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1.0 REQUEST 

Hearing on the request of the Music Academy of the West to consider: 

 Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129 for approval of a Revised
Conditional Use Permit (CUP) to Case No. 90-CP-111 RV01 and associated Coastal
Development Permit to update the CUP and revise operational conditions with no new
structural development or increase in annual or daily attendance caps, in compliance with
Sections 35-172.11.3 and 35-169 of Article II, on property zoned Single Family Residential
(1-E-1); and,

 Approve the Addendum to Environmental Impact Report (03-EIR-06) pursuant to the
State Guidelines for Implementation of the California Environmental Quality Act. There
are no new significant environmental impacts as a result of this modification request. The
original EIR identified significant effects on the environment in the following categories:
aesthetics/visual resources, archaeological resources, biological resources,
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grading/drainage, fire protection, land use compatibility, noise, solid waste generation, 
transportation/circulation, and water quality.  

 
The Addendum to the EIR and all documents may be reviewed at the Planning and Development 
Department, 123 East Anapamu Street, Santa Barbara or on-line at 
https://cosantabarbara.box.com/s/27z5pp8sdxbf4jptncaru92eut60eajv. 
 
The application involves Assessor Parcel Nos. 009-282-029 and -030, located at 1070 Fairway 
Road, in the Montecito Community Plan area, First Supervisorial District. 
 

2.0 RECOMMENDATION AND PROCEDURES  
 
Your Commission's motion should include the following: 
 
1. Make the required findings for approval of the project specified in Attachment A of this 

staff report, including CEQA findings. 
 

2. After considering the environmental review documents included as Attachments C and D 
(Addendum to 03-EIR-06, dated March 7, 2023 together with the previously certified Final 
EIR [03-EIR-06] for the Music Academy of the West Master Plan Revised Conditional Use 
Permit 90-CP-111 RV01), determine that as reflected in the CEQA findings, no subsequent 
Environmental Impact Report or Negative Declaration shall be prepared for this project. 

 
3. Approve the project, Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129, subject to 

the conditions included as Attachment B. 
 
Refer back to staff if the Montecito Planning Commission takes other than the recommended 
action for appropriate findings and conditions. 
 

3.0 JURISDICTION  
 
This project requires a Revised Conditional Use Permit (CUP) pursuant to Sections 35-172.5.2 and 
35-172.11.3 of the Article II Coastal Zoning Ordinance, which requires a Major CUP for an 
Educational facility in the 1-E-1 (Single Family Residential) Zone District, and an associated Coastal 
Development Permit to be processed concurrently with the CUP pursuant to Section 35-172.6  
 
This project is being considered by the Montecito Planning Commission based on Article II, 
Section(s) 35-172.3 which states: 
 
The Zoning Administrator shall have jurisdiction for all Minor Conditional Use Permits and the 
Planning Commission shall have jurisdiction for all Major Conditional Use Permits. 
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4.0 ISSUE SUMMARY  
 

The Music Academy of the West (MAW) has been operating under various Conditional Use 
Permits at the subject site since 1951. The most recent CUP revision (90-CP-111 RV01) was 
approved in 2004 for various operational changes and a phased construction of the MAW Master 
Plan. A Final Environmental Impact Report (03-EIR-06) was prepared for the 2004 Revised CUP 
and approved by the Board of Supervisors. The final phase of the Master Plan was completed in 
2017.  
 
In approving the 2004 Revised CUP, the Board of Supervisors made the following advisory 
statement in the findings for approval:  
 

In granting this permit, the Board of Supervisors advises future decision-makers that based 
on the evidence in the record at this time, the operation and site development at the Music 
Academy have reached a maximum level able to be found consistent with the health, 
welfare, safety, and convenience of the neighborhood and the Board of Supervisors 
recommends that no further increase in use, density, or development be allowed.  

 
The primary objectives of the current MAW request are to update and simplify the CUP 
document, revise several of the CUP conditions to better serve its current and foreseeable needs, 
and create operational flexibility while also maintaining maximum CUP restrictions set forth in 
2004. Further, it is the express intent of the MAW to balance the proposed CUP changes in a 
manner that results in no new environmental impacts. Thus, where a change is sought to seating 
in one recital hall, a reduction of seats is proposed in another; where a new activity for public use 
is proposed, another existing public use is eliminated. Additionally, no new structural 
development is proposed.  
 
Two programmatic developments have occurred since the 2004 Revised CUP that consequently 
reduced the demand for events to be located on-site. MAW has reprogrammed some of its larger 
events to occur off-site, including concert series at the Granada and Lobero Theatres, and annual 
Community Concerts at the Granada Theatre, La Playa Stadium (Santa Barbara City College), and 
the Santa Barbara Bowl. During the pandemic in 2020-2021, the MAW’s Remote Learning 
Institute and Innovation online seminars required very few administrators to be on campus 
during regular business hours and more programming for online activities is anticipated to 
continue in the future. These have allowed more events and activities without increasing activity 
on the MAW campus (site). 
 
Key changes being requested as part of the current proposal include:  
 

1) Eliminating the distinction between summer and non-summer attendance caps, while 
maintaining the overall annual cap of 47,000 visitors.  
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2) Increasing the any-given-time cap from 330 visitors to 410 visitors while continuing to 
adhere to the currently established daily cap and annual cap. 

3) Eliminating the on-site retail shops and reintroducing residential uses to the 
corresponding structures. 

4) Increasing student enrollment from 150 to 175 students. 
5) Re-introducing weddings and other “Significant Life Events” that had previously been 

eliminated as part of the prior approval, all of which would count towards the daily and 
annual cap.  

6) Allowing greater use of amplified spoken word and non-amplified acoustic music 
outdoors while adhering to existing activity hours and sound level requirements at the 
property lines. 

 
The project includes previously instituted measures to address potential concerns with noise, 
circulation, privacy, and general neighborhood compatibility, and also includes new measures to 
ensure the proposed changes do not cause new impacts to the surrounding community. These 
include maintaining the daily cap of 900 visitors and the annual cap of 47,000 visitors, eliminating 
retail shop uses, repurposing of the Rack and Treasure House buildings (a reduction in traffic and 
parking demands), and implementing new noise control measures during outdoor events to 
protect surrounding sensitive noise receptors. 
 
Noise and Traffic studies (Attachments I and H) were also prepared to evaluate the effects of the 
proposed operational changes, as summarized below. 
 
Noise 
The existing CUP allows up to two outdoor events per year with amplified sound in a single area 
of the campus. The applicant desires to have weddings and other “Significant Life Events” (SLEs) 
with amplified speech and non-amplified music in more campus areas than previously approved, 
up to 15 additional times per year with up to 225 attendees.  
 
As discussed in detail in Section 6.1 of this staff report, the proposed project will be compatible 
with the adjacent sensitive receptor neighborhoods and comparable to the noise conditions 
associated with the existing CUP approval. The acoustic analysis (45dB Associates, LLC, 
Attachment I) considered the 2004 EIR and noise studies, as well as the proposed new outdoor 
amplified and non-amplified sound on noise levels at the property lines, and the resulting analysis 
recommends the implementation of self-management tools in the applicant’s project description 
for the revised CUP. With utilization of the self-management tools, the proposed project is not 
expected to generate noise levels in excess of the 65 dB CNEL threshold or result in an increase 
of more than three (3) decibels over ambient noise levels (an increase in noise levels of less than 
three (3) decibels is generally considered imperceptible). Thus, the proposed project is consistent 
with the 2004 EIR analysis and the mitigation measures therein applied to the current project, 
and no additional mitigation is required. 
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Traffic and Circulation 
The 2004 EIR identified potentially significant, but mitigable impacts associated with traffic and 
circulation. A Traffic, Parking and VMT Analysis (Associated Transportation Engineers, 
Attachment H) was provided to evaluate the effects of the proposed project on traffic levels, and 
the consultant concluded there will be no significant increase in roadway volumes and/or 
intersection delay as a result of the proposed operational changes. Existing mitigation measures 
will continue to lessen potential traffic and circulation impacts to a level of less than significance. 
 
Although the 2004 EIR analysis assumed that SLEs would be discontinued, the Revised CUP will 
reintroduce up to 15 SLEs per year and a maximum attendance of up to 225 people per event. 
The consultant noted that there will be no change in overall traffic generation because the 
number of people attending SLEs will be subject to the annual attendance cap of 47,000, which 
was the same attendance cap from the 2004 Revised CUP and 2004 EIR. Additionally, these 
events will be subject to the daily cap of 900 visitors and will typically occur outside of peak traffic 
periods. 
 
The traffic study evaluated the increase in the number of students (not subject to the maximum 
public attendance cap) and the change in use at the resale shops (The Rack and the Treasure 
House) from retail to residential (including remodels to convert structures from retail uses to two 
residential units). The change from retail to residential will reduce estimated Average Daily Trips 
(ADT) from 32 (previously generated by the retail use) to 13 (associated with the two rental units). 
The proposed changes were estimated to result in an increase of up to 20 Average Daily Trips, 
five AM Peak Hour Trips (PHT) and five PM PHT. Based on these results, the traffic analyses states 
that these increases are less than significant and will not generate new impacts or substantially 
increase the severity of traffic impacts as compared to the previously approved project. Although 
the addition of 25 students will not be subject to the maximum daily and annual public 
attendance limits, the analysis further found that the traffic associated with the addition of 25 
students will not cause an exceedance of the adopted roadway volumes or intersection delay. 
Additionally, the report concluded that parking availability on the campus is adequate to 
accommodate the increase in any-given-time use from 330 to 410 visitors without necessitating 
the use of shuttling or off-site parking arrangements.  
 
Public Comment 
Planning and Development Staff has received inquiries and comments from interested parties 
regarding the current proposal. Among the comments received, additional western access was 
suggested as a means to reduce existing and proposed MAW traffic along Hill Road and Butterfly 
Road. The suggested routes included either use of Monte Cristo Lane, or for MAW to obtain an 
access easement through the existing driveway and maintenance yard along the northern portion 
of the adjacent parcel owned by the Montecito Sanitary District. This same issue was raised 
during the prior 2004 CUP approval hearings. Public Works Transportation Division Staff indicated 
that previous efforts to secure these western access routes had not been successful and were 
still unlikely. In addition, Planning and Development Staff previously provided a memo, dated 
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December 10, 2003, regarding access via the Montecito Sanitary District property as part of the 
prior approval. The memo indicated that the Montecito Sanitary District had provided a letter, 
dated December 3, 2003, stating that the District was not interested in having their property used 
as an access option for Music Academy traffic. Ultimately, it was not required as part of the prior 
approval, though it was left open as an option for the Music Academy to consider in the future. 
On February 17, 2023, District Staff correspondence with Planning and Development indicated 
that the District’s position remains unchanged regarding access through the northern portion of 
their property. The District would potentially be amenable to shared use of Monte Cristo Lane, 
pending clarification/confirmation of road ownership, willingness of the various residential 
landowners along Monte Cristo Lane to grant an easement to the Music Academy, and road 
widening and maintenance requirements. However, Music Academy Staff has confirmed that 
they do not currently wish to seek an easement across Monte Cristo Lane. 
 

5.0 PROJECT INFORMATION 
 
5.1 Site Information  

Site Information 

Comprehensive Plan Designation  Urban, Coastal, Educational Facility  
Ordinance, Zone  1-E-1 Single Family Residential (minimum lot size 1 acre 

gross) 
Site Size  9.08 acres 
Present Use & Development  Educational Facility 
Surrounding Uses/Zone(s) North: Railroad and Highway 101 

South: Single Family Residential, 1-E-1  
East: Single Family Residential, 20-E-1 
West: Single Family Residential, 7-R-1 

Access Fairway Road 
Public Services Water Supply: Montecito Water District 

Sewage: Montecito Sanitary District 
Fire: Montecito Fire Protection District 
Police Services: Santa Barbara County Sheriff’s Office 

 
5.2 Background Information  
 
The project site is a music conservatory that is located within a residential area, and therefore a CUP 
is required for the existing and proposed uses. The Music Academy has operated in its current 
location since 1951 and obtained its first Conditional Use Permit that year, Case No. 51-CP-1. Prior 
to MAW operation, the site was used as a private estate and as part of a country club.  The most 
recent CUP revision (90-CP-111 RV01) was approved in 2004 for a phased construction of the 
Master Plan for the Music Academy of the West (MAW). The final phase of the Master Plan was 
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completed in 2017. The MAW has complied with the project conditions of approval, including 
monitoring and reporting. No neighbor complaints have been filed with the County Planning and 
Development Department since the revision was approved, nor have there been any recorded 
zoning violations. Two Substantial Conformity Determinations (15SCD-00000-00038/15LUP-
00000-00220 and 16SCD-00000-00005/16LUP-00000-00046) were subsequently approved for 
modifications to the Main House landscaping, pavers, doors, windows and lighting.  
 
5.3 Description  
 
The project is a request for a Revised CUP to 90-CP-111 to allow the following project 
components associated with the MAW Master Plan1:  
 

 Increase the maximum seating capacity in Hahn Hall from 300 permanent seats and 50 
temporary seats during the summer to 350 permanent seats year-round. As required 
under the CUP, 330 seats will continue to be the maximum available to the public and the 
20 remaining seats will continue to be used by students, staff, and volunteers. 

 Decrease the permanent seats in Yzurdiaga Hall (formerly Stewart Hall) from 92 to 42 
seats. 

 Increase the maximum any-given-time public attendance from 330 to 410 people. This 
will allow more than one public event in a location other than Hahn Hall (350 seats). There 
will be no change in the daily attendance cap of 900 people. 

 Increase the attendance cap for meetings and seminars from 175 to 350 participants per 
event.  

 Eliminate the seasonal caps of “summer” (22,000 people) and “non-summer” (25,000 
people) and maintain the existing annual cap of 47,000 people. 

 Change reporting requirements from biannual to annual. 
 Increase the number of parking spaces available to students from 10 to 20 spaces.  
 Increase the instructional student population from 150 to 175 students. 
 Increase the total allowances of use of the amplified spoken voice from twice a year to 17 

times per year. 
 Change in use to allow weddings and other special events known as Significant Life Events 

(SLEs).  
o Examples of SLEs include weddings, memorial services, quinceaneras, birthday 

and anniversary celebrations, bridal/baby showers and other individual private 
parties. 

o A maximum of 15 SLEs shall be allowed per year. 
o Reception attendance related to each SLE shall be limited to 2252. 
o Parking shall be limited to the MAW parking lots. 

                                                 
1 For complete detail, see Attachment B.1. 
2 Based on the maximum standing capacity (223) of Lehmann Hall. 
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o Amplified music shall be limited to indoor locations in Lehmann Hall or Weinman 
Hall and shall commence no earlier than 4:30 PM and end no later than 10:00 PM. 

o Outdoor amplified sound for SLEs shall be limited to spoken voice. 
o SLEs may take place in any appropriately-sized indoor space, with the exception 

of Hahn Hall. Outdoor amplified spoken word and unamplified/acoustic music 
shall be limited to the following areas: Zone 1 Anne’s Garden, Zone 2/2.5 Holden 
Encore Society Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams 
Garden, Zone 5 Kuehn Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 
11 Kinnear Fountain (See Figure 1 Map of MAW Outdoor Zones). 

o The following tools for self-management of sound levels shall be implemented for 
SLEs and other activities with outdoor amplified spoken word and/or 
unamplified/acoustic music: 

 The SLE facility renter must provide personnel to manage each SLE. The 
manager(s) shall be present from set up to break down of the event, shall 
not be considered a guest, and shall not drink alcohol during the event. 

 At Zones 1, 3, 4, and 5 (i.e., areas near the southern property lines): 
acoustic music programming and/or amplified spoken voice shall be 
limited to no more than two hours total. 

 At Zones 2, 2.5, 7, and 9: acoustic music programming and/or amplified 
spoken voice shall be limited to no more than four hours total. 

 PA systems shall be pointed away from neighbors whenever and wherever 
possible. 

 SLEs shall only occur within the hours of 9:00 AM to 9:00 PM. 
 A MAW staff member shall be designated as a point-of-contact for any 

potential neighbor concerns. 
 An additional MAW-approved security officer shall be present for the 

duration of all SLEs to help ensure that guests comply with MAW policies 
and requirements. 

 The SLE facility renter shall provide an assistant dedicated to ride share 
assistance at the end of each event to decrease the potential 
neighborhood nuisance caused by lost/confused ride share drivers. Note: 
ride share drivers’ ability to locate the correct entrance to the MAW is 
often dependent on how the rider(s) enter(s) their pick up location into the 
ride share app.  

 Change in use to discontinue operation of retail shops (The Treasure House and the Rack) 
and allow residential use of these spaces for alumni, faculty members, local organizations, 
guest artists and other community-related uses such as rehearsal space and SLE 
preparation space. It is anticipated the residential component would be utilized in the 
summer months for 8-10 weeks for Festival-related personnel. In non-summer months, 
durations of stay may range from 1-night to 30-days at a time, and with a 1–4-person 
maximum occupancy for The Rack, and 1–2-person maximum occupancy for the Treasure 
House. This request further supports the fiscal health of the MAW in generating revenue 

000008



Music Academy of the West Master Plan Revised Conditional Use Permit  
Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129  
Hearing Date: March 15, 2023 
Page 9 
 

and off-setting rental expenses otherwise paid for off-site rentals for MAW guest artists, 
alumni, and faculty members.   

 Change in use to allow the “caretaker” residential unit to be used by other MAW 
employees.  

 Change in use to convert existing administrative storage building/Marjorie Crispin Annex 
(formerly known as Harger Studio) to allow for future use for MAW administrative offices. 

 Modification in community use of the studio spaces to allow other art- and wellness-
related uses, including dance, yoga, meditation, visual and performing arts, etc. 

 Updates to conditions of approval related to the Cut-Through Reduction Plan (CTRP), for 
which reporting requirements were discontinued as of 2009. The CTRP Condition will be 
revised to reflect the implemented gate closure program. 

 Update several references to MAW campus building names. 
 Project-related parking demand shall be accommodated on the project site (not in 

overflow lots or on-street). 
 

 
Figure 1 Map of MAW Outdoor Zones 
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5.4 Summary Table of Operational Changes 
 
The following table summarizes the operational changes and lists the corresponding Conditions 
of Approval that will be revised as a result of the changes.  
 

