building Encroachment into
Setback Area
Northern property line adjacent to S. Main Building, , Spa Approximately 10’ into the setback
Jameson area
Western property Jine adjacent to Spa & Guestrooms Between 32’ & 35’ into the 50’
Eucalyptus Lane and the Church setback
property
Southern property line adjacent to the Guestrooms Approximately 20° into the setback
east-west portion on Miramar Ave. area & on the ROW line
South-western portion of the hotel, Guestrooms Approximately 20’ into the setback
which is south of Miramar Ave and area
north of the railroad track, adjacent
to the properties at 50, 56, and 60
Miramar Avenue
Property line north of the Qceanfront Guestrooms Approximately 10’ into the 10’
Oceanfront Guestrooms and south of setback from the UPRR property
the UPRR. line
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Parking Modifications

Please see below for further discussion about the parking proposed for the project. The County’s
parking standards contained in Article II, Coastal Zoning Ordinance, require a total of 639 parking
spaces onsite to accommodate the proposed project. However, only a total of 551 parking spaces
would be provided, for a total of 88 spaces fewer than ordinance requirements. Therefore, a
modification to the parking requirements would be required. Under the Schrager Plan, the project
would have been 183 spaces short of ordinance requirements, and a modification was granted for
that project.

SITE IMPROVEMENTS
Grading, Drainage, and Utilities

Grading for the project entails excavation of the underground parking under the Main Building and
Ballroom and re-contouring of the site. In order to bring the eastern portion of the site above the
floodplain, the grades on the eastern portion of the site need to be raised and the grades on the
western portion are to be slightly lowered, moderately flattening the site. Fill within the Oak Creek
floodplain would constitute a total loss of approximately 7.6 acre feet of storm water ponding
volume upstream of the railroad. A total of approximately 36,300 cubic yards (cy) of cut and
approximately 46,100 cy of fill would be required for the project, which factors in the amount of
overexcavation and compaction required. As a result, a total of 10,000 cy of import would be
required for the project.

The proposed haul period for the import of 10,000 cy of fill is proposed as follows:

Import volume 10,000 cy

Truck capacity 10 cy

Truck trips per hour 6to 10

Duration of import 100 to 170 hours/12 to 21 days

Note: It is assumed that import of fill would occur sporadically during early stages of the project

The previously operating Miramar hotel contained about 2.028 acres of asphalt parking and
pathway areas within the hotel site and the approved Schrager Plan involved a total of 2.028 acres
of paving (including the north-south segment of Miramar Avenue). The proposed project involves
approximately 5.79 acres of paving. Drainage for the property would be designed following the
County-approved drainage study prepared for the proposed project.

All existing on-site storm, sanitary and water systems would be removed or properly abandoned
and new systems installed per current codes. The Miramar hotel would rely exclusively on
Montecito Water District service: no private well use is associated with the proposed project.
Existing water service in the to-be-vacated northern portion of Miramar Avenue, which serves a
portion of the adjacent community, would be maintained in place until a new system is activated as
part of the project. Sanitary service would be provided by Montecito Sanitary District service lines
adjacent to the southwest corner of the property and at the eastern end of Miramar Avenue. The
Montecito Sanitary District is currently updating this sewer system, including service lines that
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would serve the project. In conjunction with these upgrades, the project would include installation
of a sewer lift station with an emergency overflow basin. The sewer lift station and overflow basin
would be located in the northeastern portion of the property, and the wells for the pump station
would be located approximately four to five feet below the sanitary sewer line. All existing
overhead electrical lines would be relocated underground.

The applicant proposes the use of two 100 brake horse power (bhp) boilers, two 3,000 million
British thermal units (MMBTu) boilers, and a 500 kilowatt (kW) emergency generator.

The project would utilize water from the Montecito Water District.

Vehicular Access to the Hotel

The site would be accessed primarily at two points along South Jameson Lane — the main entrance
road to the lobby and the private road that would provide access to the ballroom, the Beach and
Tennis Club, the oceanfront rooms, and continued access for the three private homes to the
immediate east of the beach resort. There would also be a third access point at the far east end of
the property for service vehicles only.

The private road would be improved from its current condition. The private road’s elevation would
be raised to make it consistent with the new surrounding topography and to elevate it out of the
current flood plain (currently, parts of the private road sit more than five feet below the 100-year
flood plain). The road would be built in compliance with all required engineering standards and
requirements of the Montecito Fire Protection District. The roadway edge would be attractively
landscaped.

Pools and Pool Cabanas

There would be two pools on the property, a smaller pool in the northeast corner of the property
near the lanai buildings, and the main pool south of the lobby building. The smaller pool is
envisioned as less populated and quiet while the main pool would be the focus of the resort’s
outdoor activities. Lawn area, large seating areas, the outdoor poolside restaurant, and pool cabanas
would surround the main pool. The cabanas would be temporary open-air shade structures for
rental use by the hotel guests.

Landscaping, Gardens, and Pathways

Approximately 5.33 acres of the Miramar Beach Resort and Bungalows site would be devoted to
landscaping. Many of the existing, mature landscape materials, including many varieties of
majestic trees such as sycamores, eucalyptus, Camphor trees, and Canary Island Palms, would
remain on the property. It is a goal of the project to save as many trees as possible, relocating as
possible and replenishing the property with new trees as well. The remainder of the plant paletie
would consist of a combination of drought tolerant and non-drought tolerant shrub and ground
cover species.

The entrance into the property would be landscaped with a variety of mature trees, providing a
planting buffer along the entire frontage of South Jameson Lane. This would set the tone for
Miramar, bringing it once again, back to its destination resort setting, established nearly 100 years
ago. In conjunction with the hotel’s architecture, landscape improvements along South Jameson
Lane would also help attenuate noise from Highway 101. The entrance drive off of South Jameson
Lane would be planted with a combination of non-drought tolerant and drought tolerant plant
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materials. The motor court would be appropriately landscaped with decorative paving materials,
potted plants, and colorful, flowering shrubs and hedges.

The experience at Miramar Beach Resort and Bungalows would primarily be a walking and
strolling experience. Therefore, pathways would be added and carefully placed to appropriately
accommodate hotel guests as well as take into consideration cart access to the main building, the
oceanfront buildings as well as the lanai buildings, cottages and bungalows throughout.
Decomposed granite pathways are envisioned for pedestrian use while other materials would be
used for golf cart access. The pathways have been laid out to avoid disturbing any trees, but to also
accommodate fire and maintenance access.

Signs and Lighting

A new sign would be installed on South Jameson Avenue at the main entrance to the Main
Building. The new fire access lane through the property (see “Public Access to the Beach and
Public Use of the Site” below), would be marked with directional signs to Miramar Avenue which
can be used to access the beach at the end of Eucalyptus Lane, and clearly marking the path as
public access. Public beach access signs will also be located along the private road between the
Main Building and Ballroom directing people to the beach through the beach bar area. Finally,
signs would also be installed on the exterior of the property directing people to public beach access
points at the end of Eucalyptus Lane and the end of Posilipo Lane.

The tennis courts would not have lighting, consistent with the Schrager Plan.

Also consistent with the Schrager Plan, lighting is proposed on the boardwalk and the beach bar,
but no lighting is proposed for the beach or sandy area. Lighting along the boardwalk would not be
directed onto the sand in front of the resort or on the watér. Likewise, lighting at the beach bar
would be kept to a minimum and would cease at 10 p.m. each evening.

Fire Access Plan

A Fire Access Plan has been prepared for the proposed project, and incorporated into the site plans
for the project, that outlines fire access lanes throughout the property and fire access points to the
roof top of each building on the property.

Solid Waste Management Plan
The applicant proposes to reduce the solid waste volume generated by operation of the proposed
project by 50 percent. In order to achieve this diversion rate, the following measures would be

implemented:

General Solid Waste

1. A County-designated hauler would provide individual bins within centralized enclosure/s on the
property for trash and commingled recycling. Commingled recycling containers would be
utilized for depositing materials such as aluminum, plastic, glass, newspapers, junk mail,
bimetal cans, magazines, cereal boxes, and cardboard. Trash and recyclables would be picked
up at appropriate time intervals determined by the designated waste hauler.

2. Interior spaces of each project area would be provided with storage for smaller recyclable
materials such as office paper, cardboard, newspaper, glass and plastic bottles, aluminum and
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bimetal cans.

3. The designated waste hauler would provide the designated trash/recycling enclosures with
commingled recycling containers for materials such as aluminum, plastic, glass, newspapers,
junk mail, metal cans, magazines, cereal boxes, and cardboard. Recyclables would be picked
up at appropriate time intervals determined by the designated waste hauler.

Gardening Waste

1. The overall project landscape design would consider the following yard waste minimization
methods:

o Trees would be selected for the appropriate size and scale to reduce pruning waste over
the long-term.

e Slow growing, drought tolerant plants would be included in the landscape plan.
Drought tolerant plants require less pruning and generate less long-term pruning waste,

require less water, and require less fertilizer than plants with higher water and fertilizer
needs.

2. The initial landscape contractor and the subsequent landscaping maintenance crew hired by the
Property Manager would be responsible for all garden waste management duties for the project
area. Both contractor and maintenance crew would be informed through written and verbal
information sources regarding this waste plan.

3. Woody waste would be chipped and used as mulch and/or composted on-site, to the maximum
extent feasible.

4. All gardening wastes not composted/utilized as mulch on-site shall be hauled offsite by the
maintenance crew.

Hazardous Waste

1. The Community Environmental Council (CEC) is a resource for information on non-toxic
alternatives. Guests/visitors would be made aware that they may contact the CEC at (805) 963-
0583 for additional information on non-toxic or less toxic products.

2. The CEC and University of California, Santa Barbara (UCSB) maintain a permanent facility for
the collection of hazardous waste generated by residents and small businesses in the area. The
owner would be made aware of this service, which includes the recycling/disposal of solvents,
oils, and other chemicals, located at the UCSB Household Hazardous Waste Facility.

During construction, the applicant would employ a combination of local recycling services to
reduce demolition and construction waste by 98.5 percent. Recycling of construction materials is
provided locally by a number of waste collection companies, such as MarBorg Industries and BT,
Granite Construction, Lash Construction, and Santa Barbara Sand and Topsoil also offer
construction waste recycling. For construction, a Solid Waste Management Plan shall be developed
and implemented for each phase of construction. The Plan shall identify:

1. Estimated weight, by material type, to be discarded during construction.

2. Estimated weight, by material type, to be recycled or reused during construction.
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Estimated number of separate bins required for recycling construction materials and cleared
brush during grading and construction activities. All demolition and/or excess construction
materials shall be separated on-site, as feasible, for reuse/recycling or proper disposal (e.g.,
separate bins for concrete and asphalt, wood, metal, drywall, and brush) and to take advantage
of decreased prices for recycling these matenals.

(OS]

4. Prior to demolition/construction, the contractor would arrange for construction recycling service
with a waste collection provider/s. Roll-off bins for the collection of recoverable construction
materials would be located onsite. Materials earmarked for recycling include: wood, concrete,
drywall, metal, cardboard, asphalt, soil, and land clearing debris (greenwaste). Sorting of
general construction debris and materials would be done on-and off-site in coordination with
recycling/waste collection provider.

5. The contractor would be referred to the following sources for recycled content, or reusable
construction products:

e (almax — California Materials Exchange (916) 255-2369 — a program that facilitates the
reuse and recycling of business’ excess products, materials, and discards through a bi-
monthly publication listing such materials free of charge;

e (California Integrated Waste Management Board (800) 553-2962 — a State agency that
provides information about recycling and waste reduction.

e Hayward Lumber (805) 692-2113 — a local construction materials vendor that provides a
wide range of recycled-content products and sustainably harvested lumber.

6. Contractor shall monitor recycling efforts and collect receipts for roll-off bins and/or
construction waste recycling. All subcontractors would be informed of the recycling plan,
including which materials are to be source-separated and placed in proper bins (see materials
earmarked above). .

7. These construction waste-recycling measures would be incorporated into the construction
specifications for the contractor.

8. Development of a Source Reduction Element (SRE) describing the recommended program(s)
and the estimated reduction of the solid waste before it is created. For example, the SRE may
include a description of value-engineering building techniques employed to keep excess cutoffs
to a minimum (including increased spacing of joists and studs, in-line framing, reduced header
sizes, and modular roof designs).

Construction Details

Demolition, grading, construction and landscaping are estimated to require approximately 18 to 22
months to complete, with several activities likely to be occurring onsite simultaneously. It is
estimated that there would be up to 250 construction workers on site at any one time. Construction
vehicles and equipment would be parking within the hotel site during the renovation effort; no
construction-related parking would be allowed along Eucalyptus Lane, or on the east-west portion
of Miramar Avenue during the construction/renovation period.

Pile driving would occur in two areas on the project site: beneath the Main Building and beneath
the oceanfront units. Pile driving activities associated with the Main Building are anticipated to last
for approximately three months. Pile driving activities associated with the oceanfront units is
anticipated to be performed in one phase lasting 13 days, eight hours per day (total of 128 piles with
a driving capability of approximately 10 piles per day).
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The proposed haul routes are as follows:

To Miramar from US 101

Proposed Northbound Truck Route

1. Travel northbound on US 101.

2. Exit San Ysidro off-ramp.

3. Turn left (south) at top of the off-ramp onto San Ysidro Road.

4. Tum left (east) onto South Jameson Lane.

5. Entrances to Miramar site are located on left (south side of South Jameson Lane) as follows:
a. Entrance onto site via vacated Miramar Avenue.
b. Entrance onto site via private road (between Main Building and Ballroom).

Proposed Southbound Truck Route

1. Travel southbound on US 101

2. Exit San Ysidro off-ramp.

3. Advance straight at top of off-ramp onto Jameson Lane.

4. Entrances to Miramar site are located on left (south side of South Jameson Lane) as follows:
a. Entrance onto site via vacated Miramar Avenue.
b. Entrance onto site via private road (between Main Building and Ballroom).

From Miramar to US 101

Proposed Northbound Truck Route

1. Exit the site via vacated Miramar Avenue or private road.by turning left (west) onto South
Jameson Lane.

2. Turn right (north) onto San Ysidro Road.

3. Cross the US 101 bridge.

4. At the stop sign, turn left (west) onto the northbound on-ramp.

Proposed Southbound Truck Route

1. Exit the site via vacated Miramar Avenue or private road.
2. Turn right (east) onto South Jameson Lane.

3. Head straight to southbound on-ramp to US 101.

PROPOSED OPERATION OF THE HOTEL
Number of Guestrooms (or “Keys”)

The Caruso BSC Miramar LLC renovation project proposes 192 keys and 4 affordable employee
residences. There are 25 guestroom buildings and of those buildings, 21 have six keys or less,
while 4 have more than six keys.

Events

Under the proposed project, a number of events may be held at the hotel and the total maximum
attendees at one event or several events occurring simultaneously shall not exceed 600 people,
individually or collectively. Normal events (“normal events™) would have an attendee limit of 500
persons and would utilize the 6,655 square feet ballroom, 1,812 square feet of three meeting rooms,
the outside, or beach area (subject to additional limitations below), or any combination thereof. It is
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anticipated that the same number of normal events would occur as under the approved Schrager
Plan (4.7 events per day on average per year).

Types of Events

The Miramar Beach Resort and Bungalows may, upon approval, accommodate events in the
ballroom facility, the outdoor area adjacent to the ballroom facility, the meeting rooms in the
main building, the beach directly in front of the hotel, or any combination thereof. Strict limits
were placed on event capacity for the approved plan, and those limits have been applied to the
proposed plan, with some revision to the Beach events. Those limits are as follows:

e Normal events: Event capacity is limited to 500 people on-site at any given time. This can
be one event of 500 people in the ballroom (outdoor/indoor), or an aggregate number of
people at smaller events in the ballroom, meeting rooms, and/or the beach. Events up to 500
people are referred to as “Normal Events” in the proposed plan.

o Example: 500 person event in ballroom (outdoor/indoor) OR 200 person event in
ballroom + 200 people gathered in meeting rooms + 100 person beach event = 500
person “Normal Event”.

o There is no limit on the number of “Normal Events”; however, there will be no
attendee overlap between events resulting in excess of the general limit of 500
attendees. After each event, there will be a clean up and set up period before the
following event so that attendees of an event will effectively be “cleared out” before
attendees to the subsequent event show up. Events will be scheduled so as to avoid
overlap and ensure adherence to attendance cap.

e Special Events: Event capacity on-site is allowed to exceed 500 people up to a maximum of
600 people 12 times per year. These are referred to as “Special Events.” Again, the 600
person maximum is an aggregate figure for events on the site; therefore a single event or
combination of events that exceed 500 people at a given time is consitdered a “Special
Event.”

o Example: 600 person event in ballroom OR 350 person event in ballroom + 150
gathered in meeting rooms + 100 person beach event = 600 person “Special Event”.

o Though “Special Events” are limited to only 12 times per year, the parking analysis
conservatively used the 600 person figure in its analysis of “peak demand”. The
parking analysis showed that even at “peak demand” there is excess parking on the
site.

Beach Events

Beach events would include, but would not be limited to, wedding ceremonies, commitment
ceremonies, cocktail parties, or other small gatherings in the hotel beach use area and would be
limited to no more than 30 per year, no more than 60 minutes per event (excluding setup and
breakdown times), and no more than 100 people (“beach events”). Beach events would not count
against the 12 per year special events unless the beach component would bring the activity’s total
attendance to between 500 and 600 people. All beach events that are not considered special events
would be considered normal events and subject to the 4.7 events per day on average limitation.
Beach events would be planned and scheduled in coordination with the use of the ballroom
facilities and would be managed in a fashion whereby the combined use of the ballroom and beach
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use area would not exceed the maximum attendance of 600 for special events or maximum
attendance of 500 for normal events.

T o T
NOYLAUrdagt l_}btf

Capacity for the restaurants would remain the same as currently permitted. A total of 258 seats
would be spread out between the two new restaurants and the beach bar/snack house.

Spa Use

As under the Schrager Plan, a total of 15 non-guests per day are proposed to be able to use the spa
facilities.

Retail Use

The proposed hours of the retail stores would be from 7:30 a.m. to 10:30 p.m.

Number of Employees

There would be approximately 102 full time, part-time, seasonal, and permanent employees under

the proposed plan on-site at any given time. The total number of people employed by the hotel
would be 204.

Parking

In the Caruso proposal, 551 parking spaces would be provided on site; 511 spaces would be
provided in a two level underground parking deck and the rest in surface parking near the main
entrance and behind the oceanfront buildings and along Miramar Avenue. Additionally, 68 public
spaces are proposed along South Jameson Lane and Eucalyptus Lane (a net increase of 2 spaces
over the Schrager Plan) (under the Schrager Plan and the Caruso Plan, 16 public spaces were
assumed to be available on the north side of South Jameson Lane, however, the area is posted “No
Parking,” therefore, these spaces are not available). All public spaces would be labeled for “Public
Use” to ensure exclusive public use and deter hotel guest use.

Parking on the hotel grounds would be shared, with a single space serving several different uses at
different times during the day; also referred to as conjunctive uses. Parking calculations prepared
by ATE, a licensed traffic engineer, for the proposed Caruso project indicate that the 551 spaces
proposed to be provided at the site would accommodate the project’s peak summertime demands
when peak events with up to 600 guests are held (511 peak afternoon demand). Nevertheless, a
modification to the parking requirement is being requested for the Caruso plan as the proposed
number of spaces is short of the ordinance requirement (see Table 4 below).

Hotel parking in the Caruso plan would be provided by valet service only. Ovemnight guests would
use the hotels’ full valet service, dropping off and picking up their vehicles at the valet stand
located at the hotel lobby and would be taken to their rooms by a golf cart or on foot. All guests
would be informed that the street parking spaces along South Jameson Lane and the Eucalyptus
Lane are public and not available for hotel guest use. Public spaces would be labeled as such to
ensure public as opposed to hotel guest utilization of spaces. Guests staying in rooms adjacent to
the ocean front rooms would have designated surface parking areas and would have the option of
parking near their rooms if these spots are available.
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Parking associated with ballroom functions would occur in the parking structure. The Miramar
Parking Plan details the event scenarios (300- and 600-person events), each of which uses valet
parking. Tandem parking was included in the previously approved Schrager plan and would be
retained in the current plan to maximize the efficiency of the underground parking structure and
remove as much surface parking as possible from the site. In the revised plan, there would be a
separate valet service area that would serve both the ballroom and the Beach and Tennis Club and
would be accessed from the private road. The valet service would park these cars in the
underground parking lot, accessed through a separate entrance within the property. Public patrons
of the restaurant, spa, beach-bar or other visitors to the site would have the option of using the
lobby valet service. Hotel employees would not be charged for parking.

Public Access to the Beach and Public Use of the Hotel Site

Under the previous ownerships, the Miramar Hotel did not welcome members of the public
entering the grounds or using the beach in front of the boardwalk. The current application submittal
package states that the applicant is committed to enhancing the public’s interest in visiting the
Miramar and it is one of the project objectives.

Public access to beaches within the vicinity of the Miramar Hotel is provided through several
vertical and lateral access points. The hotel owner provides a 20-foot recorded lateral easement to
the public over the hotel’s full beach frontage. The southem boundary of the public lateral
easement is the water’s edge; as a result, the 20 foot lateral easement varies in location with the
change in tide line. There is existing public vertical access from Eucalyptus Lane about 500 feet
west of the Miramar stairs to the beach, as well as from Posilipo Lane, located approximately 1,500
feet to the east.

The proposed project would ensure that there would be 68 public parking spaces on Eucalyptus
Lane and South Jameson Lane. Under the Schrager Plan, an additional 16 spaces along the north
side of Jameson were discussed, however, this area is posted for “No Parking” and therefore these
spaces cannot be counted.  The proposed hotel includes a commitment for the dedication of two
public access easements through the site. The easements would provide access across the Miramar
Hotel property along the curving pathway (which would also serve as the fire access lane) replacing
the vacated portion of Miramar Avenue and connecting the public to the remaining portion of
Miramar Avenue for easy access to Eucalyptus Lane. Along this fire access lane, coastal access
signs would be posted clearly directing people to Miramar Avenue and ultimately to the beach area
(see “Signs and Lighting” above). In addition, public access to the beach would be provided down
the private road between the Main Building and Ballroom through the property and toward the
beach bar area where there would be a stairway to the beach as an additional way to access the
beach. Legal descriptions for the proposed easements have been provided to the County.

Maintaining the privacy of hotel guests is a priority and the hotel would reserve areas and amenities
for use only by its guests and members of the Beach and Tennis Club (i.e., swimming pools, tennis
courts, and the Beach and Tennis Club building), however, the public would have access to much
more of the property than when it was previously operated. As a commercial, visitor-serving
operation, use by the public and the associated business that it generates is viewed as an integral
part of the hotel operation. All of the restaurants would be available for use by the public as well as
guests. There would be up to 15 non-guest reservations per day available at the spa, and the small
retail area at the front of the property would be available for public use.

The public would also be able to access the boardwalk and the beach bar/snackhouse from the
beach (access to the boardwalk was prohibited by pre-Schrager owners). There would also be
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restrooms near the beach that would be available to the public, as well as showers available to the
public adjacent to the oceanfront buildings.

Hotel Beach Use

On a portion of the sandy beach section of the property (“hotel beach use area”), running along the
entire width of the Miramar Hotel beach frontage and to a line approximately 60 feet seaward of the
existing boardwalk, subject to adjustment in accordance with the public access agreement®, the
hotel owner would provide a number of services to its hotel guests and visitors. In the hotel beach
use area, the hotel may serve limited food and beverages to hotel guests during the hours of
operation of the beach bar. Food and beverage service would be available to non-guests by going to
the beach bar and snack house on the boardwalk.

The hotel may place non-permanent items such as chairs, umbrellas, and other non-motorized
beach-related recreation items (inflatable rafts, boogie boards, etc.) out for hotel guests within the
hotel beach use area, outside of the public’s lateral access area, which would be removed nightly;
these non-permanent items would only be placed out in response to guest requests.

Hotel events in the hotel beach use area would include, but would not limited to, wedding
ceremonies, commitment ceremonies, cocktail parties, or other small gatherings and would be
limited to no more than 30 per year, for no more than 60 minutes per event, and with no more than
100 people. During hotel events on the beach, non-permanent items such as chairs, small tents,
rope barriers, and small signs may be put up immediately before the event and removed promptly
afterwards. Non-amplified music would be allowed on the beach during these events, (i.e., guitars,
small string trios or quartets, etc.).

During a hotel event on the beach, part of the hotel beach use area would be limited to use by the
hotel. However, hotel operations would at no time infringe on the lateral public easement as
described in the dedication referenced above.

The beach in front of the resort would be kept clean by hotel staff for the enjoyment of hotel guests
and the public. The resort and bungalow’s beach area would be kept clean throughout the day by
hotel staff, and would be cleaned thoroughly each evening.

COMPARISON OF PROPOSED REVISIONS WITH THE APPROVED SCHRAGER
PLAN

Table 2-5 below provides a comparison of the proposed Caruso Plan with the original Schrager
Plan approved in 2000 (99-DP-001, 99-CP-002, and 00-CP-032).

® Described in a dedication by William P. Gawzner and June Outhwaite dated July 215 1975 (Recorded October 28, 1975,
Book 2591, Page 617).
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Table 2-5

Comparison of the Proposed Caruso Plan with the Approved Schrager Plan

Project Component

Approved Plan under
99-DP-001/99-CP-002/

Proposed Caruso Plan

00-CP-032'

(Schrager Plan)
STRUCTURAL
DEVELOPMENT
(EXCLUDING PAVING)
(NET FLOOR AREAS IN
SQUARE FEET |SF)])
Ballroom/Employee Dwellings 13,805 SF
(or Banquet Hall/Parking Structure 13,590 SF
under Schrager Plan)
Main Building/Restaurant 6,076 SF
(or Lobby under Schrager Plan) 26,756 SF
Pool Bar/Restaurant 12,080 SF
(or Restaurant under Schrager Plan) 809 SF
Beach Bar 1,033 SF Square footage included in

Oceanfront Building 02

Spa 8,334 SF 7,270 SF
Beach and Tennis Club included in Spa 1,482 SF
Retail 896 SF

(new tennis shop) 4,978 SF
Guestrooms 92,583 SF
(& employee housing in Schrager 109,964 SF
Plan)
Misc. Buildings 6,133 SF None
Total Net Floor Area 137,711 SF 164,849 SF

(=140,940 SF - 3,229 SF
basement area used for storage)

(27,138 SF than Schrager Plan)

Total Net Lot Area 568,304 SF (13.05 acres) 686,977 SF (15.77 acres)
Floor-Area Ratio (FAR)’ 0.242 0.2399
Existing Net Floor Area 127,827 SF 97,382 SF
(diner, lobby, convention center
already demolished)
Net Floor Area to be Demolished 34,603 SF 97,382 SF
(+62,779 SF than Schrager

Plan)
New Net Floor Area to be 46,979 SF 164,849 SF
Constructed (not counting (+117,870 SF than Schrager
renovation of existing structures) Plan)
Height modifications requested None 46.0° height of Main Building

Setback modifications requested

Encroachments into all setbacks
except for eastern side yard
setbacks

West: All guestrooms encroach
approximately 45’ into the
required 50’ setback from the
property line at the Church.
East: All setbacks are met.
North: Lanai A, the eight new
cottages and the banquet hall
encroach 10’ into the required
50° from the centerline of South
Jameson.

South: The Studio, Grey,
Palomita and Bamboo cottages
encroach up to 15 feet into the
required 20’ setback from the

Same as Schrager Plan
West: All guestrooms encroach
approx. 35’ into the 50° setback
from the property line; Spa
encroaches approx. 10” into the
50’ setback from the centerline
of Eucalyptus
East: All setbacks are met
North: Main Bldg. encroaches
approx. 10’ into 20’ setback
from theright-of-way & 20’ into
50’ setback from the centerline
of South Jameson;

South: Guestrooms along east-
west segment of Miramar
Avenue encroach up to 20° into
the 20’ setback from the
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Miramar Avenue right of way, | property line and 30’ into the
oceanfront guestroom encroach | 50’ setback from the centerline
<10’ into the 10’ setback from of Miramar Ave.; Oceanfront
the UPRR property line. guestrooms encroach <10’ into
the 10° setback from the UPRR
property line.
PARKING
Public
South side of South Jameson 44 58
North side of South Jameson 16 spaces not factored in_ 16°
North-south segment of Miramar 24 spaces not factored in 0
Avenue
Eucalyptus Lane 0 10
Total 68 68
(44 factored (84-16 in “No Parking” zone =
+40 present but not factored in 68 legitimate public parking
= 84; 84-16 in “No Parking” spaces)
zone= 68 legitimate public
parking spaces)
For Hotel
Parking structure 301 511
Onsite 115 40
Overflow on tennis courts 28 28
Total 416 + 28 overflow spaces 551 + 28 overflow spaces

Spaces Required by Ordinance

Hotels/Motels

1 space per guest room 213 192
1 space per 5 employees 20 7
(100 employees) (35 employees)
Restaurant
1 space per 300 SF of 13 6
patron space (indoor + (3,804 SF) (270 SF net indoors +
outdoor) 1461 SF outdoors=1,731 SF)
1 space per 2 employees 10 10
(20 employees) (20 employees)
Beach bar
1 space per 300 SF of 3 2
patron space (indoor + (876 SF) (108 SF net indoors +
outdoor) 361 SF outdoors = 469 SF)
1 space per 2 employees 3 2

(5 employees)

(3 employees)

Spa facility

1 space per 300 SF of gross area 38 35

(11,190 SF gross) (10,546 SF gross)

Tennis

1.5 per court 5 3

(3 courts) (2 courts)

Assembly space
(for events + library)

1 space per 30 SF of 290 282

assembly space

(8,689 SF incl. a library)

(8,467 SF, no library proposed)

Employee Dwellings

1 per each dwelling unit 4 4
(for one-bedroom units)
Restaurant in Main Building
1 space per 300 SF of 0 16

patron space (indoor +

(3,965 SF net indoors +
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outdoor)

947 SF outdoors = 4,912 SF)

1 space per 2 employees 0 21
(42 employees)

Beach and Tennis Club

1 space per 30 SF of 0 49
assembly space (1,482 SF)
Retail

1 space per 500 SF of gross floor 0 10
area (896 SF tennis shop not counted (4,978 SF)

in approved plan)

Total no. of req’d spaces 599 639
No. of spaces short of ordinance 183 88

requirements

(not counting overflow parking)

(not counting overflow parking)

SITE IMPROVEMENTS

Utilities replaced

Replace electrical lines; use of

Replace sewer, water, & electrical

existing water well for landscape lines
irrigation
Repairs to seawall proposed No Yes

Lighting

No night lighting of tennis courts
or of the beach. Night lighting of

Night lighting of the boardwalk.

the boardwalk.
Tree removal or relocation Removed: Removed:
1 sycamore & 189 non-natives 40 non-natives
Relocated: Relocated:

3 coast live oaks and 55 non-
natives

3 sycamores,? oaks, & 41 non-
natives

Total: Total:

4 natives & 244 non-natives 12 natives & 81 non-natives
Landscaping (acres) 6.13 5.33
Paving (acres) 2.028 5.79, -

(1.57 acres paving +0.458 acre of
paving associated with the north-
south segment of Miramar
Avenue still present)

(1.78 acres asphalt + 4.01 acres of
hardscape such as pathways)

Grading

10,000 cy of cut; 6,000 cy of fill;

36,300 cy of cut; 46,100 cy of fill;

& 4,000 cy of export & 10,000 cy of import
Duration of construction 15 months 18 to 22 months
No. of truck trips 375 to 400 (for hauling dirt over 1,000
12 weeks) + truck trips for (over a haul period of

equipment delivery etc. during
eptire duration of construction

12 to 21 days) + truck trips for
equipment delivery etc. during
entire duration of construction

No. of construction workers 125 250
OPERATION

No. of guestrooms (“keys™) 213 192

No. of employees 125 102

(full time, part-time, temporary & (approximate no. of employees on
permanent) site at any given time)

No. of employee dwellings 4 4

Assembly area for events (SF) 8,672 SF 8,467 SF

No. of assembly seats 600 600

(indoors and outdoors)

No. of onsite events

33

4.7 events per day for “normal
events of 500 people
+

12 “special events” per year of 600
people
+

30 weddings onsite per year of 50
to 200 people

Same as Schrager Plan, except
now, beach events count towards
the size limit of 500 for normal or

600 for special events
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Project Component

Approved Plan under
99-DP-001/99-CP-002/
00-CP-032'
(Schrager Plan)

Proposed Caruso Plan

No. of beach events

12 weddings on the beach per year
of 50 people for 30 minutes

30 weddings on the beach per year
of 100 people for 60 minutes
(beach events now count towards
the size limits on normal and
special events instead of being in
addition to these events)

Event hours

7 am to 1 am (outdoor activities to
conchude by 10:30 pm)

Same as Schrager Plan

Total no. of restaurant seats 258 258
(indoors)
Total no. of restaurant seats see above see above

(outdoors)

{(no. combined for indoor &
outdoor seats)

(no. combined for indoor &
outdoor seats)

Hours of operation of restaurant

6:30 amto 11 pm
(bar closes at 2 am)

Same as Schrager Plan

Hours of operation of beach

9:30 am tol12 am

Same as Schrager Plan

bar/snack house (midnight)
Beach and Tennis Club 140 300
membership

Spa use by non-guests

13-15 non-guests/day

15 non-guests/day

Hours of operation of spa

9 am to 9 pm

Same as Schrager Plan

Public access through Miramar to
the beach

Public access to the beach required
by condition of approval along a
new promenade running through

the center of Miramar from the
lobby to the beach.
No new public access easements
required.

Dedicated public access easements
to east-west segment of Miramar
Avenue and ultimately to the beach
at the end of Eucalyptus Lane to
offset the abandonment of the
north-south segment of Miramar
Avenue, and on the private road
through the property to the beach
bar opening to the beach.

Public access signs

“No Trespassing” signs removed;
3 new coastal access signs installed
on the boundaries of the Miramar
property directing public to the
beach (one outside hotel entrance,
one at intersection of South
Jameson and private driveway to
the banquet hall, and one at the 90-
degree bend in Miramar Avenue)

“No Trespassing” signs removed,
new signs installed on the
boundaries of the Miramar

property and dedicated public
access easements along the fire
access lane directing the public to
the beach, and along the private
road through the property directing
the public to the beach through the
beach bar area.

Notes:

* Both the Schrager Plan and the Caruso Plan discuss 16 parallel parking spaces on the north side South Jameson Lane, however,
this area is currently posted for “No Parking,” therefore, they cannot be counted as actual available parking spaces to the public.

1. The Approved Schrager Plan (Case Nos. 99-DP-001/99-CP-002/00-CP-032) was amended twice under Case Nos. 99-DP-001
AMO01/99-CP-002 AMOI (00-CP-032 unchanged) (in July 2000) and 02AMD-00000-00007/02AMD-00000-00008/02CUP-00000-
00030 (in July 2002). These amendments both resulted in reductions in the project and/or changes that resulted in a negligible
change in environmental impacts. Therefore, the baseline for the environmental impact analysis of the Caruso Plan is based on a
comparison against the worst-case Approved Plan under the original case nos. 99-DP-001/99-CP-002/00-CP-032.

2. Floor Area Ratio = Net Floor Area/Net Lot Area
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Any deviations from the project description, exhibits or conditions must be reviewed and
approved by the County for conformity with this approval. Deviations may require approved
changes to the permit and/or further environmental review. Deviations without the above
described approval will constitute a violation of permit approval.

2.

Compliance with Departmental letters required as follows:
Air Pollution Control District dated May 20, 2008
Environmental Health Services dated May 13, 2008
Fire Department dated June 13, 2008

Flood Control dated June 26, 2008

Road Division (Public Works) dated June 30, 2008
P&D Building and Safety Letter dated July 3, 2008
Project Clean Water (Public Works) dated June 22, 2007
Montecito Water District dated July 29, 2008

Parks Department dated July 11, 2008

Montecito Sanitary District dated October 2, 2008

S oo a0 o

s

Aesthetic/Visual Resources/Land Use

3.

Landscaping shall be compatible with the character of the surroundings and the
architectural style of development on the site and shall be maintained throughout the life
of the project. The applicant shall submit a Landscape Plan detailing locations and types
of plantings throughout the site to P&D for review and approval. Plan Requirements:
The Landscape Plan shall include, but is not limited to: '

a. Use of drought-tolerant and/or Mediterranean-type species to the extent feasible to
screen the site from surrounding land uses;

b. Extensive landscaping of the sound barrier and pedestrian pathway along South
Jameson Lane and Eucalyptus Lane;

c¢. Use of landscape planters or other landscaping adjacent to all building walls,
garden walls, and fences visible from a public or private street;

d. Use of clinging vines and/or vertical planting on trash/recycle enclosure walls and
any other masonry walls where appropriate, as determined by P&D;

e. Use of appropriate species along the eastern property line, as identified in Section
4.4.3 (Biological Resources) Mitigation Measure #5 of Negative Declaration 00-
ND-003, to protect Oak Creek;

f.  Specification that all landscaping shall be maintained throughout the project life
and shall be inspected by P&D prior to release of the performance security
required by Mitigation Measure #2 below.

Timing: P&D and Flood Control shall approve the final Landscape Plan prior to issuance
of follow-on Land Use Permits for construction of structures. P&D Permit Compliance
shall inspect and photo-document installation of landscaping along the northern and
castern perimeters of the property and along the pedestrian path on Eucalyptus Lane prior
to P&D sign-off on occupancy clearance for the Lobby and Banquet Hall
MONITORING: In addition to the specific sign-offs required above, Permit
Compliance shall inspect and document maintenance of landscaping once per year for the
first three years after issuance of occupancy clearance and at least once immediately prior
to release of each performance bond.
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4.

Two performance securities shall be provided to P&D by the applicant prior to issuance
of follow-on Land Use Permits for construction of any structure. One security shall be
equal to the value of installation of all items listed in (a) below (labor and materials) and
the other equal to the value of maintenance and/or replacement of the items listed in (b)
below for three years of maintenance of the items. The amounts shall be approved by
P&D. Changes to the approved Landscape Plan may require a substantial conformity
determination or a modification of the Development Plan. The installation security shall
be released upon satisfactory installation of all items listed below, based on a site
inspection by P&D. If plants and irrigation and/or any items listed below have been
established and maintained, as documented by a P&D site inspection, P&D may release
the maintenance security two years after issuance of occupancy clearance. If such
maintenance has not occurred, the plants or improvements shall be replaced and the
security held for another year. If the applicant fails to either install or maintain according
to the approved Landscape Plan, P&D may collect the security and complete work on the

property.

a. The installation security shall guarantee compliance with installation of
landscaping, including but not limited to landscaping of the sound barrier,
pedestrian pathway along South Jameson Lane and Eucalyptus Lane, as described
in the approved Landscape Plan and Tree Removal and Relocation Plan, prior to
occupancy clearance.

b. The maintenance security shall guarantee maintenance of landscaping, including
but not limited to landscaping of the sound barrier, pedestrian pathway along
South Jameson Lane and Eucalyptus Lane, as described in the approved
Landscape Plan and Tree Removal and Relocation Plan, during the first three
years after issuance of occupancy clearance.

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

The design, scale, and character of the project architecture and landscaping shall be
compatible with development in the vicinity and historic architectural elements of the
existing development, consistent with Mitigation Measure #2, Section 4.10.3 (Historic
Resources on the Final ND 00-ND-003). Plan Requirements and Timing: The
applicant shall submit the Landscape Plan and final architectural drawings of the project
for review and approval by the County Board of Architectural Review prior to issuance of
follow-on Land Use Permits. Such plans shall be consistent with the Montecito
Architectural Guidelines and Development Standards (5/16/95) and other applicable BAR
guidelines and/or standards. MONITORING: P&D shall verify final BAR approval
prior to issuance of follow-on Land Use Permits. Permit Compliance shall periodically
site-inspect during and after construction to ensure plan requirements are implemented.

All exterior night lighting identified in the Concept Lighting Approach Plan, dated
February 26, 2008 shall be of low intensity, low glare design, and shall be fully hooded
to direct light downward and/or to prevent spillover onto neighboring parcels. There
shall be no uplighting of trees. Beach lighting shall only include those depicted in the
Concept Lighting Approach Plan identified along the boardwalk and there shall be no
floodlights directed towards the beach. Plan Requirements: The applicant shall
incorporate these measures into the final Lighting Plan. There shall be no night lighting
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of the tennis courts.. The locations and heights of all exterior lighting fixtures with
arrows showing the direction of light being cast by each fixture shall be depicted on the
final Lighting Plan. Timing: The final Lighting Plan must be reviewed and approved by
P&D and the Montecito BAR prior to issuance of issuance of follow-on Land Use
Permits. MONITORING: P&D and BAR shall review the final Lighting Plan for
compliance with this measure prior to issuance of follow-on Land Use Permits. Permit
Compliance shall inspect structures and landscaping upon completion and prior to
occupancy clearance to ensure that exterior lighting fixtures have been installed
consistent with their depiction on the approved Signage and Lighting Plan.

7. All signage identified in the Conceptual Signage Plan, dated February 6, 2008 shall meet
the signage regulations pursuant to the County Sign Ordinance, Article One, Section 35-
13 and 35-17, and the Resort/Visitor-Serving Commercial Zone District regulations
contained in the County Coastal Zoning Ordinance, Article II, Section 35-81. Plan
Requirements: The applicant shall prepare a final Signage Plan, including the elevation,
sign face design, and proposed illumination of each sign for review by the P&D and the
Montecito BAR. Timing: The final Signage Plan must be reviewed and approved by
P&D and the Montecito BAR prior to issuance of follow-on Land Use Permits.
MONITORING: P&D and Montecito BAR shall review the final Signage Plan for
compliance with this measure prior to issuance of follow-on Land Use Permits. Permit
Compliance shall inspect structures and landscaping upon completion to ensure that all
signage has been installed consistent with their depiction on the approved Signage Plan.

Air Quality

8. Dust generated by the development activities shall be kept to a minimum with a goal of
retaining dust on the site. Applicant shall follow the dust control measures listed below:

a. During clearing, grading, earth moving, excavation, or transportation of cut or fill
materials, water trucks or sprinkler systems are to be used to prevent dust from
leaving the site and to create a crust after each day's activities cease.

b. During construction, water trucks or sprinkler systems shall be used to keep all
areas of vehicle movement damp enough to prevent dust from leaving the site. At
a minimum, this would include wetting down such areas in the later moring and
after work is completed for the day and whenever wind exceeds 15 miles per hour.

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

Plan Requirements: All requirements shall be shown on grading and building plans.
Timing: Condition shall be adhered to throughout all grading and construction periods.