Item Existing Proposed Condition of 
Approval (COA3) 

Hahn Hall (formerly Abravanel 
Hall) Seating Capacity 

300 (+50 temporary-
summer) 

350 permanent COA #1, COA #48 

Yzurdiaga Hall (formerly 
Stewart Hall) Seating Capacity 

92 42 COA #1 

Public Attendance4 Cap – Any- 
Given-Time 

330 410 COA #1 & COA 
#28 

Seminars and Meeting 
Attendance Cap 

175 350 COA #1 & COA 
#38 

Flexible Annual Public 
Attendance Cap 

22,000 Summer/ 
25,000 Non-Summer 

47,000 Annual (No 
seasonal 
attendance cap) 

COA #1 & COA 
#28 

Daily Public Attendance Cap 900 900 (no change) COA #1 
Reporting Frequency Bi-annual Annual COA #34 
Increase Student Parking 10 20 COA #49 
Increase Student Population 150 175 COA #1 
Reintroduce Significant Life 
Events (SLEs) 

No weddings, etc. Allow up to 15 
Significant Life 
Events, maximum 
attendance 225 

COA #1 

Eliminate resale shop use Resale shop use 
allowed 

Convert shops back 
to residential uses 
(Casitas East and 
West) and uses 
accessory to 
mission-driven 
activities 

COA #1, COA 
#26, COA #32 & 
COA #40 

                                                 
3 2004 Revised CUP. 
4 Public attendance not to include faculty, staff, students, other performers or employees or people attending 
administrative functions. 
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Item Existing Proposed Condition of 
Approval (COA3) 

Amplified Music/Outdoor 
Sound 

Amplified Sound 
Limited to indoor 
and outdoor limited 
to spoken voice in 
“cloistered outdoor 
courtyard”; Limited 
to twice annually (2-
hr max.)  

Allow amplified 
spoken voice and 
non-amplified 
music in outdoor 
areas5. Maximum 
17 events/year. 
Proposed Acoustics 
Self-Mgt6. 

COA #1, COA #29 
& COA #55 

Use Flexibility - Caretaker 
Residence (Lehrer Studio 2nd 
Floor) 

Caretaker use only Allow other 
employee use of 
unit 

COA #1 

Use Flexibility - Storage 
Building/Marjorie Crispin 
Annex (formerly Harger 
Studios)  

Storage of resale 
items 

Allow admin. office 
use 

COA #1, COA 
#18, COA #26 & 
COA #46 

Public use of Studios for Other 
Artistic and Wellness 
Endeavors 

Limited to music 
practice and 
recordings 

Allow dance, yoga, 
meditation, visual 
and performing 
arts, etc. 

COA #1 & COA 
#47 

Update Conditions 30-33 (Cut-
Through Reduction 
Plan/CTRP) 

Reporting required 
with Phase I 
Occupancy and CTRP 
Reporting 

Implement final 
gate closure 
program and 
eliminate reporting 

COA #1, COA # 
30, COA #31, 
COA #32 & COA 
#33 

Parking 293 spaces7, 10 
space  maximum 
allotted for students 

Maximum 293 
spaces, 20 space 
maximum allotted 
for students 

COA #49 

 

                                                 
5 Zone 1 (Z1) Anne’s Garden, Z2 Holden Encore Society Garden/Z2.5 Presidents Garden, Z3 Bock Garden, Z4 Williams 
Garden, Z5 Kuehn Court/Kinnear Fountain, Z7 Towbes Court, Z9 Lind Patio. 
6 Zones near southern property line (Z1, Z3, Z4, Z5); not more than two total hours (allowing for intermission break) 
acoustic music programming and/or amplified spoken voice. Other zones (Z2, Z2.5, Z7, Z9); not more than four total 
hours (allowing for intermission break) of acoustic music programming and/or spoken voice. PA systems to be 
pointed away from neighbors whenever and wherever possible.  
7 332 spaces required by Article II Section 35-109, but a modification for a reduction to 293 spaces was granted in 
2004 CUP revision (90-CP-111 RV01). 
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6.0 PROJECT ANALYSIS 
 
6.1 Environmental Review  
 
In accordance with CEQA Guidelines Section 15164, a lead agency shall prepare an addendum to 
a previously certified EIR if some changes or additions are necessary but none of the conditions 
requiring a subsequent EIR have occurred. An Addendum (Attachment C) to the Environmental 
Impact Report (03-EIR-06/Attachment D) was prepared for the proposed revision to the Music 
Academy of the West CUP and associated Coastal Development Permit (21RVP-00000-00109 and 
21CDP-00000-00129). The Addendum includes a brief explanation of the County’s decision not 
to prepare a subsequent EIR pursuant to CEQA Guidelines Section 15162. In summary, the 
proposed changes to the project are within the scope of the previously certified EIR and 
modification to conditions of approval to facilitate those changes will not create new or more 
severe environmental impacts, and all applicable previously-implemented mitigations from the 
EIR (as modified by the current proposal) will remain in effect. Those mitigations that are no 
longer necessary (e.g. construction-related) will not be applicable to the proposed CUP revisions. 
The Montecito Planning Commission shall consider the Addendum with the Final EIR as part of 
the decision on the proposed revision to the CUP. 
 
6.2 Comprehensive Plan Consistency  
 

REQUIREMENT DISCUSSION 
ADEQUATE SERVICES 

Coastal Plan Policy 2-4: Within designated 
urban areas, new development other than that 
for agricultural purposes shall be serviced by 
the appropriate public sewer and water district 
or an existing mutual water company, if such 
service is available. 
 
Coastal Plan Policy 2-6: Prior to issuance of a 
development permit, the County shall make the 
finding, based on information provided by 
environmental documents, staff analysis, and 
the applicant, that adequate public or private 
services and resources (i.e., water, sewer, 
roads, etc.) are available to serve the proposed 
development.  The applicant shall assume full 
responsibility for costs incurred in service 
extensions or improvements that are required 
as a result of the proposed project.  Lack of 

Consistent: The proposed project is consistent 
with the policy requirement to provide 
adequate services. The applicant provided 
service availability letters for the proposed 
change of resale shop use to 
residential/accessory use, including a 
Certificate of Water Service Availability 
(Attachment E, Montecito Water District), and 
a Sewer Availability Letter (Attachment F, 
Montecito Sanitary District). The proposed 
project was reviewed by the Subdivision 
Review Development Committee (SDRC) on 
November 17, 2022, including staff from the 
Montecito Fire Protection District (MFPD)   and 
the Public Works Transportation Division. 
Although no conditions of approval were 
required from either department, MFPD staff 
specified that any event held on site will need 
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available public or private services or resources 
shall be grounds for denial of the project or 
reduction in the density otherwise indicated in 
the land use plan . . .  
 
MCP Policy F-M-2.1:  The County shall 
cooperate with the Montecito Fire Protection 
District while reviewing Fire District 
requirements applied to ministerial and 
discretionary development projects regarding 
access, vegetation clearance, and 
improvements with the intent of protecting 
development from fire hazards while 
maintaining community character and quality 
of life and preventing adverse environmental 
impacts. 
 

to receive the proper permit through the Fire 
District and that sprinklers will be required for 
the change in use of resale shops. There is no 
proposed increase in the annual or daily 
visitation caps currently in place and increases 
in some uses are being offset by reductions in 
others. According to the attached traffic 
analysis, the proposed closure of the retail 
shops will reduce traffic on to the site. In 
addition, implementation of the interim Cut 
Through Reduction Plan (CTRP) was found to be 
successful in substantially reducing cut through 
traffic and CTRP reporting ceased in 2009 with 
the completion of Phase I construction. The 
applicant provided a Traffic, Parking, and VMT 
Analysis (Attachment H), which concludes that 
there will be no significant percentage increase 
in roadway volumes and/or intersection delay 
as a result of the proposed changes in uses and 
programs, and therefore existing roads and 
access are adequate for the project. The 
Department of Public Works Transportation 
Division Staff reviewed the Traffic, Parking and 
VMT Analysis and concurred with the analysis 
and conclusions. 

LAND USE 
MCP Policy LUED-M-1.1: All educational, 
institutional, and other public and quasi-public 
uses shall be developed in a manner compatible 
with the community’s residential character.  
 
MCP Policy LUG-M-1.1: The County shall 
recognize that the Montecito Planning Area is a 
community nearing its full buildout potential, 
and shall require that development respect its 
small town, semi-rural character. 
 
 
 

Consistent: The proposed project is consistent 
with the policy requirement to be compatible 
with the community’s residential, small town, 
semi-rural character. MAW has operated in its 
current location since 1951 and its use remains 
compatible with the surrounding residential 
character of the neighborhood. The proposed 
change of uses will not exceed the current 
allotted daily or maximum annual public 
attendance, nor will it result in a further 
increase in the uses allowed. The proposed 
changes are designed to maintain the current 
level of use and compatibility with the semi-
rural residential character of the community 
while providing greater operational flexibility 
and adapting to current needs. In accordance 
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with the monitoring and reporting that was 
required as a condition of approval for the 
latest revision of the CUP (2004 Revised CUP, 
90-CP-111 RV-01), the maximum attendance 
number has not been exceeded and there have 
been no reported violations on the property. 
The proposed use limitations will ensure 
continued compatibility with surrounding 
residential development. 

NOISE 
Noise Element Policy 1: In the planning of land 
use, 65dB Day-Night Average Sound Level 
should be regarded as the maximum exterior 
noise exposure compatible with noise-sensitive 
uses unless noise mitigation features are 
included in the project design. 
 
Noise Element Policy #2:  Noise-sensitive land 
uses should be considered to include: 
(a) Residential, including single and 
multifamily dwellings, mobile home parks, 
dormitories, and similar uses. 
(b) Transient lodging, including hotels, 
motels, and similar uses. 
(c) Hospitals, nursing homes, convalescent 
hospitals, and other facilities for long-term 
medical care. 
(d) Public or private educational facilities, 
libraries, churches, and places of public 
assembly. 
   
Noise Element Policy #5: Noise-sensitive uses 
proposed in areas where the Day-Night 
Average Sound Level is 65 dB or more should be 
designed so that interior noise levels 
attributable to exterior sources do not exceed 
45 dB LDN when doors and windows are closed.  
An analysis of the noise insulation effectiveness 
of proposed construction should be required, 
showing that the building design and 
construction specifications are adequate to 
meet the prescribed interior noise standard. 

Consistent: The proposed project is consistent 
with the policy requirement to be compatible 
with noise-sensitive land uses and maintain 
sound levels that do not exceed 65 decibels or 
existing ambient noise levels. The applicant has 
provided an Acoustics Analysis and a proposed 
list of management strategies to manage 
acoustic levels associated with the proposed 
addition of Significant Life Event (SLE) uses, 
amplified spoken voice for outdoor SLEs, and 
non-amplified acoustic music for outdoor SLEs. 
Along with limits on the size, frequency, and 
timing of events, the strategies will include 
trained/designated MAW staff who will use 
commercially-available methods (such as the 
Audio Tools application for Apple devices) to 
monitor events, and a designated point-of-
contact to receive complaints and address 
issues. The applicant provided an acoustical 
analysis of the proposed sound levels at seven 
designated outdoor areas (Attachment I). The 
analysis concluded that sound levels will not 
exceed the 24-hour equivalent exterior noise 
limit of 65 dBA CNEL at the property lines, in 
accordance with the County’s CEQA Thresholds 
and Guidelines Manual. The project is further 
conditioned to comply with the 
recommendations of the acoustical analysis 
(Attachment I). 
 
The proposed project is consistent with the 
policy requirement to restrict the hours of 
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MCP Development Standard N-M-1.1.1: All 
site preparation and associated exterior 
construction activities related to new 
residential units including remodeling, 
demolition, and reconstruction, shall take place 
between 7:00 a.m. and 4:30 p.m., weekdays 
only. 
 

exterior construction activities related to the 
remodeling of the two resale shops (Treasure 
House and The Rack) because the project is 
conditioned to limit construction activities to 
the hours between 7:00 a.m. and 4:30 p.m. 
(Attachment B.2, Condition 34). 

RECREATION 
MCP Development Standard PRT-M-1.6.1: In 
approving new development, the County shall 
make the finding that the development will not 
adversely impact recreational facilities and 
uses. 
 
MCP Policy PRT-M-1.2: Bikeways, equestrian 
and walking paths within road rights-of-way 
and equestrian and walking paths along creek 
channels and through open spaces should be 
provided in Montecito for recreation as well as 
for an alternative means of transportation. 
 

Consistent: The project is consistent with the 
policy requirement to avoid adverse impacts to 
recreational facilities and uses. There are no 
recreational facilities or uses within the project 
site, but the roadway network in the project 
vicinity is used regularly by cyclists and 
pedestrians. There is no change to the internal 
circulation system, which was established with 
prior approvals and designed to minimize 
conflicts with the community’s use of area 
roadways, and involves ingress from Fairway 
Road and egress from Butterfly Lane. The 
applicant has provided a Traffic, Parking, and 
VMT Analysis (Attachment H), which concludes 
that the proposed operational changes will not 
result in significant increases in traffic affecting 
the local roadway network and 
implementation of a final (access) gate closure 
program will reduce cut-through traffic to 
insignificant levels. The proposed elimination 
of the Cut Through Reduction Plan (CTRP) and 
adoption of a final gate closure program will 
formalize the  decision of the Montecito 
Planning Commission (in 2009) to discontinue 
monitoring and reporting because the MPC 
found the interim CTRP condition was satisfied 
and effective with Phase I Occupancy and the 
Phase I CTRP reporting. Therefore, no adverse 
impacts to any recreational use (i.e. bicyclists 
and pedestrians passing through) will occur. 
Furthermore, MAW provides a student 
information packet to students and encourages 
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students’ use of bicycle and pedestrian entry as 
an alternative means of transportation.  

TRANSPORTATION/CIRCULATION 
MCP Policy CIRC-M-1.5: A determination of 
project consistency with the standards and 
policies of this Community Plan Circulation 
Section shall constitute a determination of 
consistency with Local Coastal Plan Policy #2-6 
and LUDP #4 with regard to roadway and 
intersection capacity. 
 
MCP Policy CIRC-M-1.6: The minimally 
acceptable Level of Service (LOS) on roadway 
segments and intersections in the Montecito 
Planning Area is “B”. Exceptions to this are: 
Roadways 

 Hot Springs Rd/Sycamore Cyn to Coast 
Village – LOS D is acceptable 

 Olive Mill Rd/Coast Village to Channel 
Dr – LOS C is acceptable 

 
MCP Policy CIRC-M-3.10:  New Major 
Conditional Use Permits shall be required to 
demonstrate that the proposed use will not 
potentially result in traffic levels higher than 
those anticipated for that parcel by the 
Community Plan and its associated 
environmental documents.  If higher traffic 
levels could potentially result from the 
proposed Major Conditional Use Permit, in 
order to approve the project, a finding must be 
made that: 
 
1.   The increase in traffic is not large 
enough to cause the affected roadways and/or 
intersections to exceed their designated 
acceptable capacity levels at buildout of the 
Community Plan, or 
 
2.   Road improvements included as part of 
the project description are consistent with the 

Consistent: The proposed project is consistent 
with policies regarding the adequacy of 
roadways and intersections to serve a project 
as well as the requirement that Conditional Use 
Permit projects will not cause roadways or 
intersections to exceed their acceptable 
capacity levels. There is no change to the 
internal circulation pattern for the campus and 
the proposed changes in operation at the site 
will not result in a significant percentage 
increase in roadway volumes and/or 
intersection delay (Traffic, Parking, and VMT 
Analysis in Attachment H). The analysis 
concluded that most of the changes in use and 
programs (with the exception of the addition of 
25 students) will be limited by the maximum 
annual public attendance and therefore will 
not increase overall traffic at the campus on an 
annual basis. In addition, the analysis 
concluded that the project will generate a net 
increase of up to 20 Average Daily Trips, five 
AM Peak Hour Trips (PHTs), five PM PHTs 
associated with the increase in the student 
population and elimination of the resale shops. 
These increases will not cause affected 
roadways or intersections to exceed their 
designated acceptable capacity levels. The 
Department of Public Works Transportation 
Division Staff reviewed the Traffic, Parking and 
VMT Analysis and concurred with the analysis 
and conclusions. 
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community plan and are adequate to fully 
offset the identified potential increase in traffic. 
 
 

6.3 Zoning:  Article II  

6.3.1 Compliance with Article II, Coastal Zoning Ordinance 

The property is zoned Single Family Residential, 1 acre minimum lot size (1-E-1) pursuant to 
Article II, the Coastal Zoning Ordinance. The purpose and intent of the 1-E-1 Zone District is to 
reserve appropriately located areas for family living at a reasonable range of population 
densities consistent with sound standards of public health, welfare, and safety. The district is 
intended to protect the residential characteristics of the area and to promote a suitable 
environment for family life.  
 
Educational institutions such as the Music Academy are permitted in any zone district with a Major 
CUP in accordance with Section 35-172 of Article II. The music conservatory has been permitted as 
a conditionally permitted use pursuant to a number of Conditional Use Permits that have been 
issued for the site since 1951. The existing revised CUP (90-CP-111 RV01) was approved in 2004 
and the Montecito Planning Commission and Board of Supervisors found the proposed 
development and operational use to be compatible with the predominantly single family 
neighborhood at that time. No new structural development is included with the proposed revision 
to the CUP, the daily and annual maximum public attendance limitations will not be changed, 
there will be no significant traffic impacts, and the addition of amplified and acoustic sound 
outdoors will be monitored and managed to maintain compliance with existing CUP conditions 
and the 65 dBA CNEL maximum at property lines. Therefore, the proposed CUP revision will be 
consistent with the purpose and intent of the 1-E-1 Zone District. 
 
Section 35-109 Required Number of Parking Spaces: Miscellaneous Non-Residential 
A modification to the number of required parking spaces was granted as part of the existing 
revised CUP (90-CP-111 RV-01) in 2004. The Coastal Zoning Ordinance would normally require the 
provision of 362 spaces, but 290 spaces (285 permanent + 5 stacked) were approved as part of the 
Final Master Plan. There are currently 293 parking spaces (275 marked/18 stacked) provided at the 
MAW campus. The Traffic, Parking, and VMT Analysis (Attachment H) indicated that reserve 
parking was available at the MAW campus during peak summer concert and masterclass 
events. Peak demands ranged from 107 to 242 spaces with 51 to 186 reserve spaces available 
during peak periods.  
 
Only two of the components of the proposed CUP revisions will generate an additional parking 
demand of 50 spaces. These components will include 40 spaces associated with the increase of 
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80 persons in maximum attendance at any-given-time and 10 spaces associated with 25 
additional students.  
 