MONITORING: P&D shall ensure measures are on plans. P&D Grading and Building
inspectors shall spot check; Grading and Building inspectors shall ensure compliance on-
site. APCD inspectors shall respond to nuisance complaints.

9. The contractor or builder shall designate a person or persons to monitor dust generation
and implement the dust control program and to order increased watering as necessary 1o
prevent transport of dust off-site. Their duties shall include holiday and weekend periods
when work may not be in progress. Plan Requirements: The name and telephone
number of such persons shall be provided to the APCD. Timing: The dust monitor shall
be designated prior to issuance of follow-on Land Use Permits. MONITORING: P&D
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i0.

11.

shall contact the designated monitor as necessary to ensure compliance with dust control
measures. APCD shall respond to complaints.

If the consiruction sile is graded and left undeveloped for over four weeks, the applicant
shall employ the following methods immediately to inhibit dust generation:

a. Seeding and watering to revegetate graded areas; and/or

b. Spreading of soil binders; and/or

C. Any other methods deemed appropriate by APCD and/or P&D.

Plan Requirements: These requirements shall be noted on all plans. Timing: Plan
approvals are required prior to issuance of follow-on Land Use Permits.
MONITORING: Grading inspectors and Permit Compliance shall perform periodic site
inspections. Permit Compliance shall determine the date grading is completed for
purposes of dust control measures.

To minimize the project’s contribution to cumulative air quality impacts, the applicant
shall develop a Transportation Demand Management Program. Components of such a
program shall be designed to effectively reduce vehicle demand and peak hour trips
associated with the project. The provisions of the Transportation Demand Management
Program shall include the following:

a. The hotel operator shall contact the Metropolitan Transit District (MTD) to
purchase bus passes or the equivalent for hotel employees. These passes shall be
provided free of charge to employees who request them for travel to and from work.
Explicit notice of the free passes shall be provided to existing and new employees
when they are hired.

b. Notice of MTD bus routes and schedules shall be placed and maintained up-to-date
in a central (public) location accessible to employees.

c. Male and female employees shower and locker facilities shall be provided and
maintained in a restroom (the specific location is subject to the review and approval
of County staff). The showers shall be available for use before, during, and after
work hours. Notice of these facilities shall be provided when employees are hired.

d. Employees shall be made aware of the Ridesharing Program or similar successor
programs administered by the Santa Barbara County Association of Governments or
successor agency. The Owner and/or all employers shall have all employees
registered semi-annually in the Ride-Sharing Program and shall make every effort to
encourage participation in the program.

e. An employee lunchroom shall be provided in the hotel and shall include, at a
minimum, the following amenities: refrigerator, microwave oven, sink, food
preparation area, tables, and chairs.

f. Bicycle storage lockers shall be provided.

g. In the event of an emergency or work requirement which interferes with the normal
transportation arrangement of any employees using mass transportation, a carpool,
or a vanpool to get to work, the Owner/employer shall provide cab fare, a company
car, or other means to guarantee a free ride home.

h. A Visitor Information Program shall be prepared and implemented. The Program
shall include, but not be limited to:

1. A means of providing train, bus, and airline schedules and maps to prospective hotel
guests.

2. A means of providing hotel guests with information on alternative transportation
modes, schedules and maps, beach area and other local and regional points of
interest. In addition, the hotel operator shall contact the MTD to purchase bus and/or
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12.

13.

shuttle passes or tokens for hotel guests. These passes shall be available to any
guests who request them.

3. Advertisement for and solicitation of meetings and other events which includes
explanation of the County’s clean air and energy reduction goals and an explanation
of the benefits of using alternative transportation modes.

i. Free shuttle/transportation service to the airport, train depot, bus depot, etc. shall be

provided to minimize the need for hotel guests to rent a car.

Bicycle rentals shall be made available to Hotel guests.

.. The Hotel operator shall participate in any shuttle pass program developed by the
MTD and/or the County of Santa Barbara.

[

Plan Requirements and Timing: APCD and P&D shall review and approve the TDM
Program prior to issuance of follow-on Land Use Permits for structures. The provisions of
this Program shall be included in the lease/rental agreements of future hotel operators as a
required “Transportation Demand Management Program.” A copy of the clause in the
lease/rental agreement needed to comply with this condition shall be provided to P&D
and the APCD prior to occupancy clearance. MONITORING: Permit Compliance shall
ensure APCD and P&D have received a satisfactory lease agreement clause prior to signing
off on occupancy clearance and shall respond to complaints.

An Asbestos Notification Form shall be filed with the Santa Barbara County Air Pollution
Control District. Plan Requirements and Timing: The notification form shall be filed
prior to demolition. A copy of the notification shall be sent to P&D and the Director of the
All Saints by the Sea pre-school at the same time it is filed with the APCD and shall include
the name and telephone number of a contact person designated by the contractor and/or
applicant to respond to inquiries and/or complaints. MONITORING: Permit Compliance
and/or the APCD shall respond to complaints.

Construction contractors shall adhere to the following requirements during project
grading and construction to reduce emissions of ozone precursors and particulate
emissions from diesel exhaust, which are classified as carcinogenic by the State of
California.

e Heavy-duty diesel-powered construction equipment manufactured after 1996
(with federally mandated “clean” diesel engines) shall be utilized.

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

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

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

Catalytic converters shall be installed on gasoline-powered equipment.

Diesel catalytic converters shall be installed.

Diesel-powered equipment shall be replaced by electric equipment whenever
feasible, for smaller equipment.

e Construction worker trips shall be minimized by promoting carpooling and by
making onsite lunch available.

e Low volatile organic compound (VOC) architectural coatings shall be used
whenever feasible.

Plan Requirements/Timing: The applicant shall include these measures as notes on the
grading and building plans that shall be reviewed and approved prior to issuance of
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14.

15.

follow-on Land Use Permits for grading or structural development. These measures shall
be implemented during and after project construction as appropriate. MONITORING:
P&D shall ensure that these measures are on the plans. Permit compliance staff shall

perform periodic equipment inspections and respond to nuisance complaints.

The applicant shall obtain individual permits from the APCD for the proposed 500 kW
emergency generator and shall consult with the APCD to determine if individual permits
are required for the proposed boilers as well. Plan Requirements/Timing: Permits shall
be obtained from APCD and copies of the permits provided to P&D prior to issuance of
follow-on Land Use Permits for the project. MONITORING: P&D shall confirm that
permits have been obtained prior to issuance of follow-on Land Use Permits for the
project.

The following energy-conserving techniques should be incorporated into the project.

Installation of low NOx residential water heaters.
Use of natural lighting where feasible.
Installation of energy efficient appliances.
Installation of energy efficient lighting.

Plan Requirements and Timing: The applicant should incorporate the listed provisions
into building and improvement plans prior to issuance of follow-on Land Use Permits.
MONITORING: Building and Safety shall site inspect to ensure development is in
accordance with approved plans prior to occupancy clearance.

Biological Resources

16.

A Tree Protection and Replacement Plan, prepared by a P&D-approved arborist shall be
implemented. All development and potential ground disturbances shall be designed to
avoid trees to the maximum extent feasible. The plan shall include but is not limited to
the following components:

A. Protection During Demolition and Site Preparation

l. A pre-construction meeting shall be held prior to the commencement of any
demolition, grading or construction to discuss tree protection measures. The pre-
construction meeting shall include project contractors.

2. Prior to demolition and grading a TPZ (Tree Protection Zone) shall be established

with the installation of chain-link fence around each tree, with a 1 foot radius of

protection zone for each inch of DBH (diameter at breast height measured 547

above ground).

All trees to be removed shall be designated and clearly distinguished from trees to

be relocated.

4, Where a required TPZ conflicts with an existing structure, equipment (such as
buckets on longer booms) that allows operation further from the trunk shall be
used as directed by the project arborist.

5. In areas where demolition or grading must come closer than the perimeter of the
TPZ, encountered roots that are % inch in diameter or greater shall be cleanly cut
by hand and not ripped by demolition equipment.

6. Fences shall be maintained in upright positions throughout demolition and site
preparation. No equipment or building materials or soils shall be stockpiled
against required fencing.

(OS]
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B. Protection During and Following Construction

1.
2.

10.
1.

12.
13.
14.
15.
16.

After demolition, and once construction parameters are determined, TPZ’s should
be reconfirmed or reestablished with placement of chain link fencing.

Once established, TPZ’s should be void of all activities, including parking of
vehicles, opera‘ﬂon of equipment, storage of materials, or dumping (including
temporary spoils from excavation).

All excavation and grading near trees shall be monitored by the project as
necessary.

Any roots encountered during grading, landscaping or construction that are % inch
in diameter or greater shall be cleanly cut by hand.

Buildings, walls and fences within the TPZ should be supported by piers, posts,
screw piles, or caissons and above grade beams.

Oaks and pines that are impacted by any root damage should be sprayed in the
early spring and late summer with pemithrin (4stro) to help resist attack of boring
beetles. The application should be applied to the lower 6 inches of trunk for a
minimum of two years after project completion.

As determined by the project arborist, supplemental irrigation shall be required to
aid mature trees that have sustained root loss or damage.

When roots have been pruned, soils should be kept moist. Exposed soil profiles
containing exposed roots that remain open for longer than one day should be
covered by burlap and irrigated as frequently as necessary to keep soils moist.
Pruning of protected trees shall be performed by or supervised by a Certified
Arborist. The project arborist should review goals with workers prior to
commencement of any tree pruning.

Tree trunk areas shall be properly drained to avoid ponding.

All utilities shall be placed within or directly adjacent to roadways and driveways
or in a designated utility corridor in order to minimize impacts to trees.

Any trenching required within the TPZ or sensitive root zone of any specimen tree
shall be done by hand.

To the maximum extent feasible, no artificial surface, pervious or impervious,
shall be placed within six feet of the TPZ of any tree.

No permanent irrigation shall occur within the TPZ of any oak tree that is not
slated for removal.

All trees located within 25 feet of proposed buildings shall be protected from
stucco or paint during construction.

Any unanticipated damage that occurs to trees or sensitive habitats resulting from
construction activities shall be mitigated in a manner approved by P&D. This
mitigation may include but is not limited to posting of a performance security, tree
replacement on a 10:1 ratio and hiring of an outside consultant biologist and/or
arborist to assess the damage and recommend mitigation. The required mitigation
shall be completed immediately under the direction of P&D prior to any further
work occurring on the site. Any performance securities required for installation
and maintenance of replacement trees will be released by P&D after its inspection
and approval of such installation.

C. Tree Relocation Requirements

1.
2.

Roots should be cleanly cut.
Soil remaining in the root ball or box shall be kept moist. The root ball should not
be allowed to dry out.
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3. New planting holes should be twice the width of the root ball of the relocated tree.

4. Moisture should be monitored both inside and outside the root ball to determine
the required frequency and quantity of water application.

5. Relocated trees shall be boxed and replanted in accordance with the final County-
approved Tree Removal and Relocation Plan. A drip irrigation system with a
timer shall be installed. Trees shall be planted prior to occupancy clearance and
irrigated and maintained until established (five years).

6. Tree relocation shall be performed under the supervision of the project arborist

D. Tree Replacement

1. For every significant or native removed or tree with 25% or more root zone
encroachment, a minimum of three 24-inch box or ten 1-gallon trees shall be
planted. Impacted native trees shall be replaced with native replacement trees of the
same species. Trees shall be maintained until established (five years).

2. Every relocated oak tree that potentially fails shall be replaced by two, 60 box oak
trees.
3. A tree replacement performance and maintenance security shall be posted with the

County prior to issuance of a Coastal Development on the affected parcel. The
performance security shall be based upon a detailed estimate provided by the
landscape architect and landscape installation contractor, including cost of
installation, materials and maintenance. The performance security shall be provided
by the applicant prior to issuance of follow-on Land Use Permits, and shall be
equal to the value of installation of all items as well as the value of maintenance
and/or replacement of the items for five years of maintenance of the items. The
performance security shall be increased if determined necessary by Planning and
Development staff. The amounts shall be agreed to by P&D. If such maintenance
has not occurred at any point throughout the five-year maintenance period, the
plants or improvements shall be replaced and the security held for another year. If
the applicant fails to either install or maintain according to the approved plan, P&D
may collect security and complete work on property. There shall be no early release
of the performance security. Monitoring: Permit Compliance shall conduct site
inspections throughout all phases of development to ensure compliance with, and
to evaluate the success of, all tree protection and replacement measures.Plan
Requirements: Prior to issuance of follow-on Land Use Permits for demolition or
grading, the applicant shall submit a copy of the final grading and building plans,
Landscape Plan, Tree Removal and Relocation Plan, and Tree Protection and
Replacement Plan to P&D for review and approval. Plans shall graphically depict the
location and extent of TPZ for all native and specimen trees, location of required fencing
and equipment storage and staging areas designated outside of TPZ areas. All aspects of
these plans shall be implemented as approved. Timing: Timing on each measure shall
be stated where applicable; where not otherwise stated, all measures must be in place
throughout all grading and construction activities. MONITORING: Permit Compliance
shall conduct site inspections throughout all phases of development to ensure compliance
with, and to evaluate the success of, all tree protection and replacement measures. The
project arborist shall monitor site activities throughout the duration of the project and
especially during fence installation, excavation and grading.

ST
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17.

18.

19.

20.

21.

Erosion control measures shall be implemented in accordance with the approved Grading
and Erosion Control Plan required in mitigation measure #1 in Section 4.8.3 of Negative
Declaration 00-ND-003 to prevent erosion or transport of sediment during construction.
These measures may include, but are not limited to, placement of silt fencing, straw bales,
and/or sand bags in appropriate locations. Plan Requirements: The Grading and Erosion
Control Plan shall be submitted to and approved by P&D and Flood Control prior to
issuance of follow-on Land Use Permits. Timing: The plan shall be implemented prior to
the commencement of grading/construction. MONITORING: P&D shall verify
placement of erosion control measures prior to issuance of follow-on Land Use Permits
for demolition and/or grading. P&D Permit Compliance and Grading staff shall perform
site inspections throughout the construction phase.

During construction, washing of concrete, paint, or equipment shall occur only in areas
where polluted water and materials can be contained for subsequent removal from the
site. Washing shall not be allowed near sensitive biological resources. Areas designated
for washing functions shall be identified. Plan Requirements: The applicant shall
designate wash off areas, acceptable to P&D, on the construction plans. Timing: The
wash off areas shall be designated on all plans prior to issuance of follow-on Land Use
Permits. The wash off areas shall be in place throughout construction. MONITORING:
P&D staff shall check plans prior to issuance of follow-on Land Use Permits. Permit
Compliance shall inspect the site throughout the construction period to ensure proper use
of wash off areas.

Consistent with the Montecito Community Plan Policies BIO-M-1.3 and BIO-M-1.22 and
Development Standard 1.3.3, the landscaped buffer zone along the eastern property line
(adjacent to Oak Creek) shall be planted with appropriate native species (i.€., sycamore,

coast live oak, toyon, elderberry). Sycamore and oak shall be included as landscape trees
within the hotel grounds, espemally towards the eastern boundary. Plan Requirements:

The final Landscape Plan (see mitigation measure #1 in Section 4.1.3, Aesthetic/Visual
Resources of Negative Declaration 00-ND-003) shall include landscaping in the eastern
half of the site, and especially along the eastern property boundary adjacent to Oak Creek,
that maximizes native riparian species (obtained from locally obtained seed where
feasible) and excludes use of invasive, exotic species in the eastern half of the site and the
use of sycamores and oaks as landscape species within the remainder of the hotel
grounds. Timing: The applicant shall obtain County approval of the Landscape Plan
prior to issuance of follow-on Land Use Permits for construction of structures.
MONITORING: P&D shall review the Landscape Plan for incorporation of
requirements and site inspect as appropriate during installation of landscaping. P&D shall
verify proper implementation of the Landscape Plan prior to occupancy clearance.

All outdoor lighting in the vicinity of Oak Creek shall be shielded to prevent stray light
from illuminating the riparian corridor as per the Concept Lighting Plan. Plan
Requirements: Locations and shielding of all outdoor lighting shall be shown on the
Lighting Plan. Timing: The applicant shall obtain P&D approval of the final Lighting
Plan prior to issuance of follow-on Land Use Permits for structures. Lighting shall be
installed per plan requirements during construction. MONITORING:  Permit
Compliance shall site inspect during construction and prior to signing off on occupancy
clearance.

All fertilizer, pesticide and herbicide products used on-site shall be certified as
organically based. Landscape plans and practices shall be designed to eliminate the use of
toxic materials and shall include the following: incorporation of organic matter during
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22.

garden renovation, recycling attachments on lawnmowers, use of organic mulch, insectary
plantings, use of compost tea for nutrients, introduction of earthworms and introduction
of beneficial organisms (such as nematodes). Plan Requirements: Requirements shall be
noted on Landscape Plans. MONITORING: Permit Compliance shall site inspect
during construction and prior to signing off on occupancy clearance.

The applicant shall hire a P&D-approved biologist to conduct a pre-construction
inspection for nesting native bird species, including nesting raptors, within 500 feet of
construction activities and not more than two weeks prior to the proposed beginning of
construction (including staging, clearing and grubbing). If birds are determined to be
nesting on the project site, no construction, grading or heavy equipment operation shall
take place within 500 feet of any raptor nest or 200 feet of any other native bird species’
nest, except for certain construction activities that may be allowed on a case-by-case basis
as reviewed and approved by P&D. Other than those activities that are allowed by P&D,
no construction activities shall take place within the 500-foot radius (for raptors) or 200-
foot radius (for other species) of any nests on the project site until it can be verified that
all fledglings have left the nest. Plan Requirements/ Timing: This condition shall be
printed on all construction, grading, and building plans. MONITORING: The applicant
shall submit a report on the pre-construction survey to Permit Compliance and Permit
Compliance shall review and approve the report prior to construction. Permit
Compliance staff shall perform site inspections throughout the construction phase.

Cultural Resources

.23,

Potential unidentified cultural resources in the portion of CA-SBA-18/19 previously
recorded within the Railroad right-of-way shall be protected. Plan Requirements and
Timing: Excavation for all activities within the Railroad right-of-way shall be performed

by hand and be monitored by a qualified archaeologist and Native American
representative.

If cultural resources are encountered, work shall be redirected away from the resource
while its significance can be assessed, in accordance with measure CUL-3 (00-ND-003).
This condition shall be printed on all building and grading plans and P&D shall check
plans prior to issuance of follow-on Land Use Permits.

MONITORING: If cultural resources are encountered, the monitor(s) shall notify
Permit Compliance immediately. If cultural resources are not encountered, the
archaeological monitor(s) shall report the results of the monitoring to Permit Compliance

within two weeks of completion of ground-disturbing activities within the monitored
area(s).

Areas 1-4 as shown on the Cultural Resource Monitoring and Significance Survey map
on file with P&D shall be monitored continuously throughout all grading, construction,
demolition, and ground disturbing activities. Phase 1 archaeological surveys shall be
undertaken by a P&D-qualified archaeologist following demolition of any existing
structures in areas 1-4 and shall be completed prior to grading and construction. If
prehistoric or historic archaeological resources are encountered, work shall be redirected
away from the resource while its significance can be assessed, in accordance with
measure CUL-3. Plan Requirements and Timing: This condition shall be printed on all
building and grading plans and P&D shall check plans prior to issuance of follow-on
Land Use Permits. MONITORING: If historic resources are encountered, the
monitor(s) shall notify Permit Compliance immediately. If historic resources are not
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25.

26.

encountered, the monitor(s) shall report the results of the monitoring to Permit
Compliance within two weeks of completion of ground-disturbing activities within the
monitored area(s).

In the event that an unexpected potentially significant prehistoric or historic
archaeological resource is encountered during grading or other ground-disturbing activity
at any location on the project site, work in that area shall be stopped immediately and
redirected until a P&D-qualified archaeologist and Native American representative (for
prehistoric resources) or a P&D-qualified historic archaeologist only (for historic
resources) are retained by the applicant to evaluate the significance of the resource
pursuant to Phase 2 investigations of the County Archaeological Guidelines. If the
resource is found to be significant, it shall be subject to a Phase 3 mitigation program
consistent with County Archaeological Guidelines and funded by the applicant. Plan
Requirements and Timing: This condition shall be printed on all building and grading
plans and P&D shall check plans prior to issuance of follow-on Land Use Permits.

MONITORING: Permit Compliance shall spot check in the field.

Phase 2 subsurface/significance testing shall be conducted after demolition, but prior to
new construction in ocean front area 5 as shown on the Cultural Resource Monitoring and
Significance Survey map on file with P&D. Area 5 shall also be monitored continuously
throughout all grading, construction, demolition, and ground disturbing activities.
Boundaries of survey are shall be staked and flagged prior to demolition. If prehistoric or
historic archaeological resources are encountered, work shall be redirected away from the
resource while its significance can be assessed, in accordance with measure CUL-3. Plan
Requirements and Timing: This condition shall be printed on all building and grading
plans and P&D shall check plans prior to issuance of follow-on Land Use Permits.

MONITORING: If prehistoric or historic archaeological resources are encountered, the
archaeologist shall notify Permit Compliance and P&D staff immediately. If prehistoric
or historic archaeological resources are not encountered, the archaeologist shall notify
Permit Compliance and P&D staff within two weeks of completion of ground-disturbing
activities within the surveyed area(s).

Fire Protection

27.