Compliant: 
The Traffic, Parking and VMT analysis (Attachment H) indicated that reserve parking capacity 
provided on the MAW campus (ranging from 51 to 186 spaces) will accommodate the 
additional demand of 50 spaces because the parking surveys indicated that there were at least 
51 empty parking spaces available during any given day over the course of the survey period. 
No new structural development is proposed as part of this CUP revision. Therefore, there is no 
change to the project’s compliance with the required minimum lot area, setbacks, or height 
limits. 
 
6.4 Subdivision/Development Review Committee  
 
The proposed project was reviewed by the Subdivision Review Development Committee (SDRC) 
on November 17, 2022, including staff from the Montecito Fire Protection District (MFPD), 
Community Services Parks Division, Environmental Health Services, and the Public Works 
Transportation Division, Water Resources Division, and Surveyor Division. None of the agencies 
provided comments or required conditions of approval, with the exception of MFPD. MFPD staff 
specified that any event held on site will need to receive the proper permit through the Fire 
District and that sprinklers will be required for the change in use of the resale shops to residential 
use.  

7.0 APPEALS PROCEDURE  

The action of the Montecito Planning Commission may be appealed to the Board of Supervisors 
within ten (10) calendar days of said action. For developments that are appealable to the Coastal 
Commission under Section 35-182.6, no appeal fee will be charged. 

The action of the Board of Supervisors is subject to appeal to the Coastal Commission within ten 
(10) working days of receipt by the Coastal Commission of the County’s notice of final action. 

ATTACHMENTS  

A. Findings 
B. Conditions of Approval 

B-1. Conditions of Approval for Case No. 21RVP-00000-00109 
B-2. Conditions of Approval for Case No. 21CDP-00000-00129 

C. 15164 Letter Addendum to EIR 
D. Final EIR (03-EIR-06) for the Music Academy of the West Master Plan Revised 

Conditional Use Permit 90-CP-111 RV01 – Electronic Copy 
https://cosantabarbara.box.com/s/27z5pp8sdxbf4jptncaru92eut60eajv 

E. Certificate of Water Service Availability, dated March 16, 2022 
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F. Sewer Availability letter, dated March 1, 2022 
G. Project Plans 
H. Traffic, Parking, and VMT Analysis, dated July 5, 2022 
I. Music Academy of the West Conditional Use Permit Revision: Acoustics/Noise Study, 

dated July 6, 2022 
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ATTACHMENT A:  FINDINGS  

 

1.0  CEQA FINDINGS 

1.1.1.1  ADDENDA TO ENVIRONMENTAL IMPACT REPORT 

Findings pursuant to Public Resources Code section 21081 and the California 
Environmental Quality Act Guidelines Sections 15162 and 15164: 

The Montecito Planning Commission has considered the Addendum dated February 7, 
2023, together with the previously certified EIR (03-EIR-06) for the Music Academy of 
the West Master Plan Conditional Use Permit Revision project. The Addendum reflects 
the independent judgment of the Montecito Planning Commission and has been 
completed in compliance with CEQA. The Addendum, together with the EIR 03-EIR-06, 
is adequate for this proposal. On the basis of the whole record, including the 
Addendum, the previously certified CEQA document, and any public comments 
received, the Montecito Planning Commission finds that the project changes described 
in the Addendum will not create any new significant effects or a substantial increase 
in the severity of previously identified significant effects on the environment nor 
present new information of substantial importance pursuant to State CEQA Guidelines 
Sections 15162 and 15164. 

Please see Attachment C, 03-EIR-06 Addendum, incorporated herein by reference. 

 

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 Montecito 
Planning Commission of the Planning and Development Department located at 123 
East Anapamu Street, Santa Barbara, CA 93101. The document is also available at: 
https://cosantabarbara.box.com/s/27z5pp8sdxbf4jptncaru92eut60eajv. 

 

1.1.3  ENVIRONMENTAL REPORTING AND MONITORING PROGRAM 

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

The Addendum prepared for the project addressed the following issues: land use 
compatibility, noise, and transportation/circulation. All other issue areas were 
determined to be unaffected by the proposed project. 

 

2.0  ADMINISTRATIVE FINDINGS 

2.1.1  CONDITIONAL USE PERMIT FINDINGS  

A.  Findings required for all Conditional Use Permits. In compliance with Section 35-172.8 
of the Article II Zoning Ordinance, prior to the approval  or conditional approval of an 
application for a Major or Minor Conditional Use Permit the review authority shall first 
make all of the following findings: 

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. 

The Montecito Planning Commission finds that the project site is adequate in size, 
shape, location and physical characteristics to accommodate the proposed 
program and operational use changes. The subject property is 9.07 acres in size 
and is located in a built-out, urban neighborhood. As discussed in Sections 6.1, 
6.2 and 6.3 of this staff report, dated March 7, 2023 and incorporated herein by 
reference, no new structural development is included with the proposed revision 
to the CUP, the daily and annual maximum public attendance limitations will not 
be changed, there will be no significant traffic impacts, and the addition of 
amplified and acoustic sound outdoors will be monitored and managed to be 
consistent with current ambient noise levels and maintain compliance with the 
65 dBA maximum at property lines where applicable.  

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

The Montecito Planning Commission finds that the project will have no adverse 
environmental impacts and no further environmental review is required under 
the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 
Section 15164. Mitigation measures from the prior EIR, 03-EIR-06, that remain 
applicable have been carried over to the current proposal to ensure that any 
project-related impacts will be reduced to the maximum extent feasible. In 
addition, as discussed in the Sections 4.0, 6.2 and 6.3 of this staff report, dated 
March 7, 2023 and incorporated herein by reference, the project is designed to 
maintain daily and annual public attendance caps, utilize best practices for 
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managing sound level requirements at property lines and balance the proposed 
CUP changes in a manner that results in no new environmental impacts.  

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

The Montecito Planning Commission finds that streets and highways are 
adequate and properly designed to carry the type and quantity of traffic 
generated by the proposed Conditional Use Permit revisions. By adhering to the 
daily and annual attendance caps, the project will not result in a significant 
increase in traffic beyond that which is already generated by the existing 
educational/institutional uses, as discussed in Section 6.2 of the Montecito 
Planning Commissions staff report dated March 7, 2023, and incorporated herein 
by reference; and as discussed in the Traffic, Parking and VMT Analysis 
(Attachment F of the staff report). Additionally, there is no change to the 
circulation pattern as part of the project and the area roadways continue to 
function within acceptable capacities.  

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

The Montecito Planning Commission finds that there will be adequate public 
services available to serve the project. As discussed in Section 6.2 of the 
Montecito Planning Commissions staff report dated March 7, 2023, and 
incorporated herein by reference, the subject property is currently served by the 
Montecito Water District, Montecito Sanitary District, Montecito Fire Protection 
District, and Santa Barbara County Sheriff’s Office. The applicant provided service 
availability letters for the proposed change of resale shop use to 
residential/accessory use, including a Certificate of Water Service Availability 
from the Montecito Water District  and a Sewer Availability Letter from the 
Montecito Sanitary District (Attachments E and F to the Montecito Planning 
Commission staff report dated March 7, 2023, incorporated herein by reference). 

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. 

The Montecito Planning Commission finds 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. The 
proposed project will be compatible with the community’s residential, small 
town, semi-rural character because the change of uses will not exceed the 
existing maximum annual or daily public attendance caps of 900 and 47,000, 
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respectively, nor will it result in a further increase in the uses allowed. The 
proposed changes include shifting a portion (50 seats) of the maximum allowed 
seating capacity in one venue (Yzurdiaga Hall) to another (Hahn Hall), eliminating 
seasonal maximum public attendance (while maintaining the annual maximum 
public attendance), increasing the “any given time” maximum public attendance 
from 330 to 410 while maintaining the daily cap of 900, increasing the maximum 
participants per seminars/meetings from 175 to 350 (consistent with the 
proposed maximum seating capacity of Hahn Hall), increasing the instructional 
student population from 150 to 175, reintroducing Significant Life Events and 
associated outdoor sound, repurposing the resale shops (Treasure House & The 
Rack) for mission-driven activities (residencies and event support), allowing 
administrative office use of the resale shop storage building (no associated 
increase in staff/population), allowing other MAW employees to occupy the 
caretaker residence, and adding artistic and wellness purposes (dance, yoga, 
meditation, visual and performing arts, etc.) to the allowed public use of the 
studio spaces (music practice and recording). In accordance with the monitoring 
and reporting that was required as a condition of approval for the latest revision 
of the CUP (90CP-111 RV01) in 2004, the maximum attendance number has not 
been exceeded and there have been no reported zoning violations on the 
property. Additionally, no new structural development is proposed. With the 
restrictions that remain in place to regulate use of the campus, the proposed 
project will not be incompatible with the health, welfare, safety and convenience 
of the neighborhood. 

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

The Montecito Planning Commission finds that, as discussed in Sections 6.2 and 
6.3 of this staff report, dated March 7, 2023, and incorporated herein by 
reference, the proposed project will comply with all applicable requirements of 
Article II and the Comprehensive Plan, including the Coastal Land Use Plan and 
the Montecito Community Plan. 

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

The Montecito Planning Commission finds that the proposed project is not 
located in a designated rural area and therefore this finding is not applicable to 
the proposed project.    

8. That the project will not conflict with any easements required for public access 
through, or public use of the property. 
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The Montecito Planning Commission finds that the project will not conflict with 
any easements required for public access through, or public use of the property. 
There are no public easements on the property. No new structural development 
is proposed and the internal circulation system will remain unchanged.  

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

The Montecito Planning Commission finds that the proposed use is not 
inconsistent with the intent of the zone district. The Music Academy has operated 
on the subject site with various Conditional Use Permits since 1951. As discussed 
in Section 6.3 of this Staff Report, dated March 7, 2023, and incorporated herein 
by reference, the proposed use is consistent with the intent of the subject lot’s 
1-E-1 zoning designation with the Conditional Use Permit.   

 

2.1.2  COASTAL DEVELOPMENT PERMIT FINDINGS 

A. Findings required for all Coastal Development Permits.  In compliance with Section 
35-60.5 of the Article II Coastal Zoning Ordinance, prior to issuance of a Coastal 
Development Permit, the County shall make the finding, based on information 
provided by environmental documents, staff analysis, and/or the applicant, that 
adequate public or private services and resources (i.e., water, sewer, roads, etc.) are 
available to serve the proposed development. 

The Montecito Planning Commission finds that adequate services are available to 
serve the project, as discussed in Section 6.2 of the staff report dated March 7, 2023, 
herein incorporated by reference and Finding 2.1.1.A(4). 

 

B. Findings required for Coastal Development Permit applications subject to Section 35-
169.4.3 for development that may be appealed to the Coastal Commission. In 
compliance with Section 35-169.5.3 of the Article II Coastal Zoning Ordinance, prior to 
the approval or conditional approval of an application for a Coastal Development 
subject to Section 35-169.4.3 for development that may be appealed to the Coastal 
Commission the decision-maker shall first make all of the following findings: 

1. The proposed development conforms: 

a. To the applicable provisions of the Comprehensive Plan, including the 
Coastal Land Use Plan; 

The Montecito Planning Commission finds that the project conforms to 
applicable policies of the Comprehensive Plan, including the Coastal Land Use 
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Plan and Montecito Community Plan, as discussed in Section 6.2 of the Staff 
Report dated March 7, 2023, and incorporated herein by reference. 

b. The applicable provisions of this Article or the project falls within the limited 
exceptions allowed in compliance with Section 161 (Nonconforming Use of 
Land, Buildings and Structures). 

The Montecito Planning Commission finds that the project conforms to 
applicable provisions of the Article II Coastal Zoning Ordinance, as discussed 
in Section 6.3 of the staff report dated February 7, 2023, herein incorporated 
by reference. 

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

The Montecito Planning Commission finds that the proposed development is 
located on  legally created lots, as shown in the 1971 Parcel Map 11,424. 

3. 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). 

The Montecito Planning Commission finds, as discussed in Section 6.3 of the 
staff report dated March 7, 2023, and incorporated herein by reference, the 
proposed project will comply with all applicable requirements of Article II, the 
Coastal Zoning Ordinance. There are no zoning or building violations recorded 
against the subject parcel. As conditioned, the subject property is, and the 
proposed project will be, in full compliance with all laws, rules and regulations 
pertaining to zoning uses, subdivisions, setbacks and all other applicable 
provisions of Article II and all processing fees have been paid to date. 

4. The development will not significantly obstruct public views from any public 
road or from a public recreation area to, and along the coast. 

The Montecito Planning Commission finds, as discussed in Section 6.2 of the 
staff report, dated March 7, 2023, and incorporated herein by reference, the 
proposed development will not significantly obstruct public views from the 
Highway 101/railroad corridor, Butterfly Road, Fairway Road or from a public 
recreation area to, and along the coast. The project consists of changes to the 
permitted existing educational/institutional land use and operations on the 
lot. No new structural development is proposed.  
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5. The proposed development will be compatible with the established physical 
scale of the area. 

The Montecito Planning Commission finds, as discussed in Sections 6.2 and 6.3 
of the staff report, dated March 7, 2023, and incorporated herein by 
reference, the proposed development is compatible with the established 
physical scape of the area. No new structural development or physical 
alterations are proposed as part of the project. 

6. The development will comply with the public access and recreation policies 
of this Article and the Comprehensive Plan including the Coastal Land Use 
Plan. 

The Montecito Planning Commission finds that the proposed development is 
located in an existing developed urban neighborhood and entirely within the 
parcel boundaries of the subject parcel. The proposed project will not impact 
public access to or along the beach along this area of the coast as there are no 
vertical or lateral access points to the beach on or adjacent to this parcel. 

 

C. Additional findings required for sites within the Montecito Community Plan area.   

1. In compliance with Section 35-215 of the Article II Coastal Zoning Ordinance, 
prior to the approval or conditional approval of an application for a Major 
Conditional Use Permit on sites within the Montecito Community Plan area 
the decision-maker shall first make all of the following findings: 

a. That the project meets all the applicable development standards included 
in the Montecito Community Plan of the Coastal Land Use Plan. 

The Montecito Planning Commission finds that, as discussed in Section 6.2 
of the staff report dated March 7, 2023, and incorporated herein by 
reference, the project complies with applicable development standards of 
the Montecito Community Plan.  

b. 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 
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Montecito Community Plan) and are adequate to fully offset the 
identified potential increase in traffic. 

The Montecito Planning Commission finds that, as discussed in Section 6.2 
of the staff report dated March 7, 2023, and incorporated herein by 
reference, the project will not result in traffic levels higher than those 
anticipated for the parcel by the Montecito Community Plan since the 
Music Academy has been operating on this site since 1951 and has had 
higher levels of use at times throughout its history. As such, the traffic levels 
associated with operation of the Music Academy were properly accounted 
for in the Montecito Community Plan as part of the baseline traffic 
conditions. The change in traffic associated with the proposed operational 
changes will not cause an exceedance of the adopted roadway volumes or 
intersection delay. No road improvements are proposed or necessary as 
part of the project. 

c. That the development will not adversely impact recreational facilities and 
uses. 

The Montecito Planning Commission finds that, as discussed in Section 6.2 
of the staff report dated March 7, 2023 and incorporated herein by 
reference, the proposed project will not adversely impact recreational 
facilities and uses. No recreational facilities exist on the subject lot, existing 
circulation patterns will not change as a result of this project, and traffic 
levels will be similar to existing conditions to ensure that recreational use 
of roadways in the project vicinity will not be adversely impacted. 

 

 

000027



ATTACHMENT B.1 
 

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT 
ARTICLE IIIII, CHAPTER 35 

CASE NO. 21RVP-00000-00109 

I. A Conditional Use Permit is Hereby Granted: 

TO:  The Music Academy of the West  

APN:  009-282-029, -030 

PROJECT ADDRESS: 1070 Fairway Rd 

ZONE:  1-E-1 

AREA:  Montecito 

SUPERVISORIAL DISTRICT:  First 

FOR:  Music Conservatory 

Advisory statement from the Board of Supervisors with regard to neighborhood compatibility 
and its intent in approving 90-CP-111 RV01: In granting this permit, the Board of Supervisors 
advises future decision-makers that based on the evidence in the record at this time, the 
operation and site development at the Music Academy have reached a maximum level able to 
be found consistent with the health, welfare, safety, and convenience of the neighborhood and 
the Board of Supervisors recommends that no further increase in use, density, or development 
be allowed. 

II. This permit is subject to compliance with the following condition(s): 

1. This Conditional Use Permit is based upon and limited to compliance with the project 
description and revised conditions of approval below. Physical development is as 
previously approved by 90-CP-111 RV01 (the hearing exhibits marked A-L, with Planning 
Commission hearing stamp date of June 16, 2004 (plans dated May 2004 except plan PL-
2 dated 1/30/04)).  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. 

The project description is as follows: 
 
The Music Academy of the West Conditional Use Permit has been revised to: 

a) Revise the conditions of approval to reflect completion of the final phase of Master Plan 
construction, update items for the purpose of clarity, and update building names;  
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b) Revise various operational elements of the project and several of the conditions of 
approval to better serve its current and foreseeable needs and create operational 
flexibility while also maintaining maximum CUP restrictions set forth in 2004. 

The Music Academy of the West (MAW) Revised CUP, 21RVP-00000-0010990-CP-111 RV01, (also 
referred to as the MAW “Master Plan” or “Renaissance Plan”) includes both physical 
components that have already been constructed as part of build-out of the prior CUP, 90-CP-
111 RV01, and operational components as revised by the current CUP. A summary of these 
components is listed immediately below, with specific details described later in this section. 
Project components that have been completed as part of the physical development of the Master 
Plan, along with conditions of approval that have been satisfied, have been marked [COMPLETED]. 
Revisions to project components and conditions of approval are indicated by strikethrough and 
underline. This CUP (90-CP-111 RV21RVP-00000-00109) represents a revision to the previous 
Music Academy of the West CUP (90-CP-111cz RV01) and supersedes the prior CUP.   

Summary of Physical Changes (Approved under 90-CP-111 RV01): 

 [COMPLETED] Remove 61 mature trees and plant a minimum of 203 replacement trees; 
four (4) oak trees are proposed to be (removed and) transplanted; 

 [COMPLETED] Modify existing landscape components including the entrance allee, 
garden pathways and courtyards; 

 [COMPLETED] Earthwork necessary to accommodate new structures, circulation and 
parking. Earthwork would involve 11,089 cubic yards cut, 10,670 cubic yards fill. 
Approximately  419 cubic yards of excess fill would need to be exported off of the site; 

 [COMPLETED] Construct a secondary (emergency only) access from Fairway to the 
motor court in front of  Miraflores; 

 [COMPLETED] Widen, regrade and otherwise modify internal access roads and parking 
areas1;  

 [COMPLETED] Alter campus-wide development with a net increase of  50,630 square 
feet of structural development and a net increase in overall building footprints of 15,900 
square feet; 

 [COMPLETED] Provide 290 surface parking spaces; 

 [COMPLETED] Add 2,790 SF through reconstruction of Hahn Hall (formerly Abravanel 
Hall (the primary recital hall). AbravanelHahn Hall will have a total of 300 fixed seats 

                                                 
1No grading to occur within the easternmost section of the internal roadway, which is a paved easement not owned 
by the MAW.  
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plus 50 temporary seats in the summer season only. No more than 300 of the total 350 
seats shall be sold to/used by the public (defined as anyone not a student, faculty or 
staff);  

 [COMPLETED] Demolish Harger Studio and storage building north of Harger Studio and 
Wood 1 as well as Wood 2 Practice Studios (including the employee apartment); 

 [COMPLETED] Construct a new Instructional Building in the general location of existing 
Wood 2 practice studio building and not extending north of existing Wood 2; 

 [COMPLETED] Construct a new Practice Studio Building including a residential unit 
between Abravanel Hall and the new Instructional Building in the general location of 
existing Wood 1; 

 [COMPLETED] Construct a new Student Services Building that would link Miraflores (the 
historic main residence) and the new Instructional Building;  

 Construct a new maintenance & storage building in the northwest corner of the site; 
and 

 Construct a new storage building between Treasure House and The Rack. 

Summary of Operational Changes: 

 Relocate p Primary instruction for the (up to) 50 vocal and accompanying students to 
the on-site campus. These, along with the up to 100 instrumental students historically 
receiving instruction exclusively on-site, will bring total enrollment allowed to no more 
than 150175 students. The number of vocal and instrumental students is to be 
determined by the MAW, but cannot exceed 150175 total students. 

 Students would continue to reside off-site but all (up to 150175) students would receive 
lunch and dinner at the proposed new and improved catering kitchen and indoor dining 
facilities at the Music Academy. (The existing terrace on the east side of Marilyn Horne 
Main House (formerly Miraflores) would remain as well); 

 Limit public attendance for all activities2 as follows: Any-given-time (330410), Daily 
(900), eight-week Summer Season (22,000) and 44-week Non-Summer Season (25,000) 
for an  and Annual Public Attendance Maximum of 47,000. The limitations would not 
apply to staff, faculty, other employees, summer music students, other performers, or 
people attending or performing administrative functions (e.g., volunteers); 

                                                 
2 The exception to this would be one, 1-day fundraiser per year, held during the non-summer season, which shall be 
unrestricted with regard to attendance caps (e.g., May Madness). 
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 Activities related to a music conservatory shall be subject to the proposed attendance 
caps and other restrictions (conservatory uses/activities would no longer be 
unrestricted as under 90-CP-111cz); 

 Weddings Significant Life Events shall not be an allowed use on-site; 

 Educational programs in the arts shall be subject to (and included within) the proposal 
for campus-wide any- given- time, daily, and non-summer season annual public 
attendance limitations;  

 Meetings/seminars and non-profit benefits, taken together, shall total no more than 41 
events annually to occur during the non-summer season only. Any given time 
attendance for meetings and seminars shall be limited to 175350 participants and 
otherwise subject to the daily and non-summer attendance limits. Non-profit benefits 
shall be subject to the any given time, daily and annual non-summer season public 
attendance caps; 

 Provide all project generated parking on-site; 

 [COMPLETED] Provision of 285 parking spaces plus an additional 5 spaces using stacked 
parking (per the approved modification to the standard Zoning Ordinance requirement 
for 332 spaces for this use),;   

 [COMPLETED] Allow for parking lot paving in the north end of the property within the 
sideyard setback from the western property line;  

 [COMPLETED] Allow for modification to the Zoning Ordinance height limitation of 25 
feet for the renovated Abravanel Hall (existing Hall is currently 34.8 feet, no change to 
height is proposed); 

 The hours of operation for Treasure House and The Rack shall be Monday-Saturday, 
12:00-3:00 p.m. During the non-summer period the same hours shall apply; 

 The MAW will discontinue its resale shops uses (The Treasure House & The Rack), which 
are currently allowed to operate six days per week from 12:00 pm to 3:00 pm, and 
repurpose these spaces for MAW mission-driven activities such as guest artist 
accommodations and rehearsal space, significant life event preparation space, and 
residential use for alumni, faculty members, local organizations and community use. The 
Academy has made a commitment with local performing arts organizations such as the 
Santa Barbara Symphony to share this valuable resource. 

 The proposed residential component reintroduces the historical uses of these buildings 
and does not result in an intensification of use. It is anticipated the residential 
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component would be utilized in the summer months for 8-10 weeks for Festival-related 
personnel. In non-summer months, durations of stay may range from 1-night to 30-days 
at a time, and with a 1–4-person maximum occupancy for The Rack, and 1–2-person 
maximum occupancy for the Treasure House. This request further supports the fiscal 
health of the MAW in generating revenue and off-setting rental expenses otherwise 
paid for off-site rentals for MAW guest artists, alumni, and faculty members.   

 The existing 1,380 sq. ft. storage building, constructed during the Master Plan build-out, 
and located west of the Treasure House and Rack will become flex space to allow for 
future use for MAW administrative offices and rehearsal space. When used for activities 
which would likely generate nuisance noise for neighbors (e.g., any type of 
amplification, brass band practice, etc.), any north or east facing windows in the rooms 
shall be closed. No intensification of use, increase in staff, or change in allowed 
populations is proposed with this change. In addition, no added square footage or 
changes to the exiting configuration or footprint of this structure is proposed. 

 Implement Maintain a Cut-Through Reduction Plan (CTRP) to discourage vehicles coming 
to the MAW for no reason other than to gain access to the east of the site (Butterfly 
Lane and beyond) using the MAW internal road as a circulation “short-cut.” The plan as 
proposed by the applicant would require cut-through traffic to pay a substantial fee 
$10.00 minimum) to exit the campus; 

 [COMPLETED] In the short-term implement a more simple cut-through program prior to 
implementing the more elaborate long-term program. 

 Provide summer student bus remote control access for entry at gates on Butterfly Lane 
and implement a cell phone system allowing large delivery truck (and other non-
summer student buses) entry at Butterfly Lane (some trucks would continue to enter on 
Fairway). 

Following is a more detailed discussion of the proposed Master Plan Revised Conditional Use 
Permit project description: 

[COMPLETED] Landscaping  

The Landscape Master Plan includes landscape enhancements throughout the property, such as 
new screening elements along The Fairway, and new slope planting north and east of Miraflores. 
The design goals of the landscape plan are to: 1) honor the historic landscape by restoring critical 
design elements to the allee and by using historically accurate plantings and skyline trees, 2) 
effectively enhance vegetation and trees along the perimeter of the site to screen MAW building 
improvements from the street and neighboring properties, so that the site appears substantially 
unchanged to the immediate neighbors (with retention of many existing trees and following 
establishment of new landscaping) and 3) to supplement and enhance landscaping in the 
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southeast corner of the site, in an attempt to attract monarch butterflies back to this historic 
roosting area, behind the main house (Miraflores). These landscape improvements would result in 
landscape coverage of approximately 197,040 SF (~ 4.75 acres) of the 9 acre project site. Of this 
total, approximately 12,000 SF (~ .28 acres) would be lawn and non-drought tolerant landscaping 
with the balance, approximately 185,040 SF (~ 4.47 acres), made up of a combination of mature 
landscaping and trees, as well as new drought tolerant plantings.  

With incorporation of project conditions, 61 trees will be removed (including two oak tree), a 
minimum of 203 new trees will be planted, and 4 oak trees will be transplanted elsewhere on-
site. Planting of 106 new oaks (5-gallon, 15 gallon and 24-inch box) is included in the project 
landscape plan.   

 [COMPLETED] Building Revisions/Physical Changes  
.  

SITE PLAN REVISIONS [COMPLETED] 

BUILDINGS 
 
 

EXISTING 
FOOTPRINT 
(SF) 

PROPOSED 
FOOTPRINT 
(SF) 

EXISTING 
FLOOR 
AREA 
(SF) 

PROPOSED 
FLOOR AREA 
(SF) 

NET CHANGE 
 
FOOTPRINT 
(SF) 

NET 
CHANGE 
 
FLOOR 
AREA(SF) 

CAMPUS TOTAL 34,730  49,270  44,370  95,920 
93,500 

+15,900 
14,900 

+50,630 
49,900  

HAHN HALL 
(formerly 
ABRAVANEL 
HALL)-– 
Additions 

7,290   10,080  11,340   14,130  +2,790  +2,790  

COMBINED NEW 
PRACTICE 
STUDIO 
BLDG/INSTRUCTI
ONAL CENTER, 
(including 
~1,900 sf 
residential unit) - 
replaces Wood 1 
and Wood 2 
practice studio 
(and ex. 
apartment) 
bldgs 

6,440 13,670 7,900 39,480 7,230 31,580 
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SITE PLAN REVISIONS [COMPLETED] 

BUILDINGS 
 
 

EXISTING 
FOOTPRINT 
(SF) 

PROPOSED 
FOOTPRINT 
(SF) 

EXISTING 
FLOOR 
AREA 
(SF) 

PROPOSED 
FLOOR AREA 
(SF) 

NET CHANGE 
 
FOOTPRINT 
(SF) 

NET 
CHANGE 
 
FLOOR 
AREA(SF) 

STUDENT 
SERVICES 

N/A 3,980 * N/A 14,530 * +3,980* +14,530*  

THE RACK 1,200  Same  1,600  Same No Change No Change 

TREASURE 
HOUSE 

940  Same  940  Same  No Change No Change 

NEW 
MAINTENANCE/ 
STORAGE 

N/A 1,610  N/A 1,470 +1,610 +1,470 

RESIDENCE (near 
Treasure 

1,270 Same 1,270 Same No Change No Change 

NEW STORAGE N/A 1,080 N/A 950 +1,080 +950 

MARILYN HORNE 
MAIN HOUSE 
(formerly 
MIRAFLORES 
(former/ 
residence) 

11,250 Same  14,980 Same  No Change No Change 

CLAEYSSENS 
STUDIOS 

4,650 Same 4,650 Same No Change No Change 

HARGER CRISPIN 
ANNEX (formerly 
HARGER BRASS 
STUDIO & 
MAINTENANCE 
ADDITION) 

1,690 N/A Same 1,690 N/A Same -1,690No 
Change 

-1,690No 
Change 

 

 
    

EXISTING 
AREA 
(SF) 

 
PROPOSED 

AREA 
(SF) 

NET CHANGE 
FOOTPRINT 

(SF) 

NET 
CHANGE 

AREA 
(SF) 
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LANDSCAPE N/A N/A 259,280 197,040  -62,240 
PAVING)) N/A N/A  80,380 SF 115,670  +35,280 
   EXISTING   PROPOSED    
PARKING  N/A N/A 2143 

SPACES 
285 SPACES 
(+5 
w/stacked 
parking) 
 

 +76 

Rehearsal/Recital Hall (Reconstruction of Hahn Hall – formerly Abravanel Hall) 

Hahn Hall (formerly Abravanel Hall (the main recital hall) would be was reconstructed, featuring 
raked, fixed seating with a maximum permanent seating capacity of 300 plus allowance for an 
additional 50 removable seats during the summer season only. Under this CUP revision, the 
fixed seating in Hahn Hall will be increased from 300 to 350 and there will no longer be a need 
to set up removable seats in the summer. The number of permanent seats in Yzurdiaga Hall 
(formerly Stewart Hall) shall be decreased from 92 to 42 seats. No more than 300330 of the 
total 350 seats shall be sold to/used by the public4.  The hall would have improved acoustics, 
optimized for chamber music and would remain the indoor venue with the largest seating 
capacity. The MAW will continue to schedule events off-site that will be attended by more 
members of the public than the maximum allowed in the replacement hall. 

[COMPLETED] Based on the County’s methodology for calculating building height; the existing 
building is 34.8 feet. Because there is a 25-foot height limitation in this zone district, pursuant 
to Section 35-172.12 of the Coastal Zoning ordinance, this revised CUP includes approval of a 
modification to allow the reconstructed hall to remain at its current height, as the proposed 
changes to the hall will not alter the existing exterior roof height in any way. The finished floor 
elevation of the lower lobby for both the existing and reconstructed recital hall will be at 
approximately the same elevation. 

[COMPLETED] Parking 

A new expanded parking area is included in the northwest corner of the property. A total of 285 
parking spaces plus 5 additional spaces using stacked parking (see Civil Plan) are included, most 
will be located in the northwest portion of the property. 

[COMPLETED] Wood Practice Studio Replacement Building (Instructional Building) 

                                                 
3 The 214 spaces include the 31 temporary parking spaces approved in the northwest corner. Use of the temporary 
gravel parking area is proposed to continue until the new parking is developed. 
 
4 The public is anyone who is not a student, faculty, or staff, including, but not limited to MAW donors, students’ 
friends and family, etc. 
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Wood 2 practice studio building will be removed and replaced with a new instructional building 
which will provide expanded and improved practice studio spaces for individual students and a 
range of ensembles, including vocal students’ preparation for opera performance.  The height 
of the new building will be 25-feet. The new Instructional building would be lower in height 
(above sea level) than Miraflores, to which it will be linked (via the proposed student services 
building). (The floor plans, including specific uses and spaces specified for the new Instructional, 
Practice Studio and Student Services Buildings, may be rearranged within these three buildings 
as part of the final building plans, to reflect the physical revisions to these buildings during the 
MPC hearings on the project.) 

[CONSTRUCTION ELEMENT COMPLETED] Student Services (Link building between the new 
Instructional Building and Miraflores) 

Linking the proposed Wood Replacement/Instructional Building with the main house 
(Miraflores) is a building dedicated primarily to administrative offices supporting student 
services. The student services building (Luria Education Center) will include a basement storage 
area, a catering kitchen (not an industrial or commercial type of kitchen) and a faculty and 
student dining area. The Music Academy will continue to have all meals catered under the 
proposed plan (caterers typically prepare food off-site, but some limited on-site food 
preparation is permitted). Catered meals will be provided to Music Academy students, faculty 
and staff as well as to those groups attending some of the permitted activities on-site 
(meetings/seminars, non-profit benefits, and MAW administrative functions such as Council 
dinners etc.) When these aforementioned activities are not occurring, the kitchen uses and 
foodstuffs will be limited to a typical office lounge (popcorn, heating or keeping cold food 
brought from home, etc.) The dining room will not be open to the general public and the 
improved MAW facilities will not serve as a restaurant or snack bar to the general public. 
(Caterers will be used to provide and serve food on-site. The MAW will not hire a chef or other 
kitchen employees to staff the kitchen/dining facilities). For specific allowances /restrictions for 
the kitchen/dining facilities, refer to condition of approval 40. 

In joining together the Instructional Building, Miraflores, the Student Services Building, and the 
new Practice Studio Building, a new “interior” courtyard is created in the heart of the campus. 
Outdoor MAW gatherings could occur here in an insulated and well-screened area. (The floor 
plans, including specific uses and spaces specified for the new Instructional, Practice Studio and 
Student Services Buildings, may be rearranged within these three buildings as part of the final 
building plans, to reflect the physical revisions to these buildings during the MPC hearings on 
the project.). 

[COMPLETED] New Practice Studio Building 

A new, larger practice studio building is included in the area where the existing Wood 1 practice 
studio building is located. This structure will contain approximately 20 teaching studios, 
ensemble rooms and individual practice rooms.  A residential unit to replace the one being 
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removed from Wood 2 will also be located in this structure. (The floor plans, including specific 
uses and spaces specified for the new Instructional, Practice Studio and Student Services 
Buildings, may be rearranged within these three buildings as part of the final building plans, to 
reflect the physical revisions to these buildings during the MPC hearings on the project.). 

New Storage & Maintenance Buildings  

A 1,610 SF structure is proposed in the northwest portion of the site and will be used for 
campus maintenance and storage. The building will have a maximum height of 18.6-feet.  A 
storage building of 1,380 with a height of 13-feet is proposed between the Rack and Treasure 
House at the toe of the slope on which these buildings are located. 

Operational Changes 

The physical changes described above are intended to improve the quality of the existing 
instructional, practice and performance facilities on the MAW campus and to accommodate 
instruction for all 150175 summer students at the project site. The revised CUP maintains the 
same total number of students in the summer program, but will relocate primary instruction for 
the vocal and vocal accompanying students from Cate to the MAW campus.  

1. Revise the project description condition (#1), to reflect the revised CUP approval;  

2. Eliminate weddings Allow a maximum of 15 Significant Life Events (SLEs) as a permitted 
use onsite per year. Examples of SLEs include weddings, memorial services, 
quinceaneras, birthday and anniversary celebrations, bridal/baby showers and other 
individual private parties; 

3. Reception attendance related to each SLE shall be limited to 225. 

4. SLEs may take place in any appropriately-sized indoor space, with the exception of Hahn 
Hall. Outdoor amplified spoken voice and unamplified/acoustic music shall be limited to 
the following areas: Zone 1 Anne’s Garden, Zone 2/2.5 Holden Encore Society 
Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams Garden, Zone 5 Kuehn 
Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 11 Kinnear Fountain. 

5. The SLE facility renter shall provide a monitor dedicated to ride share assistance at the 
end of each event to decrease the potential neighborhood nuisance caused by 
lost/confused drivers. Note: ride share drivers’ ability to locate the correct entrance to 
the MAW is often dependent on how the rider(s) enter(s) their pick up location into the 
ride share app.  