The applicant shall implement the Fire Access Plan approved by the Montecito Fire
Protection District. Any modifications to the Fire Access Plan necessitated by field
changes or other project modifications that occur during project construction shall be
approved by the MFPD prior to implementation of the field changes or project
modifications. Plan Requirements and Timing: The Fire Access Plan requirements
shall be denoted on building and grading plans as appropriate prior to issuance of follow-
on Land Use Permits for grading and shall be implemented during project construction.
Applicant shall verify MFPD approval of any changes to the Fire Access Plan during
project construction. MONITORING: Montecito Fire Protection District shall ensure
compliance prior to occupancy clearance. Permit Compliance shall verify compliance
prior to signing off on occupancy clearance.

Geological Processes



Miramar Beach Resort and Bungalows Project; 07RVP-00000-00009, 07CUP-00000-00045, 07CUP-00000-00046,
07CUP-00000-00047, 08CUP-00000-00005; 08GOV-00000-00017 and 08CDP-00000-00054

Attachment C — Conditions of Approval

Page C-36

28.

29.

Excavation and grading shall be limited the dry season of the year (April 15 — November
1) unless a Building & Safety-approved Grading and Erosion Control Plan is in place and
all measures therein are in effect. Plan Requirements: The Grading and Erosion Control
Plan shall be designed to minimize erosion and shall include the following:

a. Detailed plans and report prepared by a licensed geologist or engineer for any
permanent erosion control structures.

b. Methods such as retention basins, drainage diversion structures and spot grading
shall be used as appropriate to reduce siltation into adjacent drainages or roadways
during the grading and construction activities.

c. Provisions to reseed exposed graded surfaces with ground cover to minimize
erosion. Graded areas that are to be built upon shall be revegetated within four (4)
weeks of completion of grading activities with deep-rooted, drought-tolerant
species wherever possible and in accordance with the required Landscape Plan
(Mitigation Measure #1 in Section 4.1.3, Aesthetics/Visual Resources of Negative
Declaration 00-ND-003) to minimize the potential for oversaturation and erosion.
Surfaces graded for placement of structures shall be seeded with ground cover if
construction does not commence within four (4) weeks of grading completion.
This requirement shall be noted on all grading and building plans.

d. All cut and fill slopes on the property shall be no steeper than 2:1 (horizontal to
vertical).

e. All fill material shall be recompacted to engineered standards as specified within
the Uniform Building Code or by a qualified Soils Engineer and as approved by
P&D.

f. Recommendations regarding the placement of fill material, recompaction, and
grading methods contained within the Preliminary Geotechnical Report, Miramar
Hotel and Bungalows, 1555 South Jameson Lane, Montecito, California, January
4, 2008, Fugro West Inc. incorporated herein by reference shall be implemented.

Timing: The Grading and Erosion Control Plan shall be submitted for review and
approved by P&D and Flood Control prior to issuance of follow-on Land Use Permits for
grading. The applicant shall notify Permit Compliance prior to commencement of
demolition. Applicable components of the grading plan shall be implemented during
demolition and grading activities and prior to occupancy clearance. MONITORING:
Grading inspectors shall monitor technical aspects of the grading activities. Permit
Compliance shall site inspect during grading to monitor dust generation and four weeks
after grading completion to verify seeding and/or that construction has commenced in
areas graded for structures.

Structures shall be designed to earthquake standards of the Uniform Building Code
Seismic Zone 4. Plan Requirements and Timing: Prior to plan check, the applicant
shall submit building plans indicating standards to the satisfaction of Building & Safety
Division. MONITORING: Building inspectors shall site inspect prior to occupancy
clearance.

Hazardous Materials/Risk of Upset

30.

Warning device improvements for the pedestrian railroad crossing shall include enhanced
pavement markings, conspicuously posted warning signs, an acoustic warning system,
and automatically closing gates in accordance with UPRR requirements. Plan
Requirements and Timing: Safety measures shall be shown on all grading and building
plans. P&D shall verify safety measures are on plans prior to issuance of follow-on Land
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Use Permits for grading. MONITORING: P&D shall site inspect prior to signing off on
occupancy to ensure safety features are in place and operational.

Historic Resources

31.

32.

Potential impacts to historic resources at the Miramar Hotel site shall be mitigated
through implementation of the recommendations of the December 1998 Preservation
Planning Associates study, including subsequent Addenda as appropriate. Specific
measures to be implemented are:

a. The “Miramar” neon roof sign shall be retained in working order on the site. The
sign need not be lit, but shall remain functional. The preferred site for relocation is
on the outside wall of the proposed parking garage. If the sign is placed inside the
garage, it shall be accompanied by a display of historic postcards and photographs
of the Miramar Hotel, including the 1940s period.

b. The neon pole sign at the corner of Eucalyptus Lane and South Jameson Lane
shall be retained at this location.

c. The sandstone entrance caps with “Miramar” incised in them shall be placed on
square sandstone piers to match those in historic photographs, at the junction of
Miramar Avenue and South Jameson Lane.

d. Prior to demolition, the kidney-shaped swimming pool, sandstone poolhouse, and
Linen building shall be documented with large-format black and white
photographs according to Santa Barbara County guidelines and the remaining
buildings shall be documented with color photographs. These photographs shall
be deposited in the Montecito Historic Committee archives, with a copy of the
Preservation Planning Associates report (including Addenda).

Plan Requirements and Timing: FEach requirement shall be noted on appropriate
demolition/building plans. A plan detailing procedures to implement these requirements
and providing for notice to Permit Compliance staff prior to any demolition/renovation of
historic components shall be prepared by a P&D-approved historian and reviewed and
approved by P&D prior to issuance of follow-on Land Use Permits for
demolition/renovation of any historic structure. MONITORING: Permit Compliance
shall site inspect to ensure adherence to the historic resources mitigation measures.

The following mitigation measures shall be implemented for all existing structures on the
Miramar property, except for the Garden Rooms, Lanai Rooms, Oceanfront Rooms, and
two garages, using the Secretary of the Interior’s HABS (Historic American Buildings
Survey)/HAER (Historic American Engineering Record) procedures and methods:

1. Photodocument the building and adjacent landscaping using large-format negatives
(47x5”, 57x7”, or 87x10” size). These photographs shall preserve a visual record of
each structure and its setting. The documentation shall include photographs of each
building’s four elevations, as well as selected images of the each building’s interior
and the grounds.

2. Prepare measured drawings of each building before its exterior or interior alteration
or relocation.

3. Submit written data on each building, including the history and description of each
building (the detailed history and architectural descriptions in the historical reports
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Noise

33.

34.

prepared for the proposed project fulfill the requirements for written data) (Santa
Barbara County Guidelines 1986, revised 1993: 18).

4. Additionaily, the photographs, measured drawings, as well as a copy of ail of the
combined historical resource reports for the property, shall be archived at the Santa
Barbara Historical Society’s Gledhill Library for future use by researchers and
members of the community.

5. Photographs and other memorabilia of the historic Miramar shall be placed on
display in a prominent location on the property

Plan Requirements and Timing: An architectural historian shall be hired by the applicant
to complete this mitigation measure. The applicant shall submit a copy of the package that
is required to be archived at the Santa Barbara Historical Society’s Gledhill Library for
review by P&D and the County’s Historic Landmarks Advisory Commission prior to
issuance of follow-on Land Use Permits for demolition, grading, or construction of the
proposed project. MONITORING: P&D and the Historic Landmarks Advisory
Commission shall confirm that these measures are implemented prior to issuance of follow-
on Land Use Permits.

Construction activity for site preparation and for future development shall be limited to
the hours between 7:00 a.m. and 4:30 p.m., Monday through Friday. No construction
shall occur on State holidays (e.g., Thanksgiving, Labor Day). Construction equipment
maintenance shall be limited to the same hours. Non-noise-generating construction
activities, such as interior painting, are not subject to these restrictions. The contractor or
builder shall designate a person or persons to monitor noise-related restrictions and shall
submit that designee’s name and telephone number to P&D and the public. Plan
Requirements: Two signs stating these restrictions shall be provided by the applicant
and posted on site in locations visible to the public. In addition, specific written
notification of the noise monitor’s name, location, and telephone number shall be
provided to the Director of the All Saints by the Sea pre-school and to neighboring
residences within 300 feet of the project site. Timing: Signs shall be in place prior to
beginning of and throughout grading and construction activities. Written notifications
shall be mailed prior to issuance of follow-on Land Use Permits for grading and
construction activities. Violations may result in suspension of permits.

MONITORING: Permit Compliance shall site inspect to ensure required signs are
posted prior to and during construction. Building inspectors and Permit Compliance shall
spot check and respond to complaints.

Demolition/construction activity within 100 feet of the All Saints by the Sea Church pre-

school building and/or play deck area shall not occur when school is in session, as
follows:

¢ September-May: Mondays 8:30 a.m. to noon and Tuesday through Thursday 8:30
a.m. to 3:00 p.m.

e June-July: Tuesday through Thursday, 9:30 a.m. to 12:30 p.m.

Non-noise-generating construction activities, such as interior painting, are not subject to
these restrictions. Plan Requirements: These restrictions shall be provided by the
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35.

36.

37.

38.

applicant and posted onsite in locations visible to the public; they may be included on the
signs required in mitigation measure # 1 above, or on a separate sign, but in either case
shall be easily visible to patrons of the pre-school. The contractor or builder shall
designate a person to monitor this restriction and shall provide the name and telephone
number of the designee to the Director of the All Saints by the Sea pre-school. Timing:
Monitor information shall be provided and signs shall be in place prior to initiation of and
throughout grading and construction activities. Violations may result in suspension of
permits. MONITORING: Permit Compliance shall site inspect to ensure required signs
are posted prior to and during construction. Applicant’s designee shall respond to
complaints/inquiries. Building inspectors and Permit Compliance shall spot check and
respond to complaints.

Stationary construction equipment that generates noise that exceeds 65 dBA at the project
boundaries shall be shielded to P&D's satisfaction and shall be located at a minimum of
100 feet from occupied residences and/or All Saints by the Sea Church pre-school. Plan
Requirements:  Equipment area(s) with appropriate acoustic shielding shall be
designated on building and grading plans. Timing: Equipment and shielding shall
remain in the designated location(s) throughout construction activities. MONITORING:
Permit Compliance shall perform site inspections to ensure compliance and shall respond
to complaints.

Motorized construction equipment shall not be allowed to idle for longer than five
minutes within 100 feet of occupied residences and/or All Saints by the Sea Church pre-
school without appropriate acoustical shielding in place. Plan Requirements:
Temporary acoustical shielding shall be installed around construction equipment such
that sound levels are less than 65 dBA CNEL at sensitive receptors. Timing: Shielding
shall remain in the necessary location(s) throughout noise-generating construction
activities. MONITORING: Applicant’s designee shall promptly respond to complaints.
Permit Compliance shall perform periodic site inspections to ensure compliance and shall
respond to complaints.

Construction routes shall be limited to South Jameson Lane. The applicant shall provide
all adjacent residents and All Saints by the Sea church and pre-school and Permit
Compliance with a construction activity schedule and construction routes seven days in
advance of construction activities. Any alterations or additions shall require seven-day
prior notification. Plan Requirements and Timing: The applicant shall submit a copy
of the activity schedule and mailing list to P&D at least seven days prior to initiation of
any earth movement. MONITORING: Permit Compliance shall perform periodic site
inspections to verify compliance with activity schedules and shall respond to complaints.

All construction techniques, recommendations and construction assumptions (e.g.,
exterior wall materials, roof, window, and door materials, etc.) presented in the Dudek
Associates’ November 2007 acoustical analyses_regarding the proposed project shall be
incorporated into the project design to reduce exterior noise to or below 65 dBA CNEL
and interior noise of new structures to or below 45 dBA CNEL. Plan Requirements and
Timing: Construction techniques and recommendations of the noise study shall be
incorporated into the project design and detailed on building plans. P&D shall verify
plans include these requirements prior to issuance of follow-on Land Use Permits for
grading. MONITORING: Building inspectors shall ensure that all noise control
measures have been implemented according to approved plans.
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39.

40.

4].

42.

43,

Follow-up noise measurements shall be taken by an acoustical engineer within the new
guestrooms along South Jameson Lane to verify that indoor noise levels do not exceed 45
dBA CNEL. Exceedance of this standard will require that additional noise reduction
measures be implemented. Plan Requiremenis and Timing: The survey shall be
conducted after construction is complete and prior to occupancy clearance. A report
documenting the survey results and prepared by an acoustical engineer shall be reviewed
and approved by P&D prior to occupancy clearance. MONITORING: P&D shall ensure

required sound levels have been achieved prior to signing off on occupancy clearance.

Amplified sound shall not be used at outdoor gatherings, including weddings, on hotel
grounds. Plan Requirements and Timing: Prior to approval of occupancy for the
renovated hotel, the applicant shall submit to P&D for review a copy of the notice to
potential hotel guests or event organizers that amplified sound is not allowed for private
outdoor functions. MONITORING: P&D shall review amplified sound notice prior to
signing off on occupancy clearance and Permit Compliance shall respond to complaints
regarding nighttime noise during hotel operations.

During pile-driving activities a temporary sound wall shall be erected between pile
driving activities and adjacent noise-sensitive receptors. Temporary sound wall
construction parameters presented in the Dudek Associates’ March 14, 2008 noise study
addendum regarding pile driving activities shall be incorporated into the wall design.
MONITORING: Building inspectors shall ensure that the sound wall has been

constructed according to parameters presented in the Dudek Associates’ March 14, 2008
noise study addendum.

Off-site accommodation for residents in proximity to pile driving shall be provided
during maximum noise-generating pile driving activities (at or exceeding 95 dB(A) at
the source). The applicant shall work with neighbors to identify a time when pile-
driving activities would cause minimal disruption. The applicant shall notify residents
of properties located within 100 feet of pile driving activities a minimum of 14 days
prior to the commencement of activities. The applicant shall provide a notice to
residents within 100 feet of pile driving activities that off-site accommodation will be
provided as necessary during maximum noise-generating pile driving activities and
shall provide accommodation as requested. Plan Requirements and Timing: A copy
of the resident notice shall be provided to P&D. Notices shall include specific written
notification of the responsible name, location, and telephone number of the individual
responsible for coordinating accommodations. MONITORING: Permit compliance
shall document and review notices and shall respond to complaints.

The contractor shall develop and implement a Noise Compliance Enforcement Program
and Public Information and Complaint Response Procedures as presented in the Dudek
Associates’ March 14, 2008 noise study addendum. Plan Requirements and Timing: A
copy of the Public Information and Complaint Response Procedures shall be provided to
P&D for review prior to grading and construction. The name and telephone number of the
Noise Compliance Enforcement monitor shall be provided to P&D prior to grading and
construction. MONITORING: Permit compliance shall document receipt of the
procedures and the name and telephone number of the compliance enforcement monitor.

Public Facilities

44,

The applicant shall implement a Public Works-approved Solid Waste Management
Program (SWMP). Plan Requirements: The program shall include, but is not limited to
the following measures:
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45.

46.

47.

a. Provision of space and/or bins for storage of recyclable materials within the
project site.

b. Implementation of a green waste source reduction program, including the
chipping and spreading of landscaping materials.

c. Implementation of a curbside recycling program or participation in an existing
program to serve the development.

d. Development of a Source Reduction Plan (SRP), describing the recommended
program(s) and the estimated reduction of the solid waste disposed by the project.
For example, the SRP may include a description of how fill will be used on the
construction site, instead of landfilling, or a detailed set of office procedures such
as use of duplex copy machines and purchase of office supplies with recycled
content.

e. Implementation of a program to purchase materials that have recycled content for
project construction and/or operation (i.e., plastic lumber, office supplies, etc.).
The program could include requesting suppliers to show recycled materials
content. Reports on materials purchased, recycled content, participation, and other
available information shall be made to Permit Compliance annually.

Timing: The applicant shall initiate implementation of the approved Solid Waste
Management Program prior to issuance of follow-on Land Use Permits for demolition.
Program components shall be implemented prior to occupancy clearance and throughout
the life of the project. MONITORING: P&D shall site inspect during construction, prior
to occupancy, and after occupancy to ensure solid waste management components are
established and implemented. P&D and Public Works shall review annual reports.

Demolition and/or excess construction materials shall be separated onsite for
reuse/recycling or proper disposal (e.g., concrete asphalt). During grading and
construction, separate bins for recycling of construction materials and plant material shall
be provided onsite. Plan Requirements: This requirement shall be printed on the
grading and construction plan. The hotel operator shall provide P&D with receipts for
recycled materials or for separate bins. Timing: Materials shall be recycled as necessary
throughout construction. MONITORING: P&D shall review receipts.

To prevent construction and/or employee trash from blowing offsite, covered receptacles
shall be provided onsite prior to commencement of demolition or construction activities.
Waste shall be picked up weekly or more frequently as directed by P&D staff. Plan
Requirements and Timing: Prior to issuance of follow-on Land Use Permits for
demolition/grading, the applicant shall designate and provide to P&D the name and
telephone number of a contact person(s) to monitor trash/waste and organize a clean-up
crew. Additional covered receptacles shall be provided as determined necessary by Permit
Compliance staff. This requirement shall be noted on all plans. Trash control shall occur
throughout all grading and construction activities. MONITORING: Permit Comphance
shall inspect periodically throughout grading and construction activities.

The proposed SWMP shall be developed in association with County of Santa Barbara
Public Works Solid Waste staff. Plan Requirements and Timing: SWMP shall be
developed and approved by P&D and PW prior to issuance of follow-on Land Use
Permits. MONITORING: County staff shall ensure receipt of approved SWMP.
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Recreation

48.

49.

50.

51.

52.

Access to the Miramar Hotel’s visitor serving amenities (restaurant, spa, beach bar, and
the beach) shall be open and non-exclusive down to the beach. Plan Requirements and
Timing: Prior to approval of the first occupancy clearance for the renovated hotel, the
applicant shall remove all existing “No Trespassing...”, “Private Property...” and “Public
Rights on Miramar Beach...” signs located throughout the site, and as identified on the
Overall Signage and Lighting Plan. MONITORING: P&D shall perform a walk-through
the hotel grounds to verify conformance with the approved Overall Signage and Lighting
Plan prior to signing off on occupancy clearance. Permit Compliance shall respond to
complaints regarding restricted access through the property.

Public pedestrian access easements shall be recorded in two alignments across the Miramar
site: from South Jameson along the fire lane in the westerly portion of the site to the
remaining Miramar Avenue right of way; and from South Jameson Lane, along the private
access roadway running through the site between the Main Building and the Ballroom, to
the boardwalk and thence to the beach. Plan Requirements and Timing: Easements,
subject to review and approval by County Counsel, shall be recorded concurrent with the
County’s vacation of the north south segment of Miramar Avenue. MONITORING:

P&D staff shall ensure recordation of the easements.

The applicant shall develop protocol for informing hotel guests and staff that street
parking is for the public specifically to ensure that hotel guests and staff do not use the
public parking spaces. Plan Requirements and Timing: Protocol shall be developed
and presented to P&D in written form for review and approval prior to issuance of Land
Use Permits. Monitoring: P&D staff shall ensure receipt of the protocol document.

The applicant shall submit their proposed signage plan marking public routes through the
site to the beach to P&D for review and approval. Plan Requirements and Timing:
Signage plan shall be provided to P&D and reviewed and approved prior to approval of
Land Use Permits. Monitoring: P&D shall ensure receipt of plan.

Parking Decal Program. To prevent employees from parking in public spaces, parking
decals, to be fixed on the windshield of all employee cars, shall be issued to all
employees. Said decals shall be displayed at all times during employment. Additionally,
the applicant shall develop a plan and be responsible for monitoring use of parking spaces
along Eucalyptus Lane and South Jameson Lane to ensure that spaces remain available to
the public and are not used by hotel guests or employees. Monitoring shall occur on
weekend days throughout the year, during the week in the summer months (June 15 —
September 15) and on all special event days. Monitoring report shall be submitted to the
County annually from the date of final occupancy clearance and thereafter. 12-18 months
after the beginning of operations, Planning & Development shall provide the monitoring
reports to the Montecito Planning Commission (review to occur during Planning &
Development Divisional Briefing on Administrative Agenda). Plan Requirements and
Timing: The applicant shall submit the monitoring plan including the design and intended
Jocation of employee parking decals for P&D’s review and approval prior to approval of
land use permits. Monitoring: The County shall receive and file annual reports. P&D shall
convey compliance reports to the Montecito Planning Commission at the 12-18 month
review and return annually until the MPC determines that annual reporting is no longer
necessary.
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Transportation/Circulation

53.

54.

55.

To reduce the potential for construction-related traffic to add to existing congested peak-
hour traffic conditions in the vicinity of the project site, the following measures shall be
implemented. Plan Requirements and Timing:

a. Workers shall be directed to arrive at the worksite before 7:00 a.m. or after 8:30
a.m. and to depart before 2:30 p.m. or after 3:30 p.m.

b. Materials delivery trucks and large construction equipment, including dump trucks,
not parked onsite overnight shall arrive at the site after 9:00 a.m. and depart before
4:00 p.m.

¢. Equipment and delivery trucks shall minimize use of roadways within the Montecito
area (i.e., use Highway 101 as much as possible) to access the work site.

d. Workers’ vehicles, construction equipment, and/or delivery trucks shall park only in
designated areas and not on public roadways (South Jameson Lane, Eucalyptus
Lane, and Miramar Avenue), except as necessary to perform specific tasks. No
construction-related vehicle or equipment shall be parked ovemight on public
roadways.

e. Work that causes delays and/or redirecting of local traffic shall not commence prior
to 9:00 a.m. and shall not continue after 4:00 p.m.

f. The applicant shall designate a person located at the site to receive and respond to
complaints from the public regarding traffic. This designee’s name, office location,
and telephone number shall be prominently displayed at the site throughout the
construction. The applicant also shall provide this information in individual written
notification sent to all residences within 1,600 feet of the hotel property, All Saints
by the Sea Church and Pre-school, and P&D. ‘

MONITORING: Permit Compliance shall periodically spot check ‘and respond to
complaints.