6. The following tools for self-management of sound levels shall be implemented for SLEs 
with outdoor amplified spoken word and/or unamplified/acoustic music:  
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a. Facility renter must provide personnel to manage each SLE. The manager(s) shall 
be present from set up to break down of event, shall not be considered a guest, 
and shall not drink alcohol during the event. 

b. At Zones 1, 3, 4, and 5 (i.e., areas near the southern property lines): acoustic 
music programming, and/or amplified spoken voice shall be limited to no more 
than two hours total. 

c. At Zones 2, 2.5, 7, and 9: acoustic music programming and/or amplified spoken 
voice shall be limited to no more than four hours total. 

d. Outdoor amplified sound for SLEs shall be limited to spoken voice. 

e. PA systems shall be pointed away from neighbors whenever and wherever 
possible. 

f. SLEs shall only occur within the hours of 9:00 AM to 10:00 PM. Guests and 
related vehicle traffic shall vacate the site by 10:30 PM. 

g. Outdoor amplified spoken word and/or unamplified/acoustic music related to 
SLEs shall end no later than 9:00 PM. 

h. A MAW staff member shall be designated as a point-of-contact for any potential 
neighbor concerns. 

i. An additional MAW-approved security officer shall be present for the duration of 
all SLEs to help ensure that guests comply with MAW policies and requirements. 

7. Amplified music shall be limited to indoor locations in Lehmann Hall or Weinman Hall 
and shall commence no earlier than 4:30 PM and end no later than 9:00 PM. 

8. Increase the total allowances of use of amplified spoken voice from twice per calendar 
year to 17 per calendar year.  

9. Parking shall be limited to the MAW parking lots. 

10. Allow meetings/seminars and non-profit events, taken together, to total no more than 
41 events and limit these to the non-summer season. Public attendance at these events 
shall be subject to and included within the campus-wide attendance caps: any given 
time (330410), daily (900) and non-summer season (25,000) limitations annual (47,000), 
with the exception that meetings/seminars shall be restricted to no more than 175350 
participants/event (consistent with historic levels); and  
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11. Upon completion of on-site parking improvements (290 spaces), p Project related 
parking demand shall be accommodated on the project site (not in overflow lots or on-
street).  

Attendance Limitations 

In addition to Hahn Hall (formerly Abravanel Hall), the other existing indoor venues that can 
accommodate group gatherings are two large rooms in Marilyn Horne Main House (formerly 
Miraflores) that will remain (, Lehmann Hall and Yzurdiaga (formerly Stewart Hall) and one in 
the Wood studio building (Singher Studio) Weinman Hall in the Luria Education Center 
(formerly Instructional Building/Lehrer Studios)., which will be removed with the demolition of 
the Wood practice studio building. Singher Studio will be replaced by two larger rooms in the 
proposed Instructional Building. During the summer, one of these new rooms is proposed to 
normally be reserved for use by the vocal students for the blocking of operas (rehearsing where 
to stand on the stage) and vocal instruction and orchestra practice will take place in the other 
room. During the non-summer period, these rooms can be used for instruction, practice, 
rehearsals, auditions and meetings associated with music. The rooms/spaces in the Luria 
Education Center building complex shall be used for musical practice, instruction, auditions, 
rehearsals, meetings and other performing arts uses (dance) and wellness activities (yoga, art, 
etc.) Rental of these spaces to others for these same activities will also be permitted. 
Performances shall not take place in these buildings, except as allowed below. These 
restrictions shall apply throughout both the summer and non-summer seasons except as 
allowed below. The exception to the above restriction is that during the summer season (only), 
the two largest spaces/venues in these buildings (referred to as the Opera Studies Workshop 
and the Orchestra Rehearsal Room) may be used for performances/Master Classes. 

The maximum allowable capacities of the proposed venues are identified in table below.  

 
 

Venue  
 Floor Area 

(SF) 
Maximum Allowable 

Seating Capacity  
Hahn Hall (formerly Abravanel Hall) 14,130 350 MAX 

(300350 fixed public seats 
+50 removable seats - no 

more than 300330 seats for 
public use/sale)  

Lehmann Hall 1,761 195 
Yzurdiaga (formerly Stewart Hall) 972 9242 

Instructional Bldg Lower Level 1,800 171 
Instructional Bldg Upper Level  2,700 257 

New Practice Studio Building Rooms N/A N/A 
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Master Plan Maximum Indoor Seating 
Capacity with Public Attendance Caps 

(330410-Any-Given-Time Public 
Attendees) 

(with 50 removable seats in Abravanel 
Hall for summer use only) 

 330 max public attendees  
(Summer & Non-Summer)  

Attendance shall be limited through restrictions on the maximum number of members of the 
public who can be on the Academy campus. Faculty, staff, summer music program students, 
performers and non-staff attendees at administrative activities on-site (including volunteers) 
will not be counted toward the proposed maximum attendance limits. Fundraisers shall be 
subject to the any given time, daily and seasonal annual attendance caps and are not 
considered administrative functions. The exception to this is the one day fundraiser to be held 
during the non-summer period, which is not subject to any of the attendance caps.   

The specific public attendance limitations proposed are as follows: 

1. Any given time (330410) - this will apply to either individual or conjunctive use of 
multiple venues on-site (indoor and outdoor).  

2. Daily 900; and  

3. Annual (47,000) based on the following seasonal attendance caps:   

a) Summer (22,000) 
b) Non-Summer (25,000) season   

 
a) Figures do not include faculty, staff, students, other performers or employees or people 

attending administrative functions. 
b) To avoid parking and other conflicts, special administrative functions (board meetings, 

dinners, etc.) shall not occur concurrently with high attendance events. Therefore, 
administrative activities are not expected to increase occupancy of the site over and 
above the proposed any-one time attendance maximum. Also, special administrative 
functions are not be subject to the daily, seasonal at any given time and annual 
attendance limits either under baseline conditions or the proposed project scenarios 
(Fundraisers shall not count as administrative functions). 

c) Seasonal attendance caps  limit the number of days where the daily maximum could be 
reached.  

d) The new summer public attendance caps will result in a 39% increase in public audience 
members (est. 15.5% increase in traffic) for the summer period. 

e) When more than 95 performers and staff are present for a maximum capacity non-
summer event, staff or performers above this number shall be bused to the MAW 
campus. 
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These limitations shall apply to all activities and events conducted on campus and shall apply 7 
days a week. Any exceptions to these limitations are identified below.  

[COMPLETED]The Music Academy shall not seek an upward revision of the maximum 
attendance caps for a period of at least ten (10) years from the date of occupancy of the 
student services, instructional, or practice studio buildings. 

Non-Summer Season 

The proposed typical non-summer attendance limit activities shall include participants at both 
conservatory activities (musical classes, rehearsals, recitals, recording and concerts, classes and 
meetings sponsored by the Music Academy related to education in music, meetings related to 
music not sponsored by the Music Academy), MAW fundraisers, and rental activities (meetings, 
seminars, and non-profit benefits). The rental activities/special events (seminars, meetings, non-
profit benefits and educational programs in the arts5) shall only occur during the non-summer 
season.  

Existing audience attendance in the non-summer season has been reducedlimited under this 
permit to provide assurance to the community that the Academy does not become a 
commercial endeavor. Activities subject to the attendance limitations shall include all music 
conservatory activities associated with the Music Academy, community groups, and other 
members of the public (e.g., concerts, meetings related to music, rehearsals, workshops and 
instruction, public use of practice studios, recording sessions, etc.,) and all special events/rental 
activities (conferences, meetings, seminars, non-profit benefits, educational programs in the 
arts). Special events/rental activities shall be permitted as follows:  

1.  Seminars/meetings and non-profit benefits, taken together, shall be restricted to a total 
of 41 events, subject to, and included within, the campus-wide attendance restrictions. 
The exception to this will be that the seminars and meetings will be further restricted to 
the historic maximum of no more than 175350 participants per activity/event. 

2.  Educational programs in the arts are be subject to the attendance caps, with all non-
summer students, faculty, and/or instructors (other than those performing at a concert) 
counted toward the maximum attendance limitations. 

3. Weddings shall not be a permitted use. Significant Life Events (e.g. weddings, memorial 
services, quinceaneras, birthday and anniversary celebrations, bridal/baby showers and 
other individual private parties. 

                                                 
5 Educational programs in the arts are defined as “programs or classes in the performing arts that are not 
sponsored or directed by the Music Academy.” 
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4. Studio rentals for music and other artistic and wellness activities (e.g. yoga, art, dance, 
performing arts, wellness)6. 

Music Academy administrative activities will remain unchanged under the new permit and are 
specifically not included within these attendance limits. However, the Academy shall schedule 
any special administrative activities7, such that they shall not occur at the same time as large 
events on-site. The intent of this is to avoid the combination of event and administrative 
attendance at levels that would challenge traffic circulation and on-site parking demand or that 
will create other logistical problems.  

Summer Season (8 weeks, mid-June to mid-August) Site Attendance Maximums  

The attendance maximums for the summer season shall not include up to 89 staff/faculty 
(including all conservatory, administrative, maintenance, service and other staff), up to 150175 
students/performers, or attendees at administrative activities on-site such as MAW board 
meetings, auxiliary meetings, council dinners, etc. As with the non-summer period, Music 
Academy administrative activities shall remain unchanged under the new permit and shall not 
be included within the proposed attendance limits. However any special administrative 
activities8, involving greater numbers of people, shall not occur at the same time as large events 
on-site. Fundraisers, subject to the any given time, daily and seasonal annual attendance caps 
may occur during the summer. However, the one day per year fundraiser, which is not subject 
to the attendance caps as well as rentals, special events, and non-profit benefits shall not occur 
during the 8-week summer season.  

Attendance at the Music Academy's Summer Festival shall be limited to a total of 22,000 
persons. 

The Music Academy shall provide a copy of its Summer School and Festival program to the 
owners of 87 Butterfly Lane upon their request, as well as notification of all special events 
exceeding 250 participants. 

Summer Instructional Program 

                                                 
6 The other non-conservatory uses allowed on-site shall be limited to meetings, seminars, non-profit benefits, 
educational programs in the arts, MAW administrative functions, maintenance activities, fundraisers subject to 
attendance caps (except one day per year not subject to the caps) and the resale shops (as conditioned). Inclusion 
of an accessory musical component in an activity other than the above allowed uses shall not convert a non-
permitted use to a permitted use simply because music has been included (e.g., rental for a reception which has 
musicians for entertainment).   
7 Defined as administrative activities, such as board meetings, auxiliary member meetings, etc., which involve 
more people than regular staff activities.  
8 Defined as administrative activities, such as board meetings, auxiliary member meetings, etc., which involve 
more people than regular staff activities. 
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Reconstruction of Hahn Hall (formerly Abravanel Recital Hall): A renovated recital hall is 
proposed to will enhance the educational experience of the students as well as improve the 
facilities for MAW patrons and the public. Off-Campus Master Classes: The MAW will continue 
to schedule selected Master Classes off campus, as necessary (e.g., to accommodate a concert 
with more public attendance than is permitted on-site and/or in specific venues on-site). 

Summer School: Instructional activities for the Summer School consist of individual and group 
instruction, individual and group rehearsals and practice sessions, orchestra rehearsals (no 
orchestra performances), and other school activities. The 150175-maximum number of 
students in the overall summer music program shall not change under the revised CUP. 
However, up to 509 vocal and vocal accompanying students, that have received primary 
instruction at Cate SchoolWestmont College, shall receive all instruction at the Music Academy 
upon completion of new facilities onsite.  Following project implementation, all 150175 
students will receive both lunch and dinner (catered meals, not prepared on-site) at the Music 
Academy campus. The number of vocal and instrumental students is to be determined by the 
MAW, but cannot exceed 150175 total students. 

Other Music Academy Operations 

Fundraising Events Open to the General Public (no attendance cap): One, 1-day fundraiser (e.g., 
May Madness) will not be subject to the attendance caps. This event is to take place during the 
non-summer period. Other fundraising activities will be subject to the attendance caps. 

Resale Shop Hours: The hours for the resale shops will be Monday-Saturday, 12:00-3:00 p.m... 

On-Site Residences:  Both the caretaker's residence and an employee apartment (replacing the 
existing apartment being removed in Wood 2) will be retained on site. 

Caretaker residence use allows flexibility of the “caretaker” residential unit in order to provide 
the opportunity for other MAW employees or guests (e.g. visiting artists) to occupy the onsite 
residence located east of the Treasure House. 

[COMPLETED] Modifications to the Coastal Zoning Ordinance Standards 

As discussed earlier in this section, the revised CUP includes modifications to the following 
standards in Article II: 

1. Modification to the 25-foot height limit (Section 35-172.12) for the proposed renovation 
of Abravanel Recital Hall, which will remain at its existing height (34.8 feet). 

                                                 
9 These 50 students would continue to be part of (not in addition to) the 150175 maximum students in the summer 
program. 
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2. Modification to the number of parking spaces required by Division 6 Parking Regulations 
(Section 35-109). The MAW will provide a total of 285 parking spaces (plus 5 more using 
stacked parking) on-site. The Zoning Ordinance will normally require provision of 332 
spaces. 

3. Modification to the side yard setback for the 1-E-1 zone district, to allow parking lot 
paving within two feet of the western property line. 

[COMPLETED] Project Phasing 

The phasing of proposed Master Plan improvements is to be contingent upon several factors, 
with adequate funding a primary consideration. The Master Plan has been conceived as one 
continuous project and ideally will be finished as such. If it is necessary to break the proposed 
development into phases (due to funding or operational issues), the MAW will still complete 
the Miraflores remodel, the Phase 2 components identified below, and grading for Phase 3  
during the first phases of construction.  

Anticipated Phase 1a 

 Miraflores Restoration/Remodel 

Anticipated Phase 1b 

 New Parking Areas 
 New Storage  
 New Maintenance & Storage 
 Main entrance driveway 
 Motor Court 
 Remove Wood 1 and 2 
 New Student Services Building 
 New Instructional Center 
 Realign the internal roadway 
 Remove Harger Studio 
 Install perimeter and interior screening landscaping 
 Grading for the New Practice Studio Building 

Anticipated Phase 2 

 Construction of New Practice Studio Building w/apartment 

Anticipate Phase 3 

 Reconstruction of Abravanel Hall 
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[COMPLETED] Grading 

The preliminary grading and drainage plan (Figure 7) estimates earth work quantities as follows:  

 
Grading/Phasing Calculations 

Phase Cut Fill Export/ (Possible Import) Total 
Construction 
Period 

Duration 
for Grading 
Component 

1a None None None 10 months None 
1b 10,907 10,625 282 (cut) 20 months 

 
6-8 weeks 

2    10 months None 
3 182 45 137 (cut) 10 months 2 weeks 
1-4 Totals  

11,089 
 
10,670 

 
419 (export cut) 

42 months      9-13 weeks 

* Pursuant to the project grading plan, these quantities are approximate in place volumes 
calculated from the existing ground (per topographic contours or spot elevations on the grading 
plan) to the proposed finish grade or sub-grade (per the design surface elevations on the grading 
plan). The quantities have not been factored to include allowances for bulking, clearing and 
grubbing, subsidence, shrinkage, over excavation and recompaction, underground utility and 
substructure spoils and construction methods. (Based on other County projects, staff believes it 
is appropriate to assume that actual quantities may be up to 30% greater than shown, 
particularly with regard to exportation of excess fill material).  

If the funding is available, the total construction period is expected to be shortened, as 
additional equipment and crews will be able to work simultaneously in the various areas of the 
site (Steve Metsch, project architect). The staging area for all construction vehicles will be along 
the northern property boundary near the UPRR right-of-way. Excess fill is proposed to be 
exported off-site using the adjacent railroad right-of-way to access Channel Drive near Cabrillo 
Boulevard, subject to issuance of a right-of-way agreement with Union Pacific. Any use of this 
route for exportation of excess fill or other construction vehicle traffic will reduce construction 
traffic on the immediate neighborhood streets.  

Utilities and Services 

The site is currently served by the Montecito Water District, Montecito Sanitary District, the 
Montecito Fire Protection District, and the Santa Barbara County Sheriff.  The additional 
facilities identified as part of this application will also be served by these Districts.  

[COMPLETED] Short-term Cut-Through Traffic Reduction Program (CTRP) 
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The MAW will take traffic roadway counts in the beginning of their summer 2004 music 
program. In approximately the third week in July 2004, the MAW will implement a simple, 
initial CTRP. This will involve temporary traffic controls, such as person present at the exit 
explaining and handing-out information about not using the MAW private drive as a cut-
through route, closing gates when activities are not occurring on-site, etc.).    

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 of approval below.  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 hereto.  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.  

Within three years after granting this permit, construction and/or the use shall commence. 
(Three years is measured from expiration of a 10 day appeal period, or 10 working days after 
the California Coastal Commission (CCC) receipt of Board of Supervisor’s final action, if 
appealed to the Board of Supervisors.  If appealed to the CCC, the date shall be measured from 
CCC final action. 

2. Any activity, event, use, or development of the site that is not expressly allowed under 
this permit or expressly exempt from CDPs under the Zoning Ordinance shall be and is 
prohibited and that all provisions of the permit shall be strictly construed. Subsequent 
to occupancy clearance, mModifications to the CUP (other than those that would be 
exempt from permits) shall be subject to MPC review and approval. 

Conditions Derived from EIR Mitigation Measures 

Aesthetics 

3. [CONSTRUCTION ELEMENT COMPLETED] Compliance with the Tree Protection Plan 
(Condition 13). The following shall be added to the Tree Protection Plan to reduce 
aesthetic impacts: 

a. The TPP shall emphasize the protection (and retention, where feasible) of existing 
trees and shrubs that are critical to screening the property from off-site (e.g., 
particularly those trees that provide screening of the site when viewed from the 
north and east). In addition, the primary goal of tree maintenance activities 
(trimming, pruning) shall focus on maintaining the long-term health (and retention) 
of the trees. However, wherever possible, the maintenance activities shall also 
consider the goal of maintaining maximum screening provided by tree foliage. 
Trimming or thinning of trees that provide screening as viewed from off-site shall 
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be limited to activities necessary to protect the health of the trees, in response to 
mandatory fuel management standards directed by Montecito Fire Protection 
District, due to serious safety concerns, and/or due to serious threats to structures 
(e.g., significant, unstable limb expected to damage roof of structure, etc.).  

Plan Requirements and Timing: The applicant shall revise the Tree Protection Plan to 
include this requirement and submit this for P&D review and approval prior to approval of 
CDPs. Applicant shall maintain copies of arborist documentation of arborist 
recommendation for tree thinning/limbing for screening trees. P&D shall check the Tree 
Protection p Plan for compliance with this measure.  

MONITORING: Permit Compliance shall site inspect during construction activities to ensure 
compliance. 