The applicant shall ensure that a traffic control monitor (flag person) is posted on public
roadways as needed during construction. Plan Requirements: The monitor(s) shall
direct traffic whenever heavy construction equipment is traversing and/or operating on or
near South Jameson Lane, San Ysidro Road, north-south segment of Miramar Avenue,
and Posilipo Lane, and any other time(s) and location(s) warranted to ensure public
safety. Timing: The traffic monitor shall be posted throughout the demolition and
construction periods, as necessary. MONITORING: Permit Compliance shall spot
check during demolition and construction to verify traffic monitor(s) present as needed.
The applicant’s designee and Public Works, Roads Division shall respond to complaints.

A Final Miramar Parking Plan shall be provided. The Final Plan shall include all elements
of the Draft Plan and shall also provide for a designated traffic coordinator, examples of
notices to inform guests of parking procedures and locations, parking signage, an overall
site parking exhibit and an exhibit indicating where additional on-site parking could be
developed. The Final Miramar Parking Plan shall be implemented as approved.
Additionally, the applicant shall prepare annual compliance report listing the total number
of parking spaces used during all events (beach event, conferences, special events, etc.)
which generate 500 cumulative patrons or more at any one time. The compliance report
shall provide the date, type of event(s) and maximum number of parking spaces used
during the event(s). 12-18 months after the beginning of operations, Planning &
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Development shall provide the compliance report to the Montecito Planning Commission
(review to occur during Planning & Development Divisional Briefing on Administrative
Agenda). Plan Requirements and Timing: The Miramar Parking Plan shall be reviewed
and approved by P&D and Public Works Transportation Division prior to approval of
follow-on Land Use Permits. A review of the parking situation shall be made by the
Planning Commission 12-18 months after occupancy of the site in order to determine the
adequacy of the Parking Plan. Subsequent Planning Commission review may be
necessary in order to determine peak season parking plan adequacy. If it is determined that
the Miramar Parking Plan is inadequate to effectively park vehicles attributed to hotel
activities, and upon a demonstrated need to require additional on-site parking spaces or
reduce the number of patrons attending events, a change to the approved Development Plan
shall be processed consistent with Section 35-174.10. Substantial Conformity, Amendments
and Revisions. If it is determined that the valet-only parking approach is inadequate, such
changes may include implementation of the self-parking alternative (146 spaces converted
from valet to self-parking) as described and shown in sheets A2.01-M and A2.02-M in
the project plans dated September 8, 2008 (attached to the October 8, 2008 staff report).
All self-parking shall be free of charge with validation from the Hotel. MONITORING:
Permit Compliance and Public Works, Roads Division Staff shall respond to complaints.
P&D shall convey compliance reports to the Montecito Planning Commission at the 12-18
month review and return annually until the MPC determines that annual reporting is no
longer necessary.

Water Resources/Flooding

56.

Drainage shall be consistent with an approved Drainage Plan. Where drainage waters are
discharged from the project site in a concentrated manner (e.g., streets, channels,
culverts), such drainage shall be conveyed to established water courses in a non-erosive
manner. Plan Requirements: The final Drainage Plan shall be submitted to P&D and
Flood Control for review and approval. The plan shall include the following:

a. Location(s) of all proposed pipelines, the entire length of all proposed pipelines, trees
located within fifteen feet of the pipeline, pipe diameters, and locations where the
pipe(s) would surface in or near the creek, and amount of water that would flow from
each pipeline.

c. Provision for openings in walls and curbs where they block flows that have
historically passed through the area.
Elimination of flow under proposed structures.

e. Demonstration of positive drainage away from the exterior edge of new structures to
reduce risk of water entry and oversaturation of the local earth materials.

f. Conveyance of all runoff water from impervious areas by bioswales and other
methods which allow storm water infiltration or impervious conduits to existing
drainages.

g. Provision of a French drain system to intercept and transport all excess subsurface
fluids away from all building components including floor slabs and retaining walls
that are to be placed below existing ground surface to an appropriate disposal site.

h. Provision for dewatering devices placed at least 18 inches below finish grade of the
various components as appropriate.
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57.

i. Provisions for storm drain outlets to dissipate the energy flows and ensure minimal
erosion during storm events, and to prevent children from entering the storm drain
system. Storm drains and drainage inlets shall be sized for a peak 25-year runoff
event. Minimum size for storm drains shall be 18 inches unless otherwise approved
by the Flood Control Engineer. Storm drains shall be covered with silt fence until
landscaping or other suitable ground cover is in place.

j. Provisions to install oil and grease traps in storm and drain inlets to prevent oil, silt
and other debris from entering Oak Creek during construction and operations. Such
temporary traps shall be maintained and cleaned out as necessary during construction
(e.g., after storms). Permanent traps shall be maintained and cleaned out every spring
and fall to prevent overflow situations and potential mosquito habitats from forming.

k. Provisions to install temporary silt fencing or other barriers to ensure surface runoff
continues to flow to the drainage inlet to Oak Creek during construction.

. Provisions to contain storm runoff from exposed surfaces onsite during grading and
construction. Storm runoff shall be directed to the drainage inlet near Oak Creek.

m. The Design energy and hydraulic grade lines shall be on the Improvement or
Underground Storm Drain profiles. Junction losses are to be calculated by a
momentum analysis. The 100-year Energy and Hydraulic Grade Line shall be shown
on plans and profiles for open channel designs.

n. Hydraulic data shall be included on engineering plans for all drainage channel, pipes,
etc. as required by the Flood Control Engineer.

0. Provisions for notifying the Flood Control District five working days in advance of
storm drain and attendant auxiliary construction. (The District may periodically
inspect during construction.) A note to this effect shall be placed on the drainage
plans.

p. Signature of a California Registered Civil Engineer.

Provisions for the Flood Control District to review and approve in writing any

significant design revisions to the approved Plans prior to construction of the

proposed revisions.

r.  Provision for “as-built” plans to be submitted to the Flood Control District as soon as
practical upon completion of construction.

o

Timing: The Drainage Plan shall be reviewed and approved by Flood Control and P&D
prior to issuance of follow-on Land Use Permits for grading. Components of the Drainage
Plan shall be implemented at appropriate times during the grading/construction phase and
shall be completed prior to issuance of Land Use Permits for structures.
MONITORING: P&D and/or Flood Control shall site inspect during grading.

The applicant shall obtain a Drainage Improvement Certification Form from the Flood
Control District. Plan Requirements: The District certification form requires that the
California Registered Engineer certify that all drainage improvements (e.g. ditches,
swales, channels, storm drains, drainage inlets, junctions, retention basins, revetment)
were constructed in substantial conformance with the approved Plans. A note to this
effect shall be placed on the plans. Timing: Certification shall be obtained prior to
occupancy clearance. MONITORING: Permit Compliance shall verify certification
prior to signing off on occupancy clearance.
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58.

59.

60.

61.

Pursuant to County Ordinance 3898, the lowest finish floor elevation of all new
structures, in habitable spaces, shall be at least two (2) feet above the 100-year water
surface elevation or flood proofed in accordance with County Code 15A and 15B. Plan
Requirements: Graded pads with siab on grade foundations shail be at ieast 1.5 feet
above the 100-year water surface elevation, with finish floor 2 feet above the 100-year
elevation. Finish floor elevations may be increased if deemed necessary by the Flood
Control Engineer. Finish floor elevations or flood-proofed elevations shall be higher than
overland escape of adjacent streets, bridges and other obstructions. Timing: Building
plans shall be reviewed and approved by P&D and Flood Control prior to issuance of
follow-on Land Use Permits. MONITORING: Building inspectors shall site inspect
during construction.

The applicant shall dedicate a flood control easement to the Flood Control District for
maintenance purposes. Plan Requirements: Prior to issuance of follow-on Land Use
Permits for grading, the applicant shall submit a map and description specifying the
easement location subject to P&D and Flood Control approval. Timing: The easement
shall be dedicated prior to occupancy clearance. MONITORING: Planning and
Development shall confirm receipt of easement location prior to issuance of follow-on
Land Use Permits for grading. Permit Compliance shall verify easement dedication prior
to signing off on occupancy clearance.

The applicant shall submit proof of exemption or a copy of the Notice of Intent to obtain
coverage under the Construction General Permit of the National Pollutant Discharge
Elimination System issued by the California Regional Water Quality Control Board. Plan
Requirements and Timing: Prior to issuance of follow-on Land Use Permits the
applicant shall submit proof of exemption or a copy of the Notice of Intent and shall
provide a copy of the required Storm Water Pollution Prevention Plan (SWPPP) to P&D.
A copy of the SWPPP must be maintained on the project site during grading and
construction activities. MONITORING P&D shall review the documentation prior to
issuance of follow-on Land Use Permits. P&D shall site inspect during construction for
compliance with the SWPPP.

The following measures and requirements shall be incorporated into the project Storm
Water Pollution Prevention Plan (SWPPP). The SWPPP shall incorporate all feasible
Best Management Practices (BMPs) to reduce erosion from construction activities, to
prevent sediment in storm water discharges, and to minimize non-storm water pollutants
at the project site to the maximum extent possible.

a) The SWPPP shall include spill containment measures and communications and
shall restrict road paving to dry weather.

by Temporary stockpiles at the project site shall be protected from erosion by the
combined use of surface stabilization, upslope runoff diversions, temporary berms
around the perimeter, perimeter interceptor ditches, and temporary downstream
catchments, as necessary and appropriate. Stockpiles that are present during the
winter season (designated the following period for this project: November 1 to
April 1) shall be protected from erosion due to direct precipitation or runoff
during the winter by the use of surface stabilization (such as erosion control
blankets or temporary seed cover) and perimeter berms and catchments.
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c)

BMPs to prevent discharge of construction materials, contaminants, washings,
concrete, asphalt, fuels, and oils shall include the following measures:

1. All fuel, lubricants, paints and other construction liquids shall be placed in
secured and covered containers within a bermed or otherwise contained area at
least 200 feet from the creek.

ii. Refueling shall only occur in bermed areas with impermeable surfaces at least
200 feet from the creek or ocean.

iii. Implement measures and provide materials to contain any accidental spills or
leakage during the fueling of construction equipment at the site.

iv.  Equipment washing and major maintenance at the project site, except for
washdown of vehicles to remove dirt, shall be prohibited.

v.  Ensure that all construction vehicles and equipment that enter the construction
and grading areas are properly maintained (off-site) to prevent leaks of fuel,
oil and other vehicle fluids

vi. All refuse and construction debris shall be removed from the site as soon as
possible.

d) Two weeks or more prior to the beginning of the winter season (designated

g)

November 1 for this project) erosion control BMPs shall be installed at the site in
anticipation of rain events. Due to the extensive area and volume to be graded at
the project site and the proximity of the creek, erosion control measures shall
include more than the placement of silt fences. Additional controls shall include
other BMPs that are equally or more effective, and that provide redundancy, such
as temporary grass cover, interceptor ditches, coconut fiber rolls, erosion control
mats, and temporary catchment basins.

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

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

Sediment control measures shall be maintained for the duration of the project and
until graded areas have been stabilized by structures, long-term erosion control
measures or vegetation.

Plan Requirements and Timing: These measures shall be included in the required
SWPPP. P&D and the Water Agency shall ensure that the SWPPP contains these
measures. This condition shall be shown on all project plans prior to issuance of follow-
on Land Use Permits, and shall be included in all specifications and bid packages for the
project contract. Monitoring: P&D staff shall check plans prior to issuance of follow-on
Land Use Permits. The applicant shall provide a copy of the draft and final SWPPP after
their preparation and prior to implementation of any project activities.
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General Conditions of Approval

62.

63.
64.

65.

66.

67.

68.

69.

70.

To address parking concerns, a normal limit of up to 500 persons at any one time may
attend functions. Special events of up to 600 persons may occur a maximum of 12 times
per year.

Outdoor events at the ballroom shall conclude by 10:30 pm.

Weddings on the sandy beach shall be limited to the ceremony only, which must be 60
minutes or less in length, and no more than 100 people in attendance.

The new beach bar shall close no later than 12 am (midnight). The last meals served in
the beach bar would be served approximately one-half hour before closing.

Beach & Tennis Club Membership Phasing. The Beach & Tennis Club memberships
shall be 200 individuals or families upon occupancy (i.e. a couple would have one
membership as would a couple and their children living at home). Plan Requirements
and Timing: A review of the Beach & Tennis Club operations shall be made by the
Montecito Planning Commission 12-18 months after occupancy in order to determine the
adequacy of the site (i.e. with respect to circulation, parking and intensity of use) to host
additional Beach & Tennis Club memberships. If it is determined by the Montecito
Planning Commission that the Beach & Tennis Club is operating adequately and the site
1s capable of operating with additional memberships, the number of members may be
increased, but shall not exceed a maximum of 300 individuals or families. Monitoring:
P&D shall review the Beach & Tennis Club operations in conjunction with the annual
reports required for parking and events and report to the Montecito Planning Commission
annually until the MPC determines that annual reporting is no longer necessary.

New buildings shall not be constructed over legal parcel lines. Prior to issuance of
follow-on Land Use Permits to allow construction of the ballroom, if it is determined that
APN 009-371-003 is a legally created lot, it shall be combined with 009-371-004 through
a process acceptable to the County Surveyor (i.e. merger, reversion to acreage, etc.). If it
1s determined that the antiquated parcel lines on either side of Miramar Avenue represent
separate legal lots, these too shall be combined prior to the issuance of a CDP for a new
or relocated structure over any of these lines.

Prior to the issuance of the first Land Use Permit for demolition or grading, the owner
shall sign and record an Agreement to Comply with the project description and all
conditions of approval.

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

The applicant shall ensure that the project complies with all approved plans and all
project conditions including those which must be monitored after the project is built and
occupied. To accomplish this, the applicant agrees to:

e Contact P&D compliance staff as soon as possible after project approval to
provide the name and phone number of the future contact person for the project
and give estimated dates for future project activities.
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71.

72.

73.

74.

75.

76.

7.

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

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

Prior to issuance of the first Land Use Permit for demolition or grading, the applicant
shall pay all applicable P&D permit processing fees in full.

Any change of use in any of the Miramar Beach Resort and Bungalows Project buildings
or structures shall be subject to environmental analysis and appropriate review by the
County including building code compliance.

Approval of the Development Plan shall expire five (5) years after final decision maker
approval, unless prior to the expiration date, substantial physical construction has been
completed on the development or a time extension has been applied for by the applicant.

No permits for development, including grading, shall be issued except in conformance with
the approved Final Development Plan. The size, shape, arrangement, use, and location of .
buildings, walkways, parking areas, and landscaped areas shall be developed in
conformity with the approved development plan marked Montecito Planning Commission
Exhibit October 8, 2008. Any increase in structural square footage that results in an
increase of 1,000 square feet or more than 10 percent of building coverage of a particular
structure (over October 8, 2008 project approvals), whichever is less, shall be reviewed
and approved by the Montecito Planning Commission at a regularly noticed public
hearing.

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

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

Developer shall defend, indemnify and hold harmless the County or its agents, officers
and employees from any claim, action or proceeding against the County or its agents,
officers or employees, to attack, set aside, void, or annul, in whole or in part, the County's
approval of the Development Plan, Conditional Use Permits, and Coastal Development
Permit. In the event that the County fails promptly to notify the applicant of any such
claim, action or proceeding, or that the County fails to cooperate fully in the defense of
said claim, this condition shall thereafter be of no further force or effect.
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78.

79.

80.

81.

82.

83.

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

To reduce the potential for ballroom-related traffic to add to existing congested peak-hour
traffic conditions in the vicinity of the project site, ballroom events expected to draw over
200 patrons from the local community shall not occur prior to 9:30 a.m. weekday mornings.
MONITORING: Permit Compliance shall periodically spot check and respond to
complaints.

The applicant shall work with the neighbors in the hedgerow district and with Caltrans to
develop a noise mitigation plan, including, but not limited to sound walls along this
area’s frontage along U.S. Hwy. 101.

Prior to the issuance of the Coastal Development Permit, the applicant shall submit to the
County Planning Director a sum of $1,440,000 (based on 192 rooms x 0.25 x $30,000) to
fund lower cost visitor serving overnight accommodations in Santa Barbara County. Said
fee shall be deposited into an interest bearing account, "Lower Cost Visitor Serving
Overnight Accommodations Fund", to be established and managed by the County of
Santa Barbara. The purpose of the account shall be to establish new lower cost visitor
serving accommodations, such as new cabins, tent and yurt sites, and/or bicycle camp
sites at the County's Jalama Beach Park, located in the coastal zone of Santa Barbara
County. The entire fee and any accrued interest shall be used for the above stated purpose
within ten years of the fee being deposited into the account. Any portion of the fee that
remains after ten years shall be donated to the California Department of Parks and
Recreation for use at one or more of the State Park units located along southern Santa
Barbara County, or other organization acceptable to the County Planning Director, for the
purpose of providing lower cost visitor serving overnight accommodations.

The project shall receive express authorization from the UPRR to construct

improvements in its right of way prior to issuance of the first LUP granted for the
proposed project.

A review of the Beach Bar’s hours of operations shall be made by the Montecito Planning
Commission 12-18 months after occupancy in order to determine the compatibility of the
Beach Bar’ hours of operation with the residential character of the area. Subsequent
Montecito Planning Commission review may be necessary in order to determine peak
season beach bar hours of operation. If it is determined that the Beach Bar hours of
operation are incompatible with the neighborhood and should be shortened, a change to the
approved Development Plan shall be processed consistent with Section 35-174.10.
Substantial Conformity, Amendments and Revisions. Monitoring: Permit Compliance
Staff shall respond to complaints.”

7 Condition no. 83 was included with the July 16, 2008 staff report but was attached to condition no. 78 and therefore
did not have an independent identity. The intent of Condition no. 83 has not been changed. It has simply been
separated from condition no. 78 and given a unique number.
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84.

85.

86.

87.

Review of Events. The applicant shall prepare a compliance report listing the number of
events including normal and special events, fundraisers and conference groups using the
Miramar Resort Hotel site on an annual basis. The compliance report shall provide the
date, type (beach event, conference, normal or special event, etc.) and hours of the event,
number of people in attendance and the number of employees working at the site for each
event. 12-18 months after the beginning of operations, Planning & Development shall
provide the compliance report to the Montecito Planning Commission (review to occur
during Planning & Development Divisional Briefing on Administrative Agenda). Plan
Requirements and Timing: The compliance reports shall include information
quantifying the number of events per day over the course of the previous 12-18 months as
specified above. Monitoring: P&D shall review the compliance reports in conjunction
with the annual reports required for parking and report to the Montecito Planning
Commission annually until the MPC determines that annual reporting is no longer
necessary.

Prior to removal, photo documentation of the cottages, poolside rooms and associated
buildings ‘in situ’ shall occur pursuant to the County’s standards as outlined in Condition
No. 32. The owner shall make available for 90 days from the date of final discretionary
approval of the project, any cottage(s) or the poolside rooms for removal and relocation to
any individual or organization proposing to rehabilitate said structure(s). All costs and
liability for transportation and removal, including any necessary permits shall be the sole
responsibility of the individual or organization seeking relocation and reuse of the
structure(s). Plan Requirements and Timing: Notice of availability of structures shall be
provided in local newspaper, notice on site and other public outreach efforts to the
community by the applicant. The applicant shall document such effort with the County prior
to the approval of the follow-on Land Use Permit.

Relocation of Laundry Operations. Excessive water consumption by Hotel operations
during a declared water shortage emergency could exacerbate the ongoing water
supply/demand imbalance within the Montecito Water District. If the Montecito Water
District declares a water shortage emergency, laundry operations shall be relocated to an
offsite facility (or contractor) outside the Montecito Water District service boundaries.
Plan Requirements and Timing: For the life of the project, if the Montecito Water
District declares a water shortage emergency, laundry operations shall be relocated to an
offsite facility (or contractor) outside the Montecito Water District service boundaries.
Limited laundry operations (i.e. unforeseen circumstances, emergencies, etc.) up to 10% of
total laundry operations could continue to be undertaken onsite. Onsite laundry operations
could be restored to full operation once the Montecito Water District ends its declaration of
the water shortage emergency subject to P&D approval. Monitoring: P&D shall verify that
the District has declared a water shortage emergency and ensure that the offsite facility (or
contractor) is located outside the Montecito Water District service boundaries.

The design, scale, and character of the project architecture and landscaping shall be
compatible with the “Cottage Type Hotel” tradition as discussed in Montecito Community
Plan Policy LUC-M-1.6 including the refined description as follows:

A "Cottage-Type" hotel is a collection of one and two story-building structures that vary

in size and orientation. Placement and scale of buildings should be in a garden type
sefting with large canopy trees. Site should be pedesirian friendly.
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88.

"Cottage-Type" hotel buildings refer to a quaint architectural style and can be California
Cottage and Bungalow or an architectural style reflecting the historical regional
California coast. Architectural vernacular should incorporate low-sloped roofs with
gables and/or hips, residentially scaled plate heights, overhangs and eaves; casement,
double-hung or fixed windows or French doors with divided lights, porches and/or
trellis; exterior walls of masonry, plaster, stone an/or wood siding (or other simulated
materials).

Plan Requirements and Timing: The applicant shall submit the final architectural and
landscape drawings of the project for review and approval by the Montecito Board of
Architectural Review prior to issuance of follow-on Land Use Permits. Such plans shall
be consistent with the definition of “Cottage Type Hotel” as described by the Montecito
Planning Commission.

A turnaround consistent with County Public Works Roads standards shall be constructed in
the area of the service driveway. Appropriate signage shall be provided to direct traffic.
Turnaround signage shall be reviewed and approved by P&D and County Public Works
Roads Division and reviewed in conjunction with the overall sign plan.
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II.

Conditions of Approval for 07CUP-00000-00045
Improvements in a Transportation Corridor

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT
ARTICLE 11, CHAPTER 35

07CUP-00000-00045: Miramar Beach Resort and Bungalows Project
Development in the Transportation Corridor Zone District

A Conditional Use Permit is Hereby Granted:

TO: Caruso BSC Miramar, LLC
APNs: 009-371-004, 009-371-003, 009-372-001, 009-333-010,
009-010-002.

PROJECT ADDRESS: 1555 South Jameson Lane, Santa Barbara, CA 93108
ZONE: Transportation Corridor (TC) (APN 009-010-002)

ARFA: Montecito

SUPERVISORIAL DIST.: First

FOR: Hotel development within the Transportation Corridor zone district.

This permit is subject to compliance with the following condition(s):

This Conditional Use Permit is based upon and limited to compliance with the project
description, the associated Final Development Plan for the Miramar Beach Resort and
Bungalows Project (07RVP-00000-00009) and conditions of approval associated with
07RVP-00000-00009. Any deviations from the project description, exhibits or conditions
must be reviewed and approved by Planning and Development for conformity with this
approval.  Deviations may require modification to the permit and/or further
environmental review. Deviations without the above-described approval will constitute a
violation of permit approval.

The project description is as follows:

o Hotel development within the Transportation Corridor zone district consistent with
07RVP-00000-00009.
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The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shail conform to the project description above
and the hearing exhibits and conditions accompanying the associated Amended
Development Plan. The property and any portions thereof shall be sold, leased or
financed in compliance with this project description and the approved hearing exhibits
and conditions of approval. All plans (such as Landscape and Tree Protection Plans)
must be submitted for review and approval and shall be implemented as approved by the
County.

II1.This permit is issued pursuant to the provisions of Section 35-172 of Article II of the
Code of Santa Barbara County and is subject to the foregoing conditions and
limitations; and this permit is further governed by the following provisions:

a. If any of the conditions of the Conditional Use Permit are not complied with, the
Planning Commission, after written notice to the permittee and a noticed public
hearing, may in addition to revoking the permit, amend, alter, delete or add
conditions to this permit at a subsequent public hearing noticed for such action.

b. A Conditional Use Permit shall become null and void and automatically revoked
if the use permitted by the Conditional Use Permit is discontinued for more than
one year.

c. Said time may be extended by the Planning Commission one time for good cause

shown, provided a written request, including a statement of reasons for the time
limit extension request is filed with Planning and Development prior to the
expiration date.

BOB BIERIG
Chair, Montecito Planning Commission

Date



Miramar Beach Resort and Bungalows Project; 07RVP-00000-00009, 07CUP-00000-00045, 07CUP-00000-00046,
07CUP-00000-00047, 08CUP-00000-00005; 08GOV-00000-00017 and 08CDP-00000-00054

Attachment C — Conditions of Approval

Page C.2-1

II.

Conditions of Approval for 07CUP-00000-00046
Construction of a 10-Foot Soundwall

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT
ARTICLE II, CHAPTER 35

07CUP-00000-00046: Miramar Beach Resort and Bungalows Project
Construction of a 10-foot Soundwall

A Conditional Use Permit is Hereby Granted:
TO: Caruso BSC Miramar, LLC

APNs: 009-371-004, 009-371-003, 009-372-001, 009-333-010,
009-010-002.

PROJECT ADDRESS: 1555 South Jameson Lane, Santa Barbara, CA 93108

ZONE: Resort/Visitor  Serving Commercial (CV) and
Transportation Corridor (TC) (APN 009-010-002)

ARFA: Montecito
SUPERVISORIAL DIST.: First

FOR: Construction of a 10 foot sound wall (measured from the South Jameson Lane
frontage) within front and side yard setbacks along South Jameson Lane.

This permit is subject to compliance with the following condition(s):

This Conditional Use Permit is based upon and limited to compliance with the project
description, the associated Final Development Plan for the Miramar Beach Resort and
Bungalows Project (07RVP-00000-00009) and conditions of approval associated with
07RVP-00000-00009. Any deviations from the project description, exhibits or conditions
must be reviewed and approved by Planning and Development for conformity with this
approval.  Deviations may require modification to the permit and/or further
environmental review. Deviations without the above-described approval will constitute a
violation of permit approval.

The project description is as follows:
e A sound barrier along South Jameson Lane consistent with 07RVP-00000-

00009. This sound barrier would consist of an approximate ten-foot high (as
measured from the South Jameson Lane grade) sound wall.
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The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project description above
and the hearing exhibits and conditions accompanying the associated Amended
Development Plan. The property and any portions thereof shall be sold, leased or
financed in compliance with this project description and the approved hearing exhibits
and conditions of approval. All plans (such as Landscape and Tree Protection Plans)

must be submitted for review and approval and shall be implemented as approved by the
County.

II1. This permit is issued pursuant to the provisions of Section 35-172 of Article II of the
Code of Santa Barbara County and is subject to the foregoing conditions and
limitations; and this permit is further governed by the following provisions:

a. If any of the conditions of the Conditional Use Permit are not complied with, the
Planning Commission, after written notice to the permittee and a noticed public
hearing, may in addition to revoking the permit, amend, alter, delete or add
conditions to this permit at a subsequent public hearing noticed for such action.

b. A Conditional Use Permit shall become null and void and automatically revoked
if the use permitted by the Conditional Use Permit is discontinued for more than
one year.

c. Said time may be extended by the Planning Commission one time for good cause

shown, provided a written request, including a statement of reasons for the time
limit extension request is filed with Planning and Development prior to the
expiration date.

@/dﬂww M, Black

fiﬁ/BOB BIERIG
Chair, Montecito Planning Commission

10/10] 09
Date ! /
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II.

Conditions of Approval for 07CUP-00000-00047
Construction of a Four Emplovee Dwellings

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT
ARTICLE 11, CHAPTER 33

07CUP-00000-00047: Miramar Beach Resort and Bungalows Project
Construction of Four Employee Dwellings
A Conditional Use Permit is Hereby Granted:
TO: Caruso BSC Miramar, LLC

APNs: 009-371-004, 009-371-003, 009-372-001, 009-333-010,
009-010-002.

PROJECT ADDRESS: 1555 South Jameson Lane, Santa Barbara, CA 93108

ZONE: Resort/Visitor ~ Serving  Commercial (CV) and
Transportation Corridor (TC) (APN 009-010-002)

ARFA: Montecito

SUPERVISORIAL DIST.: First

FOR: Construction of Four Employee Dwellings
This permit is subject to compliance with the following condition(s):

This Conditional Use Permit is based upon and limited to compliance with the project
description, the associated Final Development Plan for the Miramar Beach Resort and
Bungalows Project (07RVP-00000-00009) and conditions of approval associated with
07RVP-00000-00009. Any deviations from the project description, exhibits or conditions
must be reviewed and approved by Planning and Development for conformity with this
approval. Deviations may require modification to the permit and/or further environmental
review. Deviations without the above-described approval will constitute a violation of
permit approval.

The project description is as follows:

e Construct four employee dwellings in the Ballroom Building consistent with
07RVP-00000-00009.
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The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project descripiion above
and the hearing exhibits and conditions accompanying the associated Amended
Development Plan. The property and any portions thereof shall be sold, leased or
financed in compliance with this project description and the approved hearing exhibits
and conditions of approval. All plans (such as Landscape and Tree Protection Plans)
must be submitted for review and approval and shall be implemented as approved by the
County.

II1. This permit is issued pursuant to the provisions of Section 35-172 of Article II of the
Code of Santa Barbara County and is subject to the foregoing conditions and
limitations; and this permit is further governed by the following provisions:

a. If any of the conditions of the Conditional Use Permit are not complied with, the
Planning Commission, after written notice to the permittee and a noticed public
hearing, may in addition to revoking the permit, amend, alter, delete or add
conditions to this permit at a subsequent public hearing noticed for such action.

b. A Conditional Use Permit shall become null and void and automatically revoked

if the use permitted by the Conditional Use Permit is discontinued for more than
one year.

c. Said time may be extended by the Planning Commission one time for good cause
shown, provided a written request, including a statement of reasons for the time
limit extension request is filed with Planning and Development prior to the
expiration date.

@ZMW% . Blaoke -

BOB BIERIG
Chair, Montecito Planning Commission

[0]10])0p
Date /' /
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II.

Conditions of Approval for §8CUP-00000-00005

Repairs to an Existing Seawall

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT
ARTICLE 11, CHAPTER 35
08CUP-00000-00005: Miramar Beach Resort and Bungalows Project

Conduct Repairs to an Existing Seawall

A Conditional Use Permit is Hereby Granted:
TO: Caruso BSC Miramar, LLC

APNs: 009-371-004, 009-371-003, 009-372-001, 009-333-010,
009-010-002.

PROJECT ADDRESS: 1555 South Jameson Lane, Santa Barbara, CA 93108

ZONE: Resort/Visitor  Serving Commercial (CV) and
Transportation Corridor (TC) (APN 009-010-002)

ARFEA: Montecito
SUPERVISORIAL DIST.: First

FOR: Conduct Repairs to an Existing Seawall
This permit is subject to compliance with the following condition(s):

This Conditional Use Permit is based upon and limited to compliance with the project
description, the associated Final Development Plan for the Miramar Beach Resort and
Bungalows Project (07RVP-00000-00009) and conditions of approval associated with
07RVP-00000-00009. Any deviations from the project description, exhibits or conditions
must be reviewed and approved by Planning and Development for conformity with this
approval. Deviations may require modification to the permit and/or further environmental
review. Deviations without the above-described approval will constitute a violation of
permit approval.
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The project description is as follows:

¢ Conduct repairs to an existing seawall in front of proposed Oceanfront
Buildings 01 and 02, consistent with 07RVP-006060-06005.

The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project description above
and the hearing exhibits and conditions accompanying the associated Amended
Development Plan. The property and any portions thereof shall be sold, leased or
financed in compliance with this project description and the approved hearing exhibits
and conditions of approval. All plans (such as Landscape and Tree Protection Plans)
must be submitted for review and approval and shall be implemented as approved by the
County.

I11. This permit is issued pursuant to the provisions of Section 35-172 of Article II of the
Code of Santa Barbara County and is subject to the foregoing conditions and
limitations; and this permit is further governed by the following provisions:

If any of the conditions of the Conditional Use Permit are not complied with, the
Planning Commission, after written notice to the permittee and a noticed public
hearing, may in addition to revoking the permit, amend, alter, delete or add
conditions to this permit at a subsequent public hearing noticed for such action.

A Conditional Use Permit shall become null and void and automatically revoked
if the use permitted by the Conditional Use Permit is discontinued for more than
one year.

Said time may be extended by the Planning Commission one time for good cause
shown, provided a written request, including a statement of reasons for the time
limit extension request is filed with Planning and Development prior to the
expiration date.

@1@71¢’L& / /V/ /5) [ade_/‘

OB BIERIG
Chair, Montecito Planning Commission

10fro)0®

Date
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Coastal Development Permit 08CDP-00000-00054

E COUNTY OF SANTA BARBARA

Planning and Development

COASTAL DEVELOPMENT PERMIT
Case No.: 08CDP-00000-00054
Project Name: Buildout of the Miramar Beach Resort and Bungalows Project

Project Address: 1555 South Jameson Lane, Santa Barbara, CA 93108

Assessor’s Parcel No.: 009-371-004, 009-371-003, 009-372-001, 009-333-010, 009-010-002
Applicant Name: Caruso BSC Miramar LLC

The Montecito Planning Commission hereby approves this Coastal Development Permit for the development
described below, based upon the required findings and subject to the attached terms and conditions.

Associated Case Number(s): 07RVP-00000-00009, 07CUP-00000-00045, 07CUP-00000-00046, 07CUP-
00000-00047, 08CUP-00000-00005, 07BAR-00000-00175

Project Description Summary: Caruso BSC Miramar LLC proposes a Revision to a previously approved
Development Plan and associated Conditional Use Permits (CUP) granted for the renovation of the Miramar
Hotel project. In addition, the applicant proposes a new CUP to repair an existing seawall.

Project Specific Conditions: See Attachment A
Permit Compliance Case: _X  Yes Nos
Permit Compliance Case No.: Not opened yet

Appeals: The approval of this Coastal Development Permit may be appealed to the Board of Supervisors by
the applicant or an aggrieved person. The written appeal and accompanying fee must be filed with the Planning
and Development Department at either 123 East Anapamu Street, Santa Barbara, or 624 West Foster Road,
Suite C, Santa Maria, or the Clerk of the Board of Supervisors at 105 Anacapa Street, Santa Barbara, 93101 by
5:00 p.m. on or before October 20, 2008.

The final action by the County on this Coastal Development Permit may be appealed to the California Coastal
Commission after the appellant has exhausted all local appeals. Therefore a fee is not required to file an appeal
of this Coastal Development Permit.

Terms of Permit Issuance:
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1. Work Prohibited Prior to Permit Issuance. No work, development, or use intended to be authorized
pursuant to this approval shall commence prior to issuance of this Coastal Development Permit and/or any
other required permit (e.g., Building Permit). Warning! This is not 2 Building/Grading Permit.

2. Date of Permit Issuance. This Permit shall be deemed effective and issued on Tuesday, October 21, 2008,
provided an appeal of this approval has not been filed.

3. Time Limit. The approval of this Coastal Development Permit shall be valid for one year from the date of
approval. Failure to obtain a required construction, demolition, or grading permit and to lawfully commence

development within two years of permit issuance shall render this Coastal Development Permit null and
void.

NOTE: Approval and issuance of a Coastal Development Permit for this project does not allow construction or
use outside of the project description, terms or conditions; nor shall it be construed to be an approval of a
violation of any provision of any County Policy, Ordinance or other governmental regulation.

Owner/Applicant Acknowledgement: Undersigned permittee acknowledges receipt of this pending approval
and agrees to abide by all terms and conditions thereof.

Print Name Signature Date

Planning and Development Departiment Approval by:

Drianne M Black @W M Elock— )0 1 IE

Print Name Signature /" Date

Planning and Development Department Issuance by:

Print Name Signature Date

T
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Air Pollution Caontrol District
May 20, 2008

Michelle Gibbs, Project Planner

County of Santa Barbara

Planning & Development, South County
123 E. Anapamu Street

Santa Barbara, CA 93101

RE: Miramar Resort Project (Case Nos. 07RVP-00000-00009, 07CUP-00000-00045, 07CUP-
00000- 00046, 07CUP-00000-00047 and 08CUP-00000-00005): Recommended Conditions of

Approval

Dear Michelle:

The Santa Barbara County Air Pollution Control District (APCD) recommends the following
conditions of approval for this hotel/resort redevelopment project, consistent with the CEQA
15164 Addendum to Negative Declaration 00-ND-03, dated April 1, 2008. Please note, thatin
general all APCD Rules and Regulations that are applicable to this project must be followed.

1. During the construction period, the following fugitive dust control measures are required
for all projects involving earthmoving activities regardless of the project size or duration.
Proper implementation of these measures is assumed to fully mitigate fugitive dust
emissions.

e During construction, use water trucks or sprinkler systems to keep all areas of vehicle
movement damp enough to prevent dust from leaving the site. At a minimum, this
should include wetting down such areas in the late morning and after work is
completed for the day. Increased watering frequency should be required whenever
the wind speed exceeds 15 mph. Reclaimed water should be used whenever possible;
however, reclaimed water should not be used in or around crops grown for human
consumption.

s Minimize amount of disturbed area and reduce on site vehicle speeds to 15 miles per
hour or less.

o Ifimportation, exportation and stockpiling of fill material is involved, soil stockpiled for -
more than two days shall be covered, kept moist, or treated with soil binders to
prevent dust generation. Trucks transporting fill material to and from the site shall be
tarped from the point of origin.

« Gravel pads shall be installed at all access points to prevent tracking of mud onto public
roads.

e After clearing, grading, earth moving or excavation is completed, treat the disturbed
area by watering, or revegetating, or by spreading soil binders until the areais paved or
otherwise developed so that dust generation will not occur.

Terence E. Dressler < Air Pollution Control Officer
SEA Nerth Sam Anforio Road Suite A ¢ Santa Barbara CA ¢ 93110 « www.sbecapcd.org * 805.961.8800 = 805.961.8801 (fa
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The contractor or builder shall designate a person or persons to monitor the dust
control program and to order increased watering, as necessary, to prevent transport of
dust offsite. Their duties shall include holiday and weekend periods when work may
not be in progress. The name and telephone number of such persons shall be provided
to the Air Pollution Control District prior to land use clearance for map recordation and
land use clearance for finish grading of the structure.

Prior to land use clearance, the applicant shall include, as a note on a separate
information sheet to be recorded with map, these dust control requirements. All
requirements shall be shown on grading and building plans.

Plan Requirements/Timing: The applicant shall include these measures as notes on the
grading and building plans that shall be reviewed and approved prior to issuance of Coastal
Development Permits for grading or structural development. These measures shall be
implemented during and after project construction as appropriate.

MONITORING: P&D shall ensure that these measures are on the plans. Permit

compliance staff shall perform periodic equipment inspections and respond to nuisance
complaints.

2. During project grading and construction and hauling, construction contracts must
specify that construction contractors shall adhere to the following requirements to
reduce emissions of ozone precursors and particulate emissions from diesel exhaust,
which are classified as carcinogenic by the State of California.

@

Heavy-duty diesel-powered construction equipment manufactured after 1996 (with
federally mandated “clean” diesel engines) shall be utilized.

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

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

Construction equipment shall be maintained in tune per the manufacturer’s
specifications. :

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

Catalytic converters shall be installed on gasoline-powered equipment, if feasible.
Diesel catalytic converters, diesel oxidation catalysts and diesel particulate filters as
certified and/or verified by EPA or California shall be installed.

Diesel powered equipment should be replaced by electric equipment whenever
feasible. A
idling of heavy-duty diesel trucks during loading and unloading shall be limited to
five minutes; auxiliary power units should be used whenever possible.

Construction worker trips should be minimized by requiring carpooling and by
providing for lunch onsite.
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s Inaccordance with APCD Rule 323, low volatile organic compound (VOC)
architectural coatings shall be used.

Plan Requirements/Timing: The applicant shall include these measures as notes on the
grading and building plans that shall be reviewed and approved prior toissuance of Coastal
Development Permits for grading or structural development. These measures shall be
implemented during and after project construction as appropriate.
MONITORING: P&D shall ensure that these measures are on the plans. Permit
compliance staff shall perform periodic equipment inspections and respond to nuisance
complaints. '

3. The applicant shall obtain individual permits from the APCD for the proposed 500 kW
emergency generator and shall consult with the APCD to determine if individual permits
are required for the proposed boilers as well. APCD permits are required for any
individual unit of grouping of units rated over 2.0 MMBtu/hr.

Plan Requirements/Timing: Permits shall be obtained from APCD and copies of the permits

provided to P&D prior to issuance of Coastal Development Permits for the project.

MONITORING: P&D shall confirm that permits have been obtained prior to issuance of

Coastal Development Permits for the project.

4. The following energy-conserving techniques should be incorporated into the project.

e Installation of low NOx residential water heaters.

e Use of natural lighting where feasible.

e Installation of energy efficient appliances.

e Installation of energy efficient lighting.
Plan Requirements and Timing: The applicant should incorporate the listed provisions
into building and improvement plans prior to issuance of Coastal Development Permits.
MONITORING: Building and Safety shall site inspect to ensure development is in
accordance with approved plans prior to occupancy clearance.

5. At alltimes, idling of heavy-duty diesel trucks during loading and unloading must be
limited to five minutes; auxiliafy power units should be used whenever possible. State
law requires that drivers of diesel-fueled commercial vehicles weighing more than
10,000 pounds:

a. shall notidle the vehicle’s primary diesel engine for greater than 5 minutes at
any location
b. shall notidle a diesel-fueled auxiliary power system {APS) for more than 5
minutes to power a heater, air conditioner, or any ancillary equipment on the
vehicle if you have a sleeper berth and you’re within 100 feet of a restricted area
(homes and schools).
Plan Requirements and Timing: The applicant should incorporate the listed provisions
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into building and improvement plans and hotel operations prior to issuance of Coastal
Development Permits.

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

6. Global climate change is a growing concern that needs to be addressed and mitigated.
The project participates in this potential impact through its incremental contribution
combined with the cumulative increase of all other sources of greenhouse gases.
Therefore, we strongly recommend all feasible mitigation measures under long-term
impacts. At a minimum, the project should include mitigations to reduce emissions of

greenhouse gases by:

Incorporating green building technologies;

Increasing energy efficiency at least 20% beyond Title 24 requirements;

Increasing recycling goals (e.g., separate waste and recycling receptacles); and
Increasing landscaping (shade trees decrease energy requirements and also provide
carbon storage.)

Plan Requirements and Timing: The applicant should incorporate the Jisted provisions
into building and improvement plans and hotel operations prior to issuance of Coastal

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

Please contact me by phone at 961—8893, or by e-mail: VU@sbcapcd.org if you have questions.