4. [CONSTRUCTION ELEMENT COMPLETED] Night-lighting and its intensity shall be 
minimized to the extent feasible for security and safety purposes and night-lighting 
should be reduced following the close of activities on-site any given day. Any exterior 
night lighting installed on the project site shall be of low intensity, low glare design, and 
shall be hooded to direct light downward onto the subject parcel and prevent spill-over 
onto adjacent parcels. The height of night-lighting shall also be minimized to reduce its 
visibility from off-site. This would apply to both the height of light fixtures as well as 
minimizing the location of night lighting in the upper portions structures, particularly 
those at the highest elevations on-site (e.g., recital hall, instructional building). Applicant 
shall develop a Lighting Plan incorporating these requirements and provisions for 
dimming l Lights shall be dimmed after 10:00 p.m., except when activities end at or later 
than 10:00 p.m. For these exceptions, lighting shall be dimmed to the maximum extent 
feasible and at the earliest possible time after 10:00 p.m. At a minimum, the lighting plan 
shall show all proposed lighting on or along structures, roads, walkways, and garden and 
patio areas. Special consideration shall be given to lighting of perimeter development 
and pathways, driveway entrances and exits and all existing and proposed indoor and 
outdoor lighting on the sides of structures facing the property perimeter (e.g., the north 
and east sides of the student services building Luria Education Center and new 
instructional building Lehrer Studio Building and the north sides of the new practice 
studio building Hind Hall and renovated Hahn Hall – formerly Abravanel Hall) as well as 
the northern parking area to minimize visibility from off-site.. Plan Requirements and 
Timing:  The locations of all exterior lighting fixtures and an arrow showing the direction 
of light being cast by each fixture and the height of the fixtures shall be depicted on a 
Lighting Plan to be reviewed and approved by P&D and the MBAR prior to approval of 
CDPs for grading.  

MONITORING:  P&D and MBAR shall review a Lighting Plan for compliance with this 
measure prior to approval of a CDPs for structures or prior to CDPs for grading (if 
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trenching for lighting is required).  Permit Compliance shall inspect structures upon 
completion to ensure that exterior lighting fixtures have been installed consistent with 
their depiction on the final Lighting Plan. 

5. [COMPLETED]Use and approval of earth-tone colors (i.e., colors which blend with 
surrounding vegetation, soils, rocks, etc.,) and muted colors for structural development, 
walls, signs, etc., unless the MBAR and P&D (with architectural historian input) conclude 
that alternative colors would be more compatible with the historic estate setting for 
specific structures. Plan Requirements and Timing: The color of the new storage and 
maintenance buildings shall specifically be considered to minimize the visibility of these 
structures from the north. Colors for all structures shall be reviewed and approved by the 
MBAR and P&D for compliance with this measure prior to approval of CDPs for structures. 
The applicant shall present color boards for the specific structures at the architectural 
meetings and to P&D. Buildings shall be painted prior to occupancy clearance. 

MONITORING: Permit Compliance shall site inspect for conformance to submitted color 
boards during construction activities and prior to occupancy clearance. 

6. [COMPLETED] The landscape plan and tree disposition plan shall be revised to maximize 
the screening ability of site vegetation and to minimize the timeframe for new 
landscaping to provide such screening. At a minimum, the revised landscape and tree 
disposition plan shall include the following: 

a. The plans shall include existing mature trees, perimeter shrubs and historic 
gardens that are proposed to remain as well as new plantings identified in the 
landscape plan. The Music Academy shall include in its landscape plan the 
installation and maintenance of irrigation for the hedge along the northerly 
boundary of the Music Academy property which abuts 87 Butterfly Lane, which 
installation shall occur concurrently with the planting and irrigation of trees 
along the northerly perimeter of the site abutting 87 Butterfly Lane pursuant to 
Condition No. 14. Normal maintenance activities are expected, however, tree 
maintenance trimming should not exceed that explicitly recommended for tree 
health by the arborist and vegetation modification for fire fuel management 
purposes should not exceed that explicitly required by the MFPD10, as these 
activities also reduce vegetative screening of the site. This should be noted on 
the landscape plan as well as in contracts for any landscape maintenance, tree 
service work, or related work on-site.   

                                                 
10 MFPD will limit fuel modification north of the instructional building to removal of decadent (dead) vegetation 
and to limbs of live foliage extending within 10 feet of the building (per 5/11/04 Jim Langhorne site visit and 
5/27/04 MFPD letter). 
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b. An attractive, hardy, drought resistant vine should be planted to screen all portions 
of the proposed storage and maintenance buildings, which would be visible from 
Hwy 101. This vine treatment shall also be considered for portions of all new 
structures in the Master Plan that would be visible from off-site (subject to MBAR 
review and approval), at least until other proposed landscaping reaches sufficient 
height to provide screening for these buildings (and taking into account proposed 
regular pruning and trimming of the eucalyptus windrow along the northern 
property line).  

c. Screening landscaping shall be incorporated along the northern property line and 
the northern portion of the western property line and additional parking lot trees 
shall be added (with the goal in the parking lot area of accomplishing 50% canopy 
cover in 10-12 years) to provide screening from the north, to minimize the effects 
of night lighting in the parking area, as well as to break up the expanse of parking 
area as viewed from the historic property interior.   

d. Clinging vines and/or vertical planting shall be provided on trash enclosure walls 
and any other masonry walls where appropriate, as determined by MBAR and 
P&D, to soften the visual effects of the structures and to discourage the 
occurrence of graffiti.   

e. A six foot wall or fence shall be installed along the eastern property line, between 
the northeast corner and the exit driveway, to provide visual screening and so 
avoid land use conflicts (e.g., vehicle headlights in the new parking area shining 
onto the residential properties to the east).).   

f. The largest feasible size of replacement plantings (for trees, shrubs: 15 gallon 
minimum, but also using 24-inch+ box sizes) and/or fast growing plants from the 
landscape plan palette shall be incorporated into the landscape plan where 
screening or immediate visual effect are at issue. This may include, but would not 
be limited to ,inclusion of vines on structures that would be visible from off-site and 
specific (new) tree locations where the short-term screening11 is more critical than 
long-term growth due to other existing and proposed plantings in the immediate 
area (e.g. loss of windrow eucalyptus and need for immediate replacement for 
screening).  

g. The final landscape plan shall augment landscaping near the proposed 
emergency access on Fairway to minimize views into the site. 

                                                 
11 Sometimes installation of larger trees addresses short-term screening, but installation of smaller plantings may 
result in faster establishment and overall growth. 
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h. Vines shall be planted on the roof of Hahn Hall (formerly Abravanel Hall) in a 
manner which allows them to “spill” over the top of this structure (or 
alternatively, vines may be designed to grow up Abravanel Hahn Hall from 
plantings on the northern face balcony). The goal of placing vines on the north 
face of Abravanel Hall would be to provide screening of the structure from the 
north, until new plantings north of the new parking area are mature. The vines 
would serve to break up the massing and to provide partial screening of this 
structure as viewed from off-site.  

i. The final landscape plan shall include additional trees or shrubs between the 
western property line from Fairway Road to the northern extent of the El 
Montecito Verde condominiums and the entrance drive. 

j. Additional trees (and potentially shrubs) consistent with the historic designed 
landscape (possibly acacia, oaks, pittosporum) shall be planted between the 
reflection pool garden and any new access road to the west of this garden to 
ensure its screened setting is maintained.  

k. Protection of the existing trees and planting of additional trees and shrubs north 
of the instructional building and east of the student services building shall be 
emphasized to provide maximum screening of these new structures from off-
site. Planting of additional screening vegetation on the slope above the exit drive 
and on the slope west of Butterfly Lane shall begin no later than the fall of 2004., 
in coordination with the project landscape architect and an arborist, butterfly 
expert and architectural historian with landscape expertise. These experts shall 
be consulted to review proposed plantings consistent with project conditions 
that address new plantings on-site (e.g. tree protection plan, landscape plan, 
butterfly enhancement plan, perimeter landscaping requirements, and 
requirements that address the historic nature of the site landscaping). The 
applicant shall document these plantings and shall identify the plantings on the 
proposed final landscape plan (when applying for project CDPs). (This planting 
would occur prior to the MAW applying for CDPs for Master Plan 
implementation and a separate CDP would not be required for installation of 
these plantings).  

Plan Requirements/Timing:  Prior to approval of CDPs for grading, the applicant/owner 
shall enter into an agreement with the County to install required landscaping and water-
conserving irrigation systems and maintain required landscaping for the life of the 
project. The applicant shall also submit four copies of a final landscape and water-
conserving irrigation plan to P&D for review and approval.   Prior to occupancy 
clearance, landscape and irrigation shall be installed.  
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MONITORING:  Prior to occupancy clearance, Permit Compliance staff shall photo 
document installation. Permit Compliance staff shall check maintenance as needed.  
Release of any performance security requires Permit Compliance signature. 

7. Future structures shall not exceed the heights (including maximum height above sea 
level as indicated by story poles erected prior to the MPC hearing of 5/19/04) or the 
overall sizes of structures identified in the project description and on the project plans. 
Post discretionary approval changes to proposed building heights which do not exceed, 
but rather reduce the heights or sizes identified in the project description and on the 
project plans would also be acceptable. Plan requirement: This measure shall be 
included on building plans.  Timing:  Plans shall be submitted prior to approval of 
Coastal Development Permits for structures. 

MONITORING:  Height of building(s) shall be checked by Building and Safety during 
frame/inspection approval. 

8. [CONSTRUCTION ELEMENT COMPLETED] The graffiti on the remaining section of the 
northern wall shall be removed and the wall shall be painted in a color which blends in 
with the surrounding landscape. This wall shall be repainted within 72 hours, as 
necessary, if there is new graffiti in the future. If feasible, this wall section shall also be 
planted with a vine to reduce re-occurrence of graffiti or the wall may be permanently 
removed subject to compliance with tree protection measures and replaced with a vine 
covered fence, railing, or wall. Plan Requirement/Timing:  The applicant shall submit 
proposed wall color for review and approval by MBAR and P&D and shall subsequently 
submit photo-documentation to show that this measure has been implemented prior to 
approval of CDPs for structures.  

MONITORING:  P&D shall site inspect. If new graffiti is observed, Permit Compliance 
shall direct Music Academy to repaint this wall section 

Air Quality 

9. [COMPLETED]  If any portion of the project site is graded and left undeveloped for over 
30 days, 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 the Air Pollution Control District 
and/or P&D. 
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If grading activities are discontinued for over six weeks, applicant shall contact both 
Permit Compliance staff and the Grading Inspector to site inspect revegetation/soil 
binding. Plan Requirements: These requirements shall be noted on the grading plan.  
Timing:  The final grading plan shall be submitted to P&D for review and approval prior 
to approval of CDPs for grading. 

MONITORING:  Permit Compliance staff and Grading Inspector shall perform periodic 
site inspections. 

10. [COMPLETED]  Dust generated by the development activities shall be retained onsite 
and kept to a minimum by following the dust control measures listed below.  Reclaimed 
water should be used whenever possible. 

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. (Wetting 
of soil shall be sufficient to minimize dust only and should not be to an extent 
that soil is washed off the site or into storm drains). 

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 morning 
and after work is completed for the day and whenever the wind speed 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. 

d) Trucks transporting soil, sand, cut or fill materials and/or construction debris to 
or from the site shall be tarped from the point of origin. 

e) The contractor or builder shall designate a person or persons to monitor the dust 
control program and to order increased watering, as necessary, to prevent 
transport of dust 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 P&D and the Air Pollution Control District prior to 
land use clearance.   

Plan Requirements: All requirements shall be shown on grading and building plans prior 
to approval of CDPs for grading.  Timing: This condition shall be adhered to throughout 
all grading and construction periods. 
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MONITORING: P&D shall ensure measures are on plans.  Permit Compliance, Grading, 
and Building inspectors shall spot check; Grading and Building shall ensure compliance 
on-site.  Permit Compliance and APCD inspectors shall respond to nuisance complaints.    

11. [COMPLETED] The applicant shall secure a Right-of-Way Agreement from the Union 
Pacific Railroad, if UPRR will grant such access for a 90-day period and, if available, an 
extension at a reasonable cost.  Plan Requirements and Timing:  Prior to approval of a 
Coastal Development Permit for grading, the applicant shall provide P&D with a copy of 
the Right-of-Way Agreement for access purposes, indicating ability to utilize the railroad 
right-of-way to export fill offsite (for a minimum 90 day period). Large truck deliveries of 
building supplies shall also utilize this access while it is available. 

MONITORING:  P&D shall ensure the Agreement has been secured. 

Archaeology 

12. [COMPLETED] All contractors and construction personnel shall be alerted to the 
potential for disturbing unknown archaeological artifacts and remains during grading.  In 
the event archaeological remains are encountered during grading, work shall be 
stopped immediately or redirected until a P&D qualified archaeologist and Native 
American representative are retained by the applicant to evaluate the significance of 
the find pursuant to Phase 2 investigations of the County Archaeological Guidelines.  If 
remains are found to be significant, they shall be subject to a Phase 3 mitigation 
program consistent with County Archaeological Guidelines and funded by the applicant.  
Plan Requirements/Timing: This condition shall be printed on all building and grading 
plans. 

MONITORING:  P&D shall check plans prior to issuance of Coastal Development Permits 
for grading and shall spot check in the field. 

Biological Resources  

13. [COMPLETED] A Butterfly Habitat Restoration and Enhancement Plan shall be prepared by 
a P&D approved monarch butterfly specialist in coordination with the preparer of the 
landscape plan. This plan shall be included as a separate component of the final landscape 
plan. The goal shall be to plant a circle of tall trees that enclose an open space, generally on 
the south and east sides of Miraflores. The maximum area shall be restored and enhanced 
on this slope (the restoration area shall not be limited by the designated area on the 
preliminary landscape plan).  

a) The plan shall be coordinated with the Montecito Fire Protection District (MFPD) to 
ensure that fire safety vegetation clearance is accounted for and designed into the 
proposed planting program. The specific plantings shall also be discussed with MFPD as 
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proper placement (in relation to structures) may minimize the need for extensive 
pruning and other maintenance activities. In order to ensure coordination, the 
applicant shall provide written documentation from Montecito Fire Protection District 
stating specific requirements for tree trimming in this area following a meeting with 
the Music Academy and a specialist on monarch butterflies, acceptable to the County. 
To ensure that habitat enhancement is maximized in this area, vegetation clearance for 
fire safety shall not exceed the requirements identified by MFPD; 

b) Approximately 10 eucalyptus trees or other trees including oaks, sycamores, ironwood 
bay trees or other trees deemed acceptable by the monarch specialist and P&D shall be 
planted in front of the existing eucalyptus row, behind (south and east of) Miraflores to 
provide adequate density;   

c) The slope plantings shall be planted in a manner that will contribute to the creation of 
a protected circle; 

d) Additional eucalyptus or a combination of sycamores, tall coast live oak trees or other 
tall trees identified in b) above shall be incorporated to increase the density of trees in 
this area; 

e) Trimming of trees and shrubs near Miraflores to allow ocean views shall be prohibited, 
given this area’s designation as a butterfly enhancement area. Trimming in this area 
would run counter to this goal. Trimming shall only be allowed to address mandatory 
Fire District requirements and/or to address imminent health threats to the trees (as 
identified by an arborist report). In the unlikely event that trees must be substantially 
trimmed or removed to address imminent health threats (e.g., concern that the tree 
likely to fall on the structure), replacement trees shall be planted; 

f) The enhancement area shall be planted in a manner which provides for a perimeter of 
dense, tall trees; 

g) Some of the new trees in the enhancement area (5-10% of total trees in this area, or as 
determined appropriate by P&D biologist) shall be larger, 24-inch box trees that have 
been shaped for height to accelerate immediate replacement of foraging and nesting 
habitat on-site for smaller bird species and roosting habitat for monarch butterflies. It 
is understood that the majority of trees planted would be from smaller containers, 
which provide benefits over the long-term. The restoration plan shall specify the type 
and size of trees to be planted, taking into account the proposed planting location and 
species;  

h) Where space permits, the landscape plan shall be modified (and expanded in area) to 
include more clusters or groves of native plantings to enhance their habitat value. This 
is particularly applicable on the slope areas south and east of Miraflores, where there 
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may be room to cluster more oaks adjacent to existing oaks. In addition, native under-
story plants (e.g., groundcovers and low-growing shrubs) could be used to increase 
habitat complexity and diversity (i.e. value to wildlife) and to help compensate for the 
fact that space will not allow a replacement ratio of 3:1 for non-native trees. It is 
possible to accommodate this goal as well as maintaining a butterfly enhancement 
area that includes tall trees on the perimeter and a sort of opening in the center, a 
typical component of monarch aggregation sites.  The density, species, and long-term 
maintenance in this area should ensure this area would not become overgrown, 
consistent with the goal of re-establishing habitat for monarch butterflies in this area; 

i) A P&D qualified arborist or biologist shall oversee such installation; 

j) The applicant shall meet with the Park Department to determine the feasibility of 
providing off-site plantings (e.g., at Lookout Park) to address cumulative loss of 
monarch butterfly habitat.  This could potentially involve planting of both trees and 
milkweed; and 

k) Long-term maintenance requirements shall be specified to include on-going, 
periodic monitoring and weeding out of detrimental invasive species in the butterfly 
enhancement area.   

Plan Requirements and Timing: The applicant shall submit the revised Landscape Plan, 
including the Butterfly Habitat Restoration and Enhancement Plan component for P&D and 
MBAR review and approval prior to approval of CDP for grading.   

MONITORING: Permit Compliance shall site inspect to ensure implementation of plan as 
approved.  