Sincerely,

Uy

WW@@,

Vijaya Jammalamadaka
Air Quality Specialist
Technology and Environmental Assessment Division

Brian Shafritz, APCD

Project File

TEA Chron File

T
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Environmentzal Healih Services

2125 5. Centerpointe Pkwy., #333 ¢ Santa Maria, CA 93455-1340
805/346-8460 * FAX 805/346-8485

Elliot Sehulmen, MD, MPH Heaith Otlicer/Gire 1o
Michele Mickiewicz, Depury Disecior
Rick Merrifield, Environmental Heslh Direcior

TO: Michelle Gibbs, Planner
Planning & Development Department
Development Review Division

FROM: Paul Jenzen
Environmental Health Services

DATE: May 13, 2008

SUBJECT: Case No. 07RVP-00000-00009, 07CUP-00000-00047 Montecito Area
Applicant: Rick Caruso, Caruso Affiliated

101 The Grove Dnive
Los Angeles, CA. 90036

Property Location: Assessor's Parcel No. 009-333-010; 009-371-007; 009-372-001; 009-
371-003; 339-345-003; 009-345-031, zoned C-V, REC and TC,
located at 1555 South Jameson Lane.

Case No. 07RVP-00000-00009, CUP-00000-00047 represents a request to redevelop the Mirarmar Hotel
with all new buildings of approximately 401,541 gross (170,150 net) square feet, including a main
building with a Jobby, meeting rooms and conference facilities, back-of-house areas, and
underground parking; a ballroom; a spa, a Beach and Tennis Club with expanded membership; 209
guest rooms; two restaurants and a beach bar; two pools and two tennis courts; new landscaping; new
10-foot high sound wall; four employee dwellings; all existing buildings will be demolished.

Domestic water supply 1s proposed 1o be provided by the Montecito Water District. Because the project may
impact the community water system, the Montecito Water District will need to review the proposal and
indicate in writing that 1t will serve the project.

Sewage disposal is proposed to be provided by the Montecito Sanitary District. The Montecito Sanitary
District will also need to review the proposal and indicate in writing that it will serve the proposed project.

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

1. Prior to Zoning Clearance, the Montecito Water District and the Montecito Sanitary District shall

indicate in writing that the proposed project will be served.
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‘ \ MONTECITO FIRE PROTECTION DISTRICT

595 San Ysidro Road ¢ Santa Barbara, California 93108 « (805) 969-7762 « FAX (805 9638-35988

June 13, 2008

Mr. David Ward

Planning & Development sent via facsimile: 568-2030
County of Santa Barbara HECEIVED
123 E. Anapamu St.
Santa Barbara, CA 93101 JUN 17 2008
. S.8. COUNTY
Re: Miramar Reach Resort & Bungalows PLANNING & DEVELOPMEN

Dear Mr. Ward,

I have asked to clarify my comments from a letter, dated May 16, 2008, to Ms. Michelle
Gibbs, formerly from your agency. Fortunately, there have been some further discoveries
with regards to infrastructure availability and the project’s demands upon that
infrastructure since that letter was written. 1 would hope that this correspondence makes it
clear as to where things stand regarding the Fire District’s requirements for this proposed
project at the present time.

Caruso Affiliated has provided me with a draft of a study initiated by Brian Hagglund,
P.E., of Schirmer Engineering Corporation, which proposes an interpretation of the water
flow requirements for the proposed podium design of the main building complex. Though
interpretations of the applicable code language tend to vary widely between design
professionals and code officials, the project applicant has been advised that the District
will accept the determinations provided by a completed fire flow study bearing the valid
stamp of a State of California licensed Fire Protection Engineer. The Fire District awaits
that completed study.

Penfield & Smith Engineers has commissioned the Montecito Water District (MWD) to
conduct hydrant flow teste from the existing MWD meins which are most proximate {0
the proposed project site. This just completed Water District analysis revealed that recent
water main improvements have resulted in significant flow increases well beyond that
which the MWD had previously deemed available to the project site. This new
information should allow the project applicant to design and propose those further water
delivery infrastructure improvements necessary to meet the Fire District’s flow
requirements for the applicant’s proposed array of buildings.

As referenced in the Fire District’s conditions letter, dated April 6, 2000, a fundamental
requirement for the previously approved Schrager plan was the installation of automatic
fire sprinklers within all structures proposed for the project. It 1s the Fire District’s
expectation that, given the limited emergency access for this site, all structures proposed
within this project will be fitted with fire sprinklers also.

DIRECTORS R.J. Jensen - President J. Venable - Secretary D. Newquist FIRE CHIEF Kevin Wallace






S.2. COUNTY

FLANRNING & DEVELOPRIENT

Santa Barbara County Public Works Department
Flood Control ¢ Water Agency

June 26, 2008

Planning Commission

County of Santa Barbara

Planning & Development Department
123 East Anapamu Street

Santa Barbara, CA 93101

Re: Miramar Hofe], 07DVP-00000-00017
Dear Commissioners:

The District recommends that approval of the above referenced project be subject to the
following conditions:

1. General

a. The applicant shall comply with the Santa Barbara County Flood Control District
Standard Conditions of Approval dated November 2007
(www.countyofsb.org/pwd/water/downloads/StdCond PlnApproval.pdf).

b. The applicant shall provide a site plan of the proposed development following the
guidelines provided in the Standard Conditions of Approval.

2. Prior to Issuance of Permits

a. The applicant shall submit all improvement plans, grading plans, drainage plans,
drainage studies and landscape plans to the District for review and approval.

b. The applicant shall acquire and submit all required data, forms and certifications
as described.in the Standard Conditions of Approval.

c. All proposed development shall have finish floors elevated a minimum of two feet
above the 100-year Base Flood Elevation (BFE) as determined from FEMA’s
most current Flood Insurance Study (FIS).

d. Below-grade parking shall conform to the requirements of FEMA Technical
Bulletin 6-93. A completed Floodproofing Certificate for Non-residential
Structures (FEMA Form §1-65,
http://www fema.gov/pdf/nfip/manual200610/08cert.pdf) is required for all such
buildings located within a Special Flood Hazard Area.

e. Post-development peak discharge rate shall not exceed the pre-development rate.

Scott D. McGolpin 123 East Anapamu Street, Santa Barbara, California 93101 Thomas D. Fayram
Public Works Director PH: 805 568-3440 FAX: 805 568-3434 www.countyofsh.arg/pwd/water Deputy Public Works Director



cc:  Anne Almy, County Planning & Development Department
Rick Caruso, Caruso Affiliated, 101 The Grove Drive, Los Angeles, CA 90036
Don E. Donaldson, Penfield & Smith, 111 East Victoria Street, Santa Barbara, CA 93101

Attachment: Section 15A-22, “Coastal High Hazard Areas” of the County Floodplain
Management Ordinance

P



CHAPTER 15A FLOODPLAIN MANAGEMENT
Sec. 15A-22. Coastal high hazard areas.

Within coastal high hazard areas established in section 15A-7, the following standards shall apply:
(a) All new construction, substantial improvement and other proposed new development shall be
elevated on adequately anchored pilings or columns and securely anchored to such pilings or
columns so that the lowest horizontal portion of the structural members of the lowest floor
(excluding the pilings or columns) is elevated lo or above the base flood level. The pile or column
foundation and structure attached thereto is anchored to resist flotation, collapse and lateral
movement due to the effects of wind and water loads acting simultaneously on all building
components. Water loading values used shall be those associated with the base flood. Wind
loading values used shall be those required by applicable state or local building standards.

(b) All new construction, shall be located landward of the reach of mean high tide.

(c) All new construction, substantial improvement and other proposed new development shall have
the space below the lowest floor free of obstructions or constructed with breakaway walls as
defined in section 15A-5 of this chapter. Such enclosed space shall not be used for human
habitation and will be useable solely for parking of vehicles or building-access.

(d) Fill shall not be used for structural support of buildings.

(e) Man-made alleration of sand dunes which would increase potential flood damage is prohibited.
(f) The floodplain administrator shall obtain and maintain the following records:

(1) Certification by a registered engineer or architect that a proposed structure complies with
subsection {a) of this section. ‘

(2) The elevation (in relation to mean sea level) of the bottom of the lowest structural mermber of
the lowest floor (excluding pilings or columns) of all new and substantially improved structures, and
whether such structures contain a basement. (Ord. No. 3898, § 1)






ZOUNTY OF SANTA BARBARA
PUBLIC WORKS DEPARTMENT
123 East Anapamu Street

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

June 30, 2008
TO: Anne Almy, Planner
Development Review
FROM: William Robertson, Transportation Planner

Public Works, Transportation Division

SUBJECT: Conditions of Approval (9 pages)
Miramar Beach Resort and Bungalows Project
07RVP-00000-00009, 07 CUP-00000-00045, 07CUP-00000-00046, 07CUP-00000-60047,
08CUP-00000-00005, 08GOV-00000-00017, 08CDP-00000-000054
APN: 009-371-004, 009-371-003, 009-372-001, 009-333-010, and 009-010-002
1555 S. Jameson Lane, Montecito

Traffic Mitigation Fees

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

Based on the current fee schedule, the total estimated fee for the proposed project is $10,698 (6 new P.M.
PHT’s x $1,783 Traffic Fee). Fees are due prior to land use clearance and shall be rased on the fee
schedule in effect when paid. This office will not accept payment oT process a check received prior to
project approval.

Fees are payable o the County of Santa Barbara, and may be paid in person or mailed to: Santa Barbara
County Transportation Division, 123 E. Anapamu St 2™ Floor, Santa Barbara, CA 93101 or Santa Barbara
County Transportation Division North, 620 West Foster Road, Santa Maria, CA 93455. Please phone this
office prior to payment if unsure as to the final fee required.



Prior to land use clearance, improvement plans shall include the following items, designed to the
satisfaction of the County Traffic Engineer:

a) Design and re-construct any substandard County owned improvements along the project (
frontage. All Construction shall conform to the County Engineering Design Standards. Any

substandard modifications to these standards shall be approved by the County Traffic and Permit
sections prior to occupancy.

Encroachment/Excavation/Haul Permit

An Excavation or Encroachment Permit shall be required for any work performed in the County right

of way, including road construction, driveways, utilities, connections and hauling more than 1000 cubic
yards of earthwork.

The developer shall comply will all applicable Public Works Standard Conditions of Approval and

Engineering Design Standards, as determined by the Public Works Traffic or Permit Sections, prior to
i1ssuance of an Encroachment Permit.

Encroachment Permits and/or Santa Barbara Engineering Design Standards and Pubic Works Standard
Conditions of Approval can be obtained at the following locations:

North County Permits Section : ‘South County Permits Section

620 West Foster Road 4417 Cathedral Oaks Road /
Santa Maria, CA 93455 | Santa Barbara, CA 93110
805-739-8788 805-681-4967

Traffic Controls

9.

10.

11.

Prior to land use clearance, traffic circulation and control on adjacent streets shall be designed as
required by the Department of Public Works Traffic Section. This shall include, but is not limited to,
curb openings, tum lanes and control signs for regulation, warning, and guidance of traffic.

Prior to land use clearance, traffic circulation and control onsite shall meet the approval of the
Department of Public Works Traffic Section.

Prior to occupancy, all signs shall be installed, and prior to final clearance, the County may require the
developer to add. traffic safety devices, such as signing and striping, the need for which are not apparent
at time of plan approval but which are warranted due to actual field conditions. The developer shall

install the traffic safety devices prior to final clearance. {



13. Prior to zoning clearance, the applicant must apply for annexation of the tract into the applicable County
Lighting District/County Service Area , and pay all fee’s and costs for advertising public hearings in
connection therewith.

Off-Site Road Improvements

14 Where off-site road improvements or a dedication of right of way for off-site improvements is required
for which a need cannot be attributed to the project, the County shall deduct the value of construction or
dedication from the payment that would otherwise be collected for Traffic Mitigation Fee’s.
Improvements and dedication that are necessary o mitigate the specific impacts of a project on area
roads are considered on-site and are not to be deducted from the Traffic Mitigation Fee’s. If the value of

the off-site road improvements or dedication exceeds the payment required, the County may:

1. Reimburse the applicant the difference between the amount of the payment-and the value of the
additional improvements and dedication, or

2. Enter into an agreement with the applicant to establish a credit for the additional improvements
and dedications.

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

Sincerely,

//%///%'_—'

William T. Robertson

cc: F:\GROUP\T'RAFFIC\WH\JV»’ORD\PLM\INH\JGNomcci&o\l\d'mamar Beach Resort and Bungalows 07RVP-Cond.doc
Charlie Ebeling, Transportation Manager, County of Santa Barbara, Public Works Department
07RVP-00000-00009
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COUNTY OF SANTA BARBARA

DEPARTMENT OF PUBLIC WORKS

Standard Conditions of Approval

Construction of all improvements required by the Public Works Department in the approval of the Tentative Map shall be in accord
with County Subdivision Ordinance No. 1722, the Geometric Design Standards contained in the Engineering Design Standards Mar
the applicable portions of the California Department of Transportation Standard Specifications of current date and the Standard Det
contained in Appendix 4 of the Engineering Design Standards Manual.

Design of all improvements to be constructed as part of this development shall be performed by a Civil Engineer registered in the S
of California. Specifications and plan and profile drawings, completed in accordance with Department of Public Works Standards !
be submitted to the Public Works Department and appropriate officials of other departments for their approval, and all bonds and fe
shall be posted prior to recordation of the final development map.

Prior to recordation of the Final Map and start of any construction, the Developer shall designate to the Department of Public Worl
road or roads he intends for construction access to the development to the extent to which subject roads will be used as haul roads.
Public Works Department may, at its option, designate an alternate off-site access or may require a security for the repair or
reconstruction in the event subject road is damaged by construction traffic.

The Structural road section for all proposed public roads shall consist of the following:

Aggregale Base conforming to the provisions in Section 26, “Aggregate Bases”, of the Standard Specifications shall be pl:
with a minimum thickness of 0.50 feet on all public roads. The actual thickness of the aggregate base shall be determined
“R” Values from Test Method 301- F, California Department of Transportation Specifications. When the Traffic Index 15
than 5.5 the minimum section will be 0.2 feet of A.C. and 0.5 feet of A.B. When the Traffic Index is 5.5 or greater, the
minimum section will be 0.3 feet A.C. and 0.5 feet Class 11 Base.

All underground utilities shall be extended to development boundaries and laterals stubbed out to the property lines clear of zone :
Jot before the placement of concrete surfacing. Prior to release of the Road Improvement Security and acceptance of the roads wi
development, it will be necessary for the Developer to have each utility company certify in writing that the above has been
accomplished.

Prior to release of the Road Improvement Security, the Registered Civil Engineer or Licensed Land Surveyor who performed the
construction staking for the development shall certify in writing, that all curbs, guiters, storm drains, and other related street work
been staked in the field accordance with the plan and profile drawings by the Director of Public Works.

Prior 1o approval of plan and profile drawings by the Department of Public Works, the Developer shall post Sureties and provide
inspection fees in amounts {0 be determined by the Department of Public Works to insure required improvements within the road
of way

Hydraulic studies indicating drainage flows to be anticipated from the entire watershed within which the development is located |
submitted to the Public Works Department and Flood Control Engineer for review and approval. Detailed hydraulic studies of st
water run-off to be carried in each gutter of cach street shall be submitted by the Developer’s Engineer for approval by the Public

6



10.

12.

13.

14.

15.

16.

17.

18.

19.

20.

b

Department. The amount of storm water runoff to be carried in a street section shall be computed on the basis of a 10 year frequency
storm. Special drainage facilities will be required when the capacity of the street section has been reached. The drainage facility desi;
shall be prepared in conformance with Section 13 and Appendix 12 of the Engineering Design Standards Manual, and submitted,”
approval by the Department of Public Works and Flood Control Engineer. Design criteria for underground drainage facilities wi.
based on a minimum storm frequency of 25 years. Actual design frequency will be determined by the Department of Public Works,
the Flood Control Engineer.

Developer shall furnish and install any required road name signs, traffic control signs. And striping to County standards. All traffic
control signs shall be installed after roads are paved and prior to being opened up o traffic, including construction iraffic.

All off-tract drainage and flood control facilities and installations shall be installed and completed prior to grading of subject
development.

. Developer shall offer for dedication as easement 10 the County, at no cost to the County, all road rights of way shown within the

boundaries of subject development map, except roads proposed to be private roads. All read rights of way offered for dedication to the
County shall be free and clear of any easements prior to recordation of the Final Map, unless approved otherwise by the Department o
Public Works.

A denied access strip one foot wide shall be offered for dedication in fee to the County as a separate parcel of land, not part of the roat
right of way, and standard Public Works Department road barricades constructed across the end of all public roads extending to the tr:
boundaries of any unit of the tract, except where they are extensions of existing improved public roads.

Prior to approval of plan and profile drawings by the Public Works Department, the following utilities shall be shown on the plans anc
approved by an authorized representative of the utility:

1. Sewer System

2. Water Distribution System

3. Gas Distribution System

4. Storm Drains required by Flood Control

Additionally, a preliminary plan showing underground electrical, telephone and Cable T.V. service shall be \
submitted by each agency. N

All plan and profile drawings presented to the Public Works Department for approval shall be in conformance with the requirements ¢
the Engineering Design Standards Manual. All road widths shall be as specified in this Manual. Roadway classifications are as
specified in the Circulation Element of the General Plan.

Water for compaction and dust control shall be made available within the boundaries of the development prior to starting any earth
moving operations other than necessary for the installation of subject water source. Applicant shall provide a water availability letter

. from the appropriate water supply agency.

Prior to start of any earth moving or improvements within the development the Developer shall obtain a Road Excavation ad
Encroachment Permit from the Public Works Department as required by Board of Supervisors Ordinance No. 1491, dated November
1963, and/or shall obtain a County Grading Permit per Santa Barbara County Ordinance No. 1795 dated May 20, 1967.

The program for reconstruction of any existing County road being used by public traffic shall be presented in writing to the Public
Works Department a minimum of 4 working days ahead of the proposed starting date. The Progress Schedule of proposed work shall
approved prior to start of construction. After construction on any existing County road commences, the project shall be pursued
continuously to completion. Any delay will provide good cause for issuance of a stop order on all other portions of the development.

The following utilities and services, both existing and proposed, shall be installed underground in the roads pursuant to Resolution Nc
94416 and connected to each dwelling unit where housed are built, or stubbed out to each lot where lots only are sold: Gas, Water, Ca
T.V., Telephone, Sanitary Sewer and Electrical Power. '

After Sign-off by the Public Works Department Inspector, and prior to release of final security, the Developer’s Engineer shall add
“Record Drawing” information to the original tracings in red or orange ink and sign them as “RECORD DRAWING”. (»' S
—

On any proposed streets where curbs, guiters and sidewalks are required, the sidewalks shall have a total distance from curb face v
back of sidewalk as prescribed in the Standard Details contained in Appendix 3 and 4 of the Engineering Design Standards Manual.

Existing streetlights or fire hydrants within the sidewalk area shall be relocated behind the sidewalk, and any proposed streetlights o
fire hydrants placed behind the sidewalk.



21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

35.

36.

38.

36.

Any double frontage lot (lots having a street bath front and rear) shall have denied access to the rear street.

Concrete masonry block walls, if required by the Resource Management Department shall be constructed to the design and standards
{he Building and Safety Division of the Public Works Department. Walls adjacent to road rights of way shall be shown on the
Department of Public Works plan and profile drawings. A Building Permit may be required for such walls.

Developer shall comply with the Department of Public Works palicy relating to Subdivision Street Trees and Utility Service Laterals
all subdivision streets.

Chain link fences, if required by the Resource Management Department of Flood Control, shall be constructed to Cal Trans Standard
Plans. Subject fences shall be shown on the Depariment of Public Works plan and profile drawings if adjacent to County road rights ¢
way.

Developer shall post Security and provide plan-checking fees in amounts to be determined by the Public Works Department 10 insure
proper construction of all private streets within the development. Security will be released upon certification of a Civil Engineer
registered in the State of California that subject streets have been constructed to approved standards.

Occupancy of any building within the development will be denied until all street improvements and drainage facilities are completed

The developer’s engineer of record, as specified in these conditions, shall certify to the Public Works Department prior 10 release of
securities that all private streets within the subject development are constructed according to approved plans prior to occupancy of ar
dwelling unit within the tract, and that all rough grading has been completed in substantial conformance with the traci grading plan

Upon completion of construction and prior to occupancy, the entire road right o way abutting this project will be cleaned to allow Pu
Works Department Inspectors to check for damage to curbs, gutters, or sidewalks caused by construction traffic. Any damage will e
repaired by the Developer prior to occupancy.

The Developer shall comply with the current Bikeway Element of the General Plan as to ihe dedication and construction of bikeway
All roads shall be kept clear of mud and/or other construction debris during construction.

The Developer will be responsible for and fees required for materials retesting.

The Developer may be required by the Public Works Department to overlay or chip seal a road, as determined by the Public Works
Department, afler construction work has been completed if it is determined by the County that local patching is insufficient to mitig
project related construction and utility trenching damage.

Subdivider shall submit a Grading Plan acceptable to the Public Works Department for all streets and building pads prior to submitt
the Final Map for approval. The Grading Plan shall show all lots draining to the street on which they front unless otherwise approve
the Public Works Department. The Grading Plan shall also show method and degree of compaction and proposed method of stabil:
exposed slopes. Subdivider shall plant and maintain all cut and fill slopes and maintenance shall be continued until the lot is occupi
A preliminary Soils Report of the area, prepared by a Civil Engineer experienced in soil mechanics and slope stability, and register:
the State of California, will be required prior to the issuance of Grading Permits. The report shall include data regarding the distrib
stability and expansive nature of existing souls and conclusions and recommendations fro grading procedures and design criteria fo
corTective measures.

All grading shall comply with the provisions of County Grading Ordinance No. 1795, and to Public Works Department standards.

Grading shall be designed so that natural drainage from off-tract property is not obstructed.

_ Provision shall be made to prevent off-tract drainage from being received by lots. Tract drainage shall not be drained to a public st

gutter that does not have storm drainage inlets and where the tract drainage could, after being carried along the road gutter for som
distance, be durmped into another tract.

No grading can be done prior {0 Final Map recordation except in compliance with County Code Chapter 21-8-C4.

All underground utility trench backfills on private property and in private roads shall be compacted and tested to a minimum of 5C
to the satisfaction of the Public Works Director. Compaction test reports shall be submitted before and grading is finalized.



40.

41.

42.

44.

45.

46.

The Subdivider shall furnish one copy of the Final Tract Map to the Public Works Departiment prior to approval.

All debris, liter, and-other construction waste generated by this development shall be removed from the site or adjacent property.
Occupancy clearance of any building will be denied until debris removal is acceptable to the Public Works ,
Since certain areas of Santa Barbara County are prone to accelerated seasonal erosion by either wind or water, and acceptable Erosion

Control Plan, with timing, may be required with the project Grading Plan.

. Any tract which is to be graded out (mass graded) and developed as a Phased Build-Out will require a detailed engineered Erosion

Control Plan which will apply to all graded areas which are not built out. This plan shall be maintained until the respective tract phase:
are built out. This condition shall also apply to Lot Sale Subdivisions.

On lot sale subdivisions, no building permits shall be issued for any lot until all required utilities, rough grading, drainage facilities,
and street improvements have been completed, unless otherwise approved by the Director of Public Works. This condition must be
shown on the Final Map, along with the time allowed by the Subdividers Contract for the developer to complete said improvements.

Prior to issuance of any road construction and/or grading permits, the applicant shall verify to the Department of Public Works, in
writing, that a registered civil engineer has been retained to act as the Engineer of Record during construction and testing operalions.
This engineer shall be responsible for any and all observation during construction, which he deems necessary (o certify those aspects
construction requiring certification pursuant.lo-these conditions. Where possible, the engineer whose signature and stamp appear on i
tract plans should be retained as the Engineer of Record. :

Regardless of all review and/or acceptance of tract plans, specifications, calculations, and reports by Public Works or other County
departments, the registered civil engineer whose signature and stamp appear on the tract grading and road improvement plans is
responsible for the accuracy and integrity of the design and base information relating to the plans and calculations. Design conflicts
which arise during construction may result in work being stopped until discrepancies are resolved.



COUNTY OF SANTA BARBARA
PLANNING AND DEVELOPMENT

NENMORANDLUM

TO: Steve Goggia

FROM: Frank Breckenridge, Building & Safery Division g
DATE: April 11,2000

RE: Miramar Hotel Subdivision Conditions

Construction permits, including grading, building, elecmcal, plumbing and mechanical, will be
required for all work including demolition work and remodeling. Work needs to be designed to
the 1997 Uniform Codes and 1998 Californiz Codes where applicable. “A pre-Gesign meeting is

recommended with County Building & Safety Division staff.

FB/jbl
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County of Santa Barbara Public Works Department PR

Project Clean Water
123 E. Anapamu Street, Suite 240, Santa Barbara, CA 93107

[B05) 568-3440 FAX (805) 568-3434 CLEAN WATER

Websile: www.countyofsh.org/project_cleanwater
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Counry of Santa Bavhura

THOMAS D. FAYRAM
PH[LL{l]PirgAc'toDrEMERY Deputy Director

June 22, 2007

Planning Commission

Santa Barbara County Plarming & Development
County of Santa Barbara

123 E. Anapamu Street

Santa Barbara, CA 93101

Re:  07DVP-00000-00017; Miramar Hotel
APN: 009-333-010, 009-371-003 & 004, ¢09-372-001, 009-344-008/Montecito

Dear Comumissioners:

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

Because this project restores impervious areas and includes a great deal of landscaping,
there are many opportunities to protect water quality by eliminating directly-connected
impervious areas, providing for shoit-term storage of runoff in small landscaped
depressions, conveying water through open vegetated systems, and providing for
infiltration of treated runoff. These storm water management measures, included in series
and integrated throughout the development, will reduce the total amount of runoff and
could eliminate all discharges, and associated pollutants, from low volume storm events.

The following specific provisions apply:

1. Prior to issuance of development permits, the applicant shall submit to the Water
Resources Division (attention: Cathleen Garnand) for review and approval either A)
improvement plans, grading & drainage plans, landscape plans, and a drainage study or
B) a Storm Water Quality Management Plan that includes relevant details on
improvements, grading & drainage, and landscaping. The submittals must:

a. show the locations of all treatment facilities and their drainage areas,
b. demonstrate how the treatment facilities comply with the conditions by
treating runoff from the design storm, and

S1-

GAWATER_AG\ProjCleanWaterd Development and ReviewiCondition Leners\G7DVP-00000-00017 Miramar Hotel.dor



Planning Commission
June 22, 2007

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

2. Prior to issuance of development permits, applicant shall enter into an approved
maintenance agreement with the County of Santa Barbara to assure perpetual
maintenance of the treatment control facilities by the property owner.

3. Prior to issuance of Occupancy Clearance, all drainage improvements required as part of
the above conditions shall be constructed in accordance with the approved plans and
certified by a Registered Civil Engineer or Landscape Architect. A set of As-Built plans
shall be submitted to Water Resources Division.

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

Design guidance is available from the following resources:

. (California Stormwater Best Management Practice Handbooks — New Deve]opment
and Redevelopment. California Stormwater Quality Association. 2003 (or most recent
edition).

«  Technical Guidance Manual for Stormwater Quality Control Measures. Ventura
Countywide Stormwater Quality Management Program See Section 5.0, Treatment
Control BMPs
Post-Construction Storm Water Management in New Development & Redevelopment
—National Menu of Best Management Practices for Stormwater Phase IL. U.S.

Environmental Protection Agency.

It is important to incorporate the freatment control features early on the design process. |
would be happy to work with the project team in selecting effective and appropriate measures
for this site. I can be reached at (805) 568-3561.

Sincerely,
Cathleen Garnand
Civil Engineering Associate

ce: Julie Harns, Planmung & Development
Caruso, BCS, Miramar LLC, 101 The Grove Drive, Los Angeles, CA 90036
Dudek, 621 Chapala Street, Santa Barbara, CA 93105
Hill Glazier Architects, 925 Alma Street, Palo Alto, CA 94301
Penfield & Smith, 101 E. Victoria St., Santa Barbara, CA 93101

Attached Standard Conditions
-0
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COUNTY OF SANTA BARBARA

STANDARD CONDITIONS FOR PROJECT PLAN APPROVAL -“WATER
QUALITY BMPS

1 All new residential, commercial, industrial, and transportation development projects,
including redevelopment projects, must address water quality through the use of best
management practices (BMPs) as determined by the Director of Planning &
Development and/or the Public Works Director. BMPs shall be applied in the
following order of priority: site design, source control, and treatment control.
Examples of good site design include reducing directly connected impervious areas
and incorporating drainage system elements into site design. Examples of source
control include covered parking or use of Integrated Pest Management techniques in
Jandscape maintenance. Examples of treatment control include systems that either
detain or filter water to remove pollutants prior to discharge. Furthernmore, projects
will seek to reduce post-development runoff volumes from pre-development volumes
through such measures as infiltration, evapoliranspiration, and storage/reuse.

9 Treatment conirol BMPs shall meet the followmg specific design requirements unless
otherwise approved by the Public Worlks Director.

3 At a minimum, these specific design requirements for treatment control BMPs apply
{0 all new or redevelopment projects of the following sizes: residential 1 acre or
greater in disturbance; and commercial industrial , and transportation / vehicle
facilities which are 0.5 acres or greater in disturbance. Treatment control BMPs may
be required on new development or redevelopment projects at the discretion of the
Public Works Director, based upon the categories listed in Attachment A. The
selection of BMPs shall be based upon the ultimate use of the drainage area, unless the
facility will be re-built/sized during subsequent phases of construction.

4. Projects cannot be subdivided or phased to avoid complying with these requirements.
Development and redevelopment of the same or adjacent property(ies) permitted
within 5 years may be considered together for purposes of assessing the above
criteria..

5. All water quality facilities will require regular maintenance. Applicants are required to
enter a maintenance agreenient with the District to ensure adequate performance and
to allow County emergency access. Maintenance of the basin is the responsibility of
the development, unless otherwise agreed upon.
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6. Detention Basins. Detention of storm water runoff allows for the setthing of fine
particles and associated pollutants. Detention times for water quality control are longer
than for flood control. Although a detention system for water quality could be
combined with a flood control system, the volume assigned for water quality control
must meet minimum detention times. The required design volume for detention-based
storm water quality treatment facilities is equal to the runoff volume that would occur
from the contributing area from a 1.2-inch ramstorm event.

a) The volume calculation will be computed as follows:

wQDV = ((05+09xIMP)x 1.2" x A x 3630
where,
WQDV = water quality design volume (cubic feet)
IMP = total impervious area, expressed as a percentage
A = tnbutary area (acres)
3630 = factor {o convert units from acre-inch to cubic feet

b) The draw-down (or draining) time for the detention volume, which is intended to drain

down completely (vs. permanent wet volume), shall be greater than or equal to 36 hours.
For the top half of the detention volume, the drawdown time shall be greater than or equal
to 12 hours. The remaining bottom-half of the detention volume must drain 1n no less
than 24 hours. The outlet shall be sized using Figure 1 to achieve the required detention
times and shall be large enough that clogging is unlikely to occur. Pipes less than 4 inches
in diameter should not be used. Perforated risers are acceptable for controlling the flow
rate. However, potential clogging of the perforations should be addressed 1n the
maintienance plan. '

“¢) The detention system shall be designed to maximize the distance between the inlet and
outlet, and to minimize "dead spaces" (areas where little or no exchange occurs during a
storm event), thereby limiting short-circuiting. A minimum flow-path length to width
ratio of 3 is recommended and can be achieved using internal berms or other means to
prevent short-circuiting.

d) For ponds designed to be permanently wet, the applicant must show a water balance
that demonstrates that there will be sufficient dry weather flows to maintain the planned
pool volume, without creating stagnate conditions. A Mosquito Management Plan or
Service Contract must be approved or waived by the Santa Barbara Coastal Vector
Contro) District for any facility that maintains a pool of water for 72 hours or more.

e) For dry extended detention ponds, the applicant must show that the pond will be able
to handle dry-weather flows (such as irrigation return flows) without causing a nuisance
(visual eye sore, stagnate water, etc.). '
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f) Detention based water quality systems are recommended to be off-Iine from flood
conveyance. 1f they are to be on-line or combined with a flood detention facility, then the
facility must be designed to pass the appropriate flood without damage to the facility, as
well as to minimize re-entrainment of pollutants.

7. Flow-through Facilities. Flow-through based storm water quality facilities are ones
where either the flow is passed with little or no storage through a filtration media or
infilirated into a subsurface soil matrix. The purpose is to remove, through filtration, the
smaller sized fraction of particles. Examples of these BMPs include vegetated swales,
infiltration facilities, bioretention filters, and some types of commercial filters.

"a) The required flow rate for flow-through based siorm water quality treatiment
facilities is the runoff that would be produced from a rainfall intensity of 0.3 inches
per hour. Water quality treatment shall be maintained at this rate for a mimmum of
four hours. Flows above this rate can either be by-passed, or routed through the
facility if it can be demonstrated that velocities will not re-entrain captured pollutants.

b) The flow-through based facility must be able to completely treat the flow rate
based upon the following:

WQFR =  (0.05+0.9xIMP)x03x A
where,
WQFR =  water quality flow rate in cubic feet per second
IMP = total impervious area, expressed as a perceniage
A = area of the site in acres

¢) Infiltration facilities shall only utilize highly permeable soils with significant
pollutant removal capacities. The applicant must demonstrate that slope stability,
groundwater quality, and depth to groundwater are suitable for infiltration facilities.
Infiltration facilities will require periodic maintenance to maintain permeability.

d) Vegetated (wetland/mative plants and/or grass) swales shall be designed so that
at the water quality flow rate (WQFR), the swale width is such that the flow depth 1S
no greater than 4 inches and the hydraulic grade line 15 no greater than 2 percent
(unless drop structures are employed) between structures. The inflow should be
directed towards the upstream end of the swale as much as possible, but should at a
minimum occur evenly over the length of the swale. The length of flow in the swale
should be a minimum of 100 feet or the bioswale should provide 10 minutes of contact
time with the vegetation.

¢) Bioretention filters are vegetated (landscaped) areas where runoff 1s directed
through vegetation and soils for filtration. In most cases, unless there 1s shown to be

o]
D
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10.

11.

12.

adequate infiltration capacity, underdrains and overflow drains should be included to ,
collect filtered runoff to discharge to the storm drainage system. The ponding depth "
should be 6 inches or less with a stabilized mulch Jayer of 2 to 3 inches. A sandy

planting soil of 2 to 3 mnches should be used. Each facility should have no more than 1

acre of tributary area, and shall be designed to convey larger flows in a manner that

does not cause re-entrainment of trapped matenals.

N

f) Commercial (media) filters or such devices shall be accompanied by a
certification from a licensed civil engineer that the filter/device will maintain an
effluent quality of 10-30 mg/L of total suspended solids with no visible oily sheen
under design operating conditions. »

Combination facilities, or treatment trains, are encouraged to provide better treatment
capability. For example, short-term detention may be placed upstream of a flow-through
facility 1o reduce the size of the flow-through facility. In such cases, each facility will be
reduced in size accordingly based upon demonstrated water quality effectiveness for the
pollutants of concem. » "

These are minimum requirements. If the County determines that additional controls

and/or Jower thresholds for developments are required to meet specific water quality

regulatory requirements (NPDES, TMDL, etc.) in'watersheds that drain to sensitive _ (
receiving waters (as defined by the Central Coast Regional Water Quality Control Board),
additional requirements may be imposed. These may include design requirements that

result in larger or more effective facilities as well as additional types of structural or non-

structural controls. The design solution will be contingent upon the pollutants that are

found to be impacting such water bodies and the regulatory status of the water body.

Easements, fencing, grading, access roads, ramps, etc. for water quality facilities shall be
provided in accordance with current policies of the Flood Control District. Easements, if
required, shall be dedicated on the Final Map or dedicated by a separate instrument. The
Developer will pay the cost for easement acceptance by the County and processing
through County Real Property Agents. ’

A Surety Bond for structural improvements will be posted with the Public Works
Department in an amount approved by the Public Works Director prior to recordation of
the Final Map or Zoning Clearance. Bond amounts will be based on the submitted cost
estimates of proposed drainage improvements to be constructed outside the Public Road
right-of-way.

The Flood Control District shall be notified 5 working days in advance of storm drain and

attendant auxihary construction. The District may provide periodic inspection during (- (

construction at the developers cost.” A note shall be placed on the plans to this effect. \
4
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13. During the construction process, the County will review and approve in wriing any
significant design revisions to the approved Plans prior to construction of the proposed
TevisIons.

14. Prior to occupancy clearance, the "As-Built” Plans shall be submitied to the Santa Barbara
County Public Works Department.

15. A Flood Control Encroachment Permit is required for improvements in the Flood Control
District right-of-way. An Encroachment Permit shall be executed prior to the start of
construction within District right-of-way. District notification shall be required 5 working
days prior to the start of construction. An Encroachment Permit fee is required. A mote
shall be placed n the plans to this effect.

16. Review by the Public Works Department of plans and granting of encroachment permits
does not relieve the applicant, developer, contractor and/or owner from the responsibility
{0 obtain all other required permits and approvals required by law, including but not
Jimited to grading permits, building permits, environmental review for CEQA/NEP A
requirements, Fish & Game permits, Amy Corps of Engineers penmits and other City,
CalTrans or other County department approvals and the approval of the underliming
property owner(s) of record

17. The County reserves the right to modify these conditions as site conditions warrant.

STANDARD CONDITIONS OF APPROVAL FOR WATER QUALITY
RECOMMENDED BY:

Robert Almy /

Water Agency Manager

STANDARD CONDITIONS OF APPROVAL FOR WATER QUALITY
APPROVED AND ADOPTED BY:

i\g;\fﬂ 475 \Q’U el

Thomas D. Fayram, P.E.
Deputy Public Works Director
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Attachment A

All discretionary development and redevelopment projects that fall into one of the following
categories are subject to these conditions of approval:

+ Single-Family Hillside Residences

* 100,000 Square Foot Commercial Developments

* Automotive Repair Shops

* Retai] Gasoline Outlets

* Restaurants

* Home Subdivisions with 10 to 99 housing units

* Home Subdivisions with 100 or more housing units

* Parking lots 5,000 square feet or more or with 25 or more parking spaces and
potentially exposed to storm water runoff
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Daniel C. Hernandez, MPA
Director of Parks

(B05) 568-2461

Michael Gibson, MPA
Business Manager

(B05) 568-2477

juan Beltranena. AlA, AICP-V

Project Manager
(805) 568-2470

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

Erik Axelson
South County
Deputy Director
(805) 681-5651

J

Park Administration Office
610 Mission Canyon Road
Santa Barbara, CA 93105

Tel: (805) 568-2461

Fax: (805) 568-2459

' North County
Park Operations
300 Goodwin Road

Santa Maria, CA 93455
Tel: (B05) 934-6123
Fax: (805) 934-6213

" South County

Park Operations

4568 Calle Real, Building E
Santa Barbara, CA 93110
Tel: (B05) 681-5650

Fax: (805) 681-5657

~» Cachuma Lake
Recreation Area

HC 59, Hwy.154

Santa Barbara, CA 93105
Tel: (B05) 686-5055
Fax: (B05) 686-5075

www.sbparks.org
Equal Opportunity Employer

ATTACHMENT O

July 11, 2008

TO: Anne Almy, Planner
Planning & Development

FROM: Claude Garciacelay, Park Planne

RE: 07RVP-009 / 07CUP-047 Miramar
APN 009-371-003, -004; 009-372-001; 009-333-010; 009-010-002

County Parks recommends the following condition(s) to the apprbval of the above

referenced project:

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

The current applicable fee in the demand area for employee residential unit is $760
per unit. The total fee for the project would be $3,040.00 (4 unit(s)). Fees are
payable prior to final inspection. The final fee amount shall be based on the fee
schedule in effect when paid and fee schedules are subject to annual adjustments.
This office will not accept or process a check received prior to project permit
approval by the decision maker.

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

c: Owner: :
Matt Middlebrook, Caruso BSC Miramar, LLC
101 The Grove Drive, Los Angeles CA 90036
Agent:
Jane Gray, Dudeck
621 Chapala St., Santa Barbara CA 93101






‘Montecito Sanitary District

1042 Monte Cristo Lane A Public Service Agency PHONE: (805) 969-4200
Santa Barbara, CA 93108 Fax: (305) 969-9049
General Manager: Diane M. Gabriel E-MaIL: DGabriel(@montsan.org

—,

October 2, 2008

Ms. Anne Almy-

S B County Planning and Development
105 Bast Anapamu Street

Santa Barbara, CA 93101

SUBJECT: Proposed Miramar Hotel Development
Dear Ms. Almy,

We are providing the fol]ovﬁng information specific to the process that the Montecito Sanitary
District would go through to permit the currently proposed Miramar development project.’

The August 20, 2008 memorandum from Caruso regarding water consumption indicates that they
will be using low-flow plumbing fixtures and water efficient appliances. Table 1 of the
memorandum estimates the internal water consumption 1o be approximately 40 acre-feet per year or
approximately 40,000 gallons of wastewater discharging to the District’s sewage system per day.
These figures are considered to be just estimates and more detailed calculations will be necessary.

Prior to County building permit issuance the following is required:

o Bxecute a “Dedication Agreement for Sewer facilities” between the District and Caruso. As
you are aware through prior correspondence from Caruso Affiliated, the developer has agreed
to comstruct, to district standards, an on-site sewer 1ift station. At the developer’s expense, the
1ift station will need to be sized and designed by a licensed civil engineer, constructed by an
experienced and qualified contractor and dedicated to the District. This work will be
performed under a “Dedication Agreement for Sewer Facilities.”

e The District must receive and approve engineered plans and specifications for the
construction of all required sewage collection system elements. The flows to the system will
be determined following calculations performed by a licensed engineer for the specific
fixtures to be installed in each portion of the project (i.e., flows from faucets in guest rooms,
flows from dishwasher(s), flows from toilets, flows from pool and spa facilities, flow from the

laundry etc.)

Board of Directors » Charles C. Arnold e Deirdre M. Cannata » Daniel A. Fidelson o Harry G. Hovey « Judith M. Ishkanian



Ms. Anne Almy
October 2, 2008
Page Two

» Applicant must provide the District with information regarding the proposed flows to the
District’s sewer system from all additional and new sources. The District will then be able to
calculate connection permit fees, in accordance with the District’s fee Resolution in place at
the time of submittal, using the former hotel and restaurant sizes and functions as the baseline.

* Applicant will pay the District all connection fees, agreement fees, plan check fees, inspection
fees, performance deposits and all other fees that may be in place at the time of application.

Please feel free to contact me if you have any questions regarding these requirements.
Sincerely,
Diane M. Gabriel, P.E.

General Manager/District Engineer

DMG/dh
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