14. [COMPLETED] A tree protection and replacement program, prepared by a P&D-
approved arborist/biologist shall be implemented.  The program shall incorporate all 
protection and mitigation measures identified in the Bill Spiewak reports dated January 30, 
2003, September 7, 2003, April 2, 2004 and May 18, 2004. These measures include, but are 
not limited to requirement for root pruning and irrigation in the winter of 2004 for trees 
with grading to occur within the critical root zone, such as some trees north of the new 
instructional building, Miraflores, Abravanel Hall, the new parking areas and south of The 
Rack). Tree removal shall be minimized wherever possible. The plan shall further include, 
but not be limited to, the following components:  

A. Program elements to be graphically depicted on final grading and building plans: 

a) The location and extent of dripline for all trees and the type and location of any 
fencing. Trees located beyond 50 feet of proposed construction and staging 
activities may be shown with overall canopy and then size, type and number of trees 
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simply listed for the canopy area). The critical root zones of trees located within 50 
feet of construction activities shall be determined by an arborist and indicated on 
plans. The existing tree disposition plan shall be updated accordingly.  

b) Construction envelopes shall be designated (fenced or otherwise clearly demarked 
in the field) to clarify the boundaries of the development area and to avoid damage 
to protected trees12 and other vegetation on-site. All ground disturbances including 
grading for buildings, access-ways, easements, subsurface grading, sewage disposal 
and well placement shall be prohibited outside construction envelopes.   

c) Equipment storage and staging areas shall be designated on approved grading and 
building plans, preferably within existing paved areas of the site (but outside of the 
easement along the exit drive) to avoid damage to protected trees. Special 
consideration shall be given to proposed construction access for trucks using the 
UPRR right of way with regard to protection of the eucalyptus trees. 

d) Paving shall be pervious material wherever possible (e.g., gravel, brick without 
mortar) where access roads or driveways would be extended to encroach within the 
critical root zones of protected trees, except where roots will already be cut for 
project development and would be unlikely to grow back into these areas (e.g., the 
northern parking lot) as determined by the arborist.  

e) Permanent tree wells or retaining walls to protect trees in proximity to grading work, 
new fill material, or changes in drainage shall be specified on approved plans and shall 
be installed prior to approval of Coastal Development Permits for project 
grading/construction activities.  A P&D qualified arborist or biologist shall oversee 
such installation. 

f) Drainage plans shall be designed so that tree trunk areas are properly drained to 
avoid ponding.  These plans shall be subject to review and approval by P&D or a P&D 
qualified biologist/arborist. 

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

h) All access improvements (e.g., along the allee, northern parking area, new service 
turn-out, etc.) shall minimize tree removal to the maximum extent possible. If a new 
return lane to Fairway is ever added pursuant to direction at MPC compliance 
hearings (to address CTRP) ,  this lane would have specifically limited use (for 
returning vehicles unrelated to the Music Academy back onto the public road) and, 

                                                 
12 “Protected” trees are defined as those not identified for removal or transplanting. 
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therefore, would not be subject to standard roadway design standards. Therefore 
any future lane construction shall be designed to absolutely minimize any tree 
removal.   

B. Program elements to be printed as conditions on final grading and building plans: 

a). All replacement trees shall be identified as to species, size and location on the final 
landscape plan. Any performance securities required for installation and 
maintenance of the replacement trees identified in the proposed landscape plan will 
be released by P&D after its inspection and approval of such installation.  A drip 
irrigation system with a timer shall be installed. Trees shall be planted prior to 
occupancy clearance and irrigated and maintained until established (five years).  The 
plantings shall be protected as necessary (e.g., gopher fencing) during the 
maintenance period. 

b). It is acknowledged that the standard tree replacement ratios of 10:1 for native trees 
and 3:1 for non-native trees cannot be accommodated on-site given the extensive tree 
removal proposed on-site. However, the landscape plan shall maximize the number of 
replacement trees to be replanted on-site as well as the size of the replacement trees 
(only where immediate visual screening is an issue). Non-native trees removed can also 
be replaced with natives, except in area(s) proposed for restoration for monarch 
habitat or where specific non-native species have been identified as replacement trees 
to address specific aesthetic or historic impacts (as identified in the aesthetic and 
historic resource sections’ mitigation measures). If unanticipated damage or loss of 
trees results from construction activities, these trees shall be replaced at the standard 
ratios identified above. 

c). Tree removal shall be timed to avoid the period of peak breeding activity for birds. 
Therefore tree removal shall be limited to late July through early February. This 
condition shall be re-visited in the unexpected event that monarch butterflies return to 
roosting on-site. If this occurs, the site would need to be carefully monitored to 
determine the extent to which trees on-site are providing habitat for birds and 
monarch butterflies and tree removal timing revised accordingly. 

d). No grading (any earthwork activities) or development shall occur within the critical 
root zones of protected13 trees that occur in the construction area, except as 
identified in the Board of Supervisors approved plans. Where grading, trenching, or 
other earthwork activities would occur within the critical root zone (as established 
by a qualified arborist and indicated on the grading plans), the arborist shall be 
present during earthwork to determine the best way to accomplish necessary 
grading, while protecting the health of the tree to the maximum extent feasible. 

                                                 
13 Protected trees are those not specifically proposed for removal on the approved tree disposition plan. 
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Where it is possible to minimize damage to trees identified for removal, protection 
and retention of these trees shall also be attempted. 

e). All protected trees within 25 feet of proposed ground disturbances shall be 
temporarily fenced with chain-link or other material satisfactory to P&D throughout 
all grading and construction activities.  The fencing shall be installed outside the 
critical root zone of each protected tree unless infeasible consistent with the 
approved grading plan (e.g., tree numbers 42 and 43 located north and west of 
existing Wood 2) and shall be staked every six feet. Where fencing cannot be 
accommodated outside of the critical root zone, alternate maximum protection shall 
be provided pursuant to arborist recommendation, including but not limited to 
fencing with or without stakes closer to the tree, placement of straw bales between 
the construction area and trees to be protected, etc.  

f). No construction equipment shall be parked or stored within any protected tree 
critical root zone.  No construction equipment shall be operated within six feet of 
any protected tree critical root zone, except as allowed pursuant to the approved 
final grading plan and tree protection plan (e.g., grading would occur within the 
critical root zone of several trees such as the Moreton Bay Fig and a swamp 
mahogany near the new service entry to the instructional building as identified on 
the project plans). The tree protection plan shall identify which trees would fall 
within this exception. 

g). No fill soil, rocks, or construction materials shall be stored or placed within the 
critical root zone of all protected trees unless such fill is identified on the final 
grading plan. Any approved fill shall be minimized to the maximum extent feasible in 
these areas. The tree protection plan shall identify which trees would fall within this 
exception. 

h). No artificial surface, pervious or impervious, shall be placed within the critical root 
zone of any protected tree, except as allowed pursuant to the approved final grading 
plan (e.g., grading and building construction would occur within the critical root 
zone of several trees such as the Moreton Bay Fig tree as identified on the project 
plans). Where this would occur, arborist recommendations shall be incorporated to 
minimize degradation to affected trees. The tree protection plan shall identify which 
trees would fall within this exception. 

i). Any roots encountered that are one inch in diameter or greater shall be cleanly cut. 
This shall be done under the direction of a P&D approved arborist/biologist. 

j). Any trenching required within the critical root zone or sensitive root zone of any 
specimen tree shall be done by hand, except as allowed in d) above. 

000058



Case #: 21RVP-00000-00109 
Project Name: Music Academy of the West CUP Revision 
Hearing Date: March 15, 2023 
Page B-32 

 

  

k). No permanent irrigation shall occur within the critical root zone of any existing oak 
tree, unless irrigation has historically occurred in this area.  

l). Any construction activity required within three feet of a protected tree's critical root 
zone shall be done with rubber wheeled equipment or hand tools, (the latter for 
oaks), except as allowed in d) above. 

m). Only designated trees shall be removed. 

n). Any trees which are unintentionally or accidentally removed and/or damaged (more 
than 25% of root zone disturbed) during construction activities shall be replaced and 
maintained for the life of the project.  Posting of a performance security may also be 
required as well as hiring of an outside consultant biologist to assess the damage 
and recommend mitigation.  The required mitigation shall be done immediately 
under the direction of P&D prior to any further work occurring on site.   

o). Maintenance of proposed replacement trees and shrubs shall be accomplished 
through water-conserving irrigation techniques. 

p). The four oak trees scheduled for transplanting on the tree disposition plan shall be 
boxed and replanted as proposed on-site. These trees shall be maintained and 
monitored until clearly established or replaced.  

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

r). A P&D approved arborist shall be onsite throughout all grading and construction 
activities which may impact trees proposed for protection that are located near the 
northern property line, near the new secondary access road, north of the new 
instructional and practice studio buildings, east of the student services building and 
in other locations where protected trees would be located within 25 feet of the edge 
of heavy equipment. With regard to field changes affecting trees north of the 
instructional building and east of the student services building, the arborist shall 
provide recommendations on all such field changes, which recommendations will be 
adhered to by the Building Inspector.  The arborist shall notify the owners of 87 
Butterfly Lane to report his recommendations once he has made the same.  The 
arborist shall also provide a copy of the Building Inspector’s determination regarding 
field changes to said owners. 

s). The contract with the construction contractor shall include specific provisions for 
payment of substantial penalties for failure to protect trees on-site consistent with 
related project conditions (sample of the included contract language shall be 
submitted to P&D). 
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Plan Requirements:  Prior to approval of Coastal Development Permit for grading, the 
applicant shall submit a copy of the tree protection plan to P&D for review and 
approval.  All aspects of the plan shall be implemented as approved.  Prior to approval 
of Coastal Development Permit for grading, the applicant shall successfully file and 
receipt evidence of posting a performance security which is acceptable to P&D.  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 evaluate all tree protection and 
replacement measures.  Release of performance security requires Permit Compliance 
staff signature.   

15. [COMPLETED] Excavation work within or adjacent to protected trees shall be avoided to 
the maximum extent feasible.  Where excavation must be performed within sensitive 
areas (as determined by P&D), it shall be performed with hand tools only unless 
determined infeasible and alternate method approved by arborist pursuant to condition 
12Bd above.  If the use of hand tools is deemed infeasible by P&D, excavation work may 
be authorized by P&D to be completed in another manner (e.g., with rubber-tired 
construction equipment weighing five tons or less.  If significant large rocks are present, 
or if spoil placement will impact surrounding trees, then a small tracked excavator (i.e., 
215 or smaller track hoe) may be used as determined by P&D staff (e.g., to 
accommodate grading for the new service entry -not a vehicle driveway- into the 
instructional building).  Trenching routes for installation or extension of new utilities 
shall be reviewed and approved by P&D and shall be shown on project grading plans 
prior to approval of CDPs for grading. Plan requirements and Timing:  The above 
measure shall be noted on all grading and construction plans prior to approval of related 
CDPs.   

MONITORING:  P&D shall ensure compliance on site during construction. 

16. [COMPLETED] The final landscape plan shall be reviewed to ensure that the new 
plantings around the Miraflores outdoor terrace would not include non-native invasive 
species (except eucalyptus), particularly species that could compromise the success of 
the monarch butterfly enhancement area. Long-term monitoring to address removal of 
detrimental, non-native species shall also be addressed in the final landscape plan. Plan 
Requirements and Timing: The applicant shall submit the final landscape plan 
consistent with this measure. P&D shall review and approve this component prior to 
approval of CDP for grading.  

MONITORING:  P&D shall ensure compliance on site during construction and follow-up 
compliance evaluations. 
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17. [COMPLETED] The final landscape plan shall include a component which identifies the 
various project conditions that address the project landscaping from the tree protection 
plan to the butterfly enhancement plan to measures specific to maintaining the integrity 
of the historic designed landscape. This shall be referenced and used to guide on-going 
maintenance activities on the project grounds and to facilitate compliance with project 
conditions that are designed to protect the aesthetic, historic and biological values of 
the site’s natural vegetation and historic designed landscape plantings. Plan 
Requirements and Timing: This component shall be submitted as part of the final 
landscape plan. P&D shall review and approve this component prior to approval of CDP 
for grading.  

 MONITORING:  P&D shall ensure compliance on site during construction 

Fire Protection 

18. [COMPLETED] The applicant shall work with MFPD to define in greater detail acceptable 
quantities and types of rummage and/or resale items which can be stored on-site as well 
as specific locations   for storage. However, in no case shall this be interpreted to override 
limitations imposed by other project condition(s) regarding where rummage/resale items 
may be stored. Plan Requirements and Timing: A plan which describes the agreement with 
MFPD (in text and graphic depiction on plans), with regard to on-site storage of rummage 
and resale items shall be submitted prior to approval of CDPs for structural development. 
The Fire Department shall sign-off on plans prior to approval of CDPs for structural 
development. 

MONITORING: Permit compliance shall field check proposed storage areas in coordination 
with MFPD following occupancy to ensure compliance with the above-referenced 
agreement. 

19. [COMPLETED] The applicant shall work with MFPD to ensure access and design of the 
Master Plan complies with MFPD requirements. Plan Requirements and Timing: Prior to 
approval of a CDP for grading or development, the plans shall be reviewed and approved 
by the MFPD to ensure the project circulation design, fire suppression water, and sprinklers 
are consistent with Fire District requirements.  

MONITORING: Permit compliance and building inspectors shall field check to ensure 
compliance during the construction phase. 

Historic Resources 

20. [COMPLETED] The following recommendations in the Final Phase 1-2 Historic Resources 
Study submitted by Lex Palmer (January 7, 2000; Update Letter April 6, 2000) shall be 
incorporated into the project design: 
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a) Completion of the appropriate California Department of Parks and Recreations 
Forms 523 (Primary, Location, and Building, Structure, and Object) for 
submission to the UCSB Department of Anthropology’s Central Coast 
Information Center for all historic structures; 

b) Historic American Building Survey (HABS) documentation consisting of HABS 
Level II drawings and photographs shall be performed on the Music Academy 
property to show the spatial relationships between the buildings and existing 
landscape features; preparation of HABS Level 1 documentation of Miraflores 
consisting of measured drawings and large format photographs, history and 
description of the building, courtyard, and surrounding landscaping; 

c) The Miraflores extension shall replicate the original construction techniques, all 
original configurations, and shall utilizes the original window and door hardware. 
The change must be documented and plans detailing this placed in the Music 
Academy archive;  

d) Preliminary and Final Working drawings, including landscape plans for the 
project shall be reviewed by a Santa Barbara County approved architectural 
historian and an expert in historic landscape design to insure compliance with 
mitigation measures addressing historic resources. 

e) The character-defining elements of the Miraflores west elevation are the plain 
wall surfaces, low-massing, fenestration, doorways, and building hardware such 
as downspouts, door latches and locks. The new construction associated with 
the student services building link to existing Miraflores shall be differentiated 
from the old and shall be compatible with the massing, size, scale, and 
architectural features to protect, the historic integrity of the property and its 
environment. The introduction of a visual gap in the wall created by a plaster 
reveal 2-4 inches deep on the exterior and interior junction of the new student 
services building hallway and Miraflores north elevation achieves this goal. The 
interior reveal shall be accentuated by the use of different floor tile or a metal 
seam in the floor. The Final Plans should be placed on file with Kurt Heifrich, 
Curator of the Architectural Drawing Collection, University Art Museum, 
University of California Santa Barbara, CA 93106  893-5354 

Plan Requirements and Timing:  All construction techniques and other recommended 
measures related to historic resources (e.g., landscape plan) shall be incorporated into 
design of the project and detailed on building plans.  The final grading, landscape, and 
building plans shall be reviewed and approved by P&D, a P&D approved architectural 
historian, an expert in historic landscaping design and the MBAR prior to approval of 
CDPs for grading or construction.  The Historic Resources Reports and Addenda shall be 
made available to each of the afore-mentioned parties prior to their review of the final 
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plans. The final plans shall also be brought to the County Landmarks Committee for their 
comments prior to approval of CDPs for grading. Prior to approval of CDPs for grading, 
the applicant shall submit to P&D written confirmation that all applicable forms and 
documentation of historic structures have been prepared and submitted consistent with 
these measures. Special emphasis, including photo-documentation of all elevations, 
shall be given to Miraflores, as this historic structure would be physically altered as a 
result of project implementation. 

MONITORING:  Building Inspectors shall ensure that all elements have been installed 
according to the approved plans.  If another Historic Resources survey (showing that 
appropriate materials have been utilized) is determined by P&D to be required, P&D will 
ensure recommended materials and architectural elements have been incorporated 
prior to occupancy clearance. 

21. [COMPLETED] The applicant shall contract with an architectural historian (with input, as 
necessary from an expert in historic landscape design) who shall review and consult 
with P&D to ensure project plans (grading, landscape, structural development, any signs 
or commemorative plaques, etc.) are appropriately revised pursuant to project 
conditions that address historic resources.. The contracted specialists shall also be 
required to attend at all MBAR, and Historical Landmark Committee meetings and to 
monitor construction and consult with P&D as necessary during construction to ensure 
development’s consistency with approved plans. Plan Requirements and Timing: The 
applicant shall submit the proposed contract to P&D for review and approval with 
applications for CDPs. The architectural historian shall be available to answer questions 
raised by P&D, MBAR, and the Landmark Committee and shall sign-off on all final plans 
prior to approval of CDPs. 

MONITORING:  The architectural historian and historic landscape expert shall 
periodically monitor site development and shall sign off that development has been 
implemented consistent with the conditions of approval and approved plans, prior to 
occupancy clearance for the historical structures.  Building Inspectors and Permit 
Compliance shall inspect to ensure that grading and other improvements are consistent 
with approved plans. 

22. [COMPLETED] The new courtyard shall be modified to include replacement trees for 
those removed. In addition, the alignments of the historic axial path system should be 
represented by embedding original materials (e.g., random cut stone, cast concrete 
textured to give the impression that they are stone,  brick). New hardscape materials 
shall follow the historic design wherever possible, with the exception that  the spaces 
between concrete pavers may be a gravel-textured concrete instead of the original 
gravel matrix (to better conform to ADA standards). Plan Requirements and Timing: The 
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applicant shall submit a revised landscape for P&D and BAR review and approval, prior 
to approval of CDPs for grading. The revised plan shall include the above changes.   

MONITORING:  Building Inspectors and Permit Compliance shall inspect to ensure 
compliance with the approved landscape and grading plans. The hardscape materials in 
the new courtyard shall be installed and planting of replacement trees in this area shall 
be initiated prior to occupancy clearance for the student services building.  

23. [COMPLETED] The existing pathway shall be retained across the new secondary access 
road (near Miraflores) and the plants and shrubs shall be retained on either side of the 
road. The surface of this emergency-only access road shall be planted if a surface that 
can be planted is acceptable to Montecito Fire Protection District. A botanical specialist 
should monitor cut and compaction activities associated with installation of this 
emergency access road to avoid/minimize damage to trees. Plan Requirements and 
Timing: Prior to approval of the CDP for grading, the tree disposition, grading and 
landscape plans shall be revised to address the above changes.  

MONITORING: Permit Compliance shall site inspect to ensure construction of the 
secondary access road, as approved.  

24. [COMPLETED] The landscape plan shall be revised to reduce impacts to the historic 
designed landscape, including adverse changes to spatial relationships, views between 
various site features, views from off-site, and to provide offsetting enhancement of 
altered historic landscape features. 

a) Existing vegetation shall be retained or, if replacement plantings are necessary, 
new vegetation of a similar character shall be planted that would screen the new 
construction from the pool/terrace area.  

b) The Reflecting Pool Garden shall retain its original design. 

c) More sky-line eucalyptus trees (or other skyline trees that are acceptable from a 
historic landscape perspective) shall be included in the landscape plan. 

d) The pittosporum hedge along the allee shall be revised to be continuous, (e.g., 
not open for views into the new “Encore Society Garden.”) 

e) Perennial flowers  should not be planted as a linear feature along the (allee) 
hedge. 

f) The hardscape and landscape design of the central courtyard shall reflect 
Thiene’s design approach (geometric and axial alignment of features). 
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g) A few rose bushes typical of the period, shall be reintroduced into the garden to 
partially restore the garden originally conceived by Thiene as a rose garden. 

h) A plaque to both Reginald Johnson and Paul Thiene shall be located on the 
original.  Miraflores building and a plaque to Yoch shall be placed in the Don 
Quixote courtyard (with 1992 redesign noted). An alternative would be a plaque 
to all three on the entry gate walls on The Fairway. The language and design of 
the plaques shall be reviewed and approved by an architectural historian 
acceptable to P&D. 

i) Skyline trees of a similar character and height should be planted (maximum 
number feasible) to replace the approximately 20 eucalyptus trees planned for 
removal. 

j) The Encore Society Garden, shall be screened from the allee and the Reflecting 
Pool Garden and path leading to it. 

k) The newly rendered topiary accents in the Octagon Forecourt shall be removed. 

l) A qualified historic landscape architect shall review the final plans for the 
landscape design and monitor the work as it proceeds in order to assure that 
Thiene’s original landscape design is adhered to as closely as possible.  

Plan Requirements and Timing: Prior to approval of the CDP for grading, the plans shall 
be revised to address the above changes. The plan shall be approved by the MBAR, and 
P&D in consultation with the contracted historic landscape architect prior to approval of 
CDPs for grading. 

MONITORING: Permit Compliance shall site inspect to ensure installation of landscaping 
consistent with approved plans. 

Land Use Compatibility 

25. [COMPLETED] The developer shall clear the project site of all excess construction debris. 
If the improvements are developed in phases, the debris shall be removed at the 
completion of each phase, at a minimum.  Plan Requirement:  This requirement shall be 
noted on final building plans prior to approval of CDPs for structures..  Timing:  Debris 
clearance shall occur prior to occupancy clearance for each phase of development. 

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

26. [COMPLETED] On-site resale/retail sales and viewing of merchandise shall be limited to 
merchandise located in Treasure House and The Rack only. Under no circumstances shall 
resale items be available for viewing or sale if they are located in another location on-site. 
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Resale merchandise may be stored at the Rack, Treasure House and any excess 
merchandise which cannot be accommodated in Treasure House or The Rack may also be 
stored in the new Storage building between Treasure House and The Rack and in the new 
Storage/Maintenance building. May Madness rummage may be stored without time 
limitation in areas specifically designated for storage on the building plans.  

Plan Requirements and Timing: Project plans shall specify the restrictions and exceptions 
for storage of rummage and resale as indicated above. The plans shall be reviewed and 
approved by P&D and MFPR prior to approval of CDPs for structures. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

27. [COMPLETED] All construction related vehicles (including construction worker vehicles), 
equipment, and supplies shall be located within the project site. In addition, waiting trucks 
(supply delivery trucks, vehicles transporting fill, etc.,) shall wait on-site (and outside the 
portion of the exit drive which is actually off-site and within an access easement to the 
MAW14), rather than on neighborhood streets. The contractor shall control vehicle traffic 
through the site (as part of the CTRP) using traffic control personnel at both the entrance 
and exit gates. In the event that the project gate(s) are closed during construction, 
contractor shall otherwise control vehicle entry.   

Plan Requirements and Timing: The project grading and construction plans shall 
graphically specify the locations (on-site) for all construction related vehicle parking, 
staging/equipment storage areas, and waiting areas for supply trucks and vehicles 
transporting excess fill material. This information shall be indicated on the plans and shall 
be reviewed and approved by P&D prior to approval of CDPs for grading., to ensure the 
staging and parking areas do not impact the site’s biological or historic resources. In 
addition, contractor shall ensure that access through the site is controlled to minimize cut-
through traffic. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

28. Music Academy fundraisers on campus shall be subject to the any given time, daily and 
seasonal annual attendance caps. The exception to this shall be limited to one, 1-day event 
per year, held during the non-summer season, which shall be unrestricted with regard to 
attendance caps (e.g., May Madness). 

29. [CONSTRUCTION ELEMENT COMPLETED] Indoor amplification shall be located where 
doors and windows can (and shall) be closed to reduce spill-over of noise onto adjacent 
properties. Construction design shall take this into account by ensuring alternate air 

                                                 
14 The exception shall be that trucks with supplies for specific areas (e.g., new trees to be planted north of the 
instructional building location) shall be allowed to park and unload/load supplies here. 
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circulation in areas where windows may need to remain closed for extended periods. To 
avoid potential nuisance complaints, non-opening windows may be incorporated into 
areas of the building(s) where indoor amplification is expected Plan Requirements and 
Timing: Air circulation method(s) shall be identified on the project plans for portions of the 
building(s) which may include indoor amplification prior to approval of CDPs for applicable 
structures. 

MONITORING: Building & Safety shall check for appropriate inclusion on plans and proper 
construction methods in the field to accomplish this condition.  

30. The applicant shall submit a Cut-through Traffic Reduction Program (CTRP) to minimize 
land use compatibility impacts associated with any increased traffic in the surrounding 
residential neighborhood prior to approval of CDPs for the first phase of grading. The 
plan shall be implemented prior to occupancy clearance (with the exception of occupying 
the Miraflores remodel). The plan shall be designed consistent with, but not limited to, 
the description in the ATE traffic study dated 9/17/03. Some of the components from 
the ATE study are detailed below and some additional requirements have been added. 
The components identified below may be modified if it is determined that such 
modifications would still result in an effective CTRP. 

a) Provide a “ticket-spitter” before arriving at the fork in the entrance drive, where 
the driver would receive a ticket and provide signage that indicates that validation 
of the ticket will be required or a minimum $10.00 fee will be charged upon exiting 
the site. 

b) An access card, pass or sensor installed on the windshield to open the gate (rather 
than punching in a code) shall be issued to Music Academy staff, faculty, for up to 
10 student vehicles and others who are regularly on-site when the gates are 
normally closed. There shall be a protocol for either confirming the card holder at 
the kiosk (through information on the card) or for regularly checking to see which 
cards have been used and how often (to ensure access cards have not been 
duplicated or otherwise used improperly). In addition, such access card, pass or 
sensor shall be valid for no more than 12 months from the date of issue.  

c) Whenever the entrance gates are open, a kiosk on the exit segment shall be 
manned to collect validated tickets or the exit fee (for non-validated tickets). If cut-
through vehicles are found to be cutting through at other times (by following other 
cars in through the gate or because access cards are being inappropriately 
reproduced), the kiosk shall be manned during these times of known cut-through 
traffic. A computer system shall be used to track cut-through vehicle data for the 
CTRP.  

d) Others who frequent the site intermittently, but who do not have access cards, 
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would access the site by using an intercom system at the entrance, (like the existing 
system), to contact administrative personnel, the caretaker, etc. to allow entry. 

e) If the CTRP is not found to be successful in substantially reducing cut-through 
traffic, the MPC shall consider the need for and specific modifications to improve 
the program’s effectiveness (as necessary) at their regular compliance hearing(s). 
The MPC shall determine the need to implement modifications to the program, 
including, but not limited to the options identified below: 

i) Increasing the times and times of day when the kiosk is manned; 

ii) Increasing the fee to $20.00 or more for cut-through vehicles; 

iii) Adding a manned presence (second kiosk) at the entrance near the ticket 
spitter; 

iv) A narrow, chip-sealed CTRP return lane shall be installed between the 
existing entrance road and the reflection pool garden. A kiosk shall be 
placed prior to the fork in the entrance road. There shall be a mechanical 
arm or gate on the access road continuing north past the kiosk to allow 
kiosk personnel to stop cut-through vehicles and turn them back to Fairway 
using the return lane.  There shall also be two mechanical arms or gates, 
controlled by kiosk personnel, installed at both ends of the return lane to: 
1) keep vehicles parked in the allee from using the return lane as an exit 
back to Fairway and 2) keep vehicles from trying to enter this lane from 
Fairway when the entrance gates are closed.  

v) One of the other access options; 

vi) Any other measure determined to be appropriate, including the 
modification of permitted attendance levels. The MPC shall determine the 
need for and type of modifications to the program at their compliance 
hearing(s). 

f) The plan shall include a recommended protocol for determining the effectiveness 
of the CTRP; 

g) The plan shall include the times when the entrance gates will remain open and 
closed and shall maximize the periods when the gates remain closed to facilitate a 
reduction in cut-through traffic. 

h) A protocol shall be proposed for continuously changing tickets and validation 
stamps to ensure the system is not abused. 
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i) The resale shops shall be open Monday-Saturday from 12:00-3:00 p.m., allowing 
the gates to be closed during the peak cut-through traffic period unless they would 
otherwise be open to accommodate other MAW activities (e.g., summer Master 
Classes). 

j) As weekend activities would be limited during the summer (no Sunday public 
events and only five public Saturday public events), the gates shall typically be 
closed (except the five Saturdays) on the summer weekends. If the gates are open 
on Saturday afternoons to accommodate the resale shops, the kiosk shall be 
manned throughout this time period; 

k) The plan shall incorporate use of driveway counts to assist in better determining 
cut-through traffic periods and to improve the on-going CTRP). 

The Final Cut Through Reduction Plan (CTRP) to reduce the volume of traffic through 
campus shall include the following components of a Gate Closure Program: 

a) The entrance gate at Fairway Road shall include an access card system. Vehicle 
license plates shall be registered for all faculty, staff, and students at the campus 
and access cards shall be issued for all registered vehicles. Each access card will be 
valid on an annual basis, and renewed as necessary. 

b) Hours of operation: 

i) Summer Program (8 weeks from mid-June to mid-August) 

1) Gate open 10:00 AM to 4:00 PM Weekdays and Saturdays 

2) Gate open for evenings events held on campus with traffic 
attendant (see below) 

3) Gate closed all day Sunday 

ii) Non-Summer Program 

1) Gate open 11:00 AM to 3:00 PM Weekdays 

2) Gate closed all day Saturday and Sunday, except for events held on 
campus with traffic attendant. 

c) A traffic attendant shall be placed at the entrance to the driveway for any public 
events held on campus outside of the open gate hours. Attendant shall monitor for 
cut-through vehicles which were not observed originating from a campus parking 
lot. Attendant shall record license numbers of confirmed cut-through vehicles and 
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issue verbal warning to associated drivers. 

d) Existing site and County signage shall be maintained to discourage through traffic in 
the neighborhood, including: 

i) Site signage stating “NO THROUGH TRAFFIC, MUSIC ACADEMY GUESTS 
ONLY” at the Fairway Road entrance gate and along the exit road adjacent 
to The Rack. 

ii) County directional signage at the intersection of Channel Drive and East 
Cabrillo Boulevard stating “Four Seasons Biltmore Use 101 South to Olive 
Mill”, Commercial Vehicles Over 7 Tons Prohibited”, and “Channel Dr Local 
Deliveries Only”. 

 Plan Requirements and Timing: The Program shall be submitted to Public Works and P&D 
for review and approval prior to approval issuance of the first CDP for grading (as kiosk and 
return design may affect driveway details). The plan shall be implemented prior to 
occupancy clearance (with the exception of occupying the Miraflores remodel). Prior to 
approving the CDP for the first phase of project grading, P&D shall bring the CTRP to the 
MPC for an informational briefing and receive MPC comments on the program. This 
briefing shall also include a report on the applicant’s interim CTRP and its effectiveness. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

31. [COMPLETED] Prior to increasing attendance under the permit, the CTRP shall be in effect 
and all proposed parking shall be completed and available. 

32. [COMPLETED] The hours of operation of Treasure House and The Rack shall be Monday - 
Saturday from 12:00-3:00 p.m. This change to the resale shop operations is required to 
facilitate the effectiveness of a cut-through traffic reduction program and thereby offset 
increased traffic and related land use impacts on the neighborhood. (This condition in no 
way requires that the resale shops must remain on-site). Plan Requirements and Timing: 
These changes to resale shop operations shall be noted on relevant Music Academy hard 
copy and website informational materials and at the entrance to the resale shops. 
Examples of the changed hours on materials shall be submitted to P&D prior to issuance of 
CDPs for structures. 

MONITORING: Permit Compliance shall monitor periodically for compliance 

33. [COMPLETED] Within one year after the first phase of Master Plan operations have been 
operational, the project shall return to the Montecito Planning Commission for a report on 
compliance with, and effectiveness of, all project conditions, with a special focus on 
compliance with attendance caps, the cut-through traffic reduction program and other 
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traffic related conditions (e.g., parking, construction or delivery traffic, etc.). This hearing 
shall take place sooner if a sufficient number of complaints received prior to this time 
period necessitate an earlier hearing (at the discretion of the Director of P&D). If the CUP is 
implemented over a number of years, more than one hearing may be appropriate as 
determined by P&D. Following this hearing, the project shall return to the Montecito 
Planning Commission for compliance updates every two years for a minimum ten year 
period. At the last required compliance hearing, the Montecito Planning Commission shall 
determine whether or how often to continue having compliance hearings on the CUP or 
whether an alternative method for evaluating on-going compliance would be appropriate. 
The MPC may also alter the schedule for compliance hearings as part of their compliance 
hearings.  Project conditions may be modified or new conditions added to ensure effective 
compliance. Plan Requirements and Timing: The applicant shall be required to fund staff 
time and any specific evaluations necessary to bring the project forward for the 
Montecito Planning Commission (or Director of P&D) consideration. Refusal to fund 
work necessary to return to the Montecito Planning Commission would be considered a 
violation of the CUP.  (Previous conditions 35, 40 and 64 have been incorporated into 
this condition). 

MONITORING: Permit Compliance shall ensure that the project receives required review 
by the MPC as directed by this condition. 

34. The MAW shall be required to provide monitoring reports twice annually. 

a) Monitoring shall cover individual event attendance (ticket sale records from 
ticketing company including the number of tickets per event for public, students, 
and faculty/staff), daily attendance, and seasonal attendance. Attendees shall 
include all regular guests as well as any students, faculty, staff, or other employees 
who are not performing or working at the event and attendance for these different 
sub-groups shall be provided.  

b) The monitoring shall include a specific break down of seminars, conferences, non-
profit events, educational programs in the arts and conservatory activities.  

c) The monitoring shall include the results of the periodic monitoring of parking 
required to determine adequacy of on-site parking in meeting project demand.  

d) Accompanying the annual monitoring reports shall be a signed statement from the 
President of the Music Academy of the West stating that a copy the Conditional 
Use Permit has been distributed to and reviewed with the Music Academy Board 
and staff in order to ensure compliance with the conditions.  

Plan Requirements and Timing: The applicant shall submit a methodology for monitoring 
per the above requirements to P&D for review prior to approval of CDP for construction. 
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 MONITORING: Permit Compliance shall periodically visit the site (unannounced) during 
events to perform manual counts on-site during both the summer and non-summer 
periods.  Manual counts for events shall be compared with the event attendance data 
submitted in the project monitoring reports. The data will not be exact as Permit 
Compliance will not be able to differentiate who is a public vs. non-public member. 
However, the data will still be useful for comparison purposes as the monitoring data will 
break out the number of public attendees.   

35. Consistent with historic levels, there shall be no more than five public Saturday events 
during the summer15. Plan Requirements and Timing: Applicant shall submit annual 
calendars for the summer program consistent with this requirement to P&D prior to 
finalizing the year’s summer calendar. 

MONITORING: Permit Compliance shall periodically visit the site (unannounced) to 
determine compliance with this measure. 

36. Consistent with historic levels, there shall be no Sunday public events during the 
summer16 Plan Requirements and Timing: Applicant shall submit annual calendars for 
the summer program consistent with this requirement to P&D prior to finalizing the 
summer calendar. 

MONITORING: Permit Compliance shall periodically visit the site (unannounced) to 
determine compliance with this measure. 

37. Picnic concerts shall be limited to no more than ten per summer. Plan Requirements 
and Timing: Applicant shall submit annual calendars for the summer program consistent 
with this requirement to P&D prior to finalizing the summer calendar. 

MONITORING: Permit Compliance shall review summer schedule information (e.g., on the 
MAW website or local newspapers) to confirm scheduled picnic concerts. 

38. Rentals for seminars and meetings shall continue to be limited to 175350 participants 
with a maximum end time of 10:00 p.m. Plan Requirements and Timing: The MAW shall 
include notice of this requirement in all rental contracts for events and other activities 
on-site along with a meaningful financial penalty for transgressions. This requirement 
shall also be posted on-site during applicable evening events to facilitate compliance. 

                                                 
15 Same as assumed in the traffic study. Traffic in the area is generally already greatest on weekends. Summer 
students and faculty practicing on-site (not performances), staff doing office or grounds work and other basic 
administrative activities would still be allowed. 
16 Same as assumed in the traffic study. Traffic in the area is generally already greatest on weekends. . Summer 
students and faculty practicing on-site (not performances), staff doing office or grounds work and other basic 
administrative activities would still be allowed. 
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Examples of the contract language and the language and location of on-site notice shall 
be submitted to P&D for review and approval prior to approval of CDPs for structural 
development. 

MONITORING:  Permit Compliance shall note compliance with this measure during 
periodic, unannounced visits to the site to field check event attendance (the largest 
events are often evening events).   

39. All events and activities shall begin no earlier than 9:00 am and shall end no later than   
10:00 pm throughout the year. The exception to this shall be allowance for events on 
Thursdays and Fridays during the summer season only to end by 10:30 p.m. Once an 
evening event has ended, guests are expected to leave within approximately 30 
minutes. If approximately 30 minutes becomes insufficient for guests to leave the 
premises, the MPC, as part of their compliance hearings, shall consider the requirement 
to move end times to earlier in the evening, sufficient to provide additional time for 
guests and related vehicle traffic to vacate the site by 10:30 (11:00 for Thursday and 
Friday events in the summer season).  

Plan Requirements and Timing: The MAW shall include notice of this requirement in all 
rental contracts for events and other activities on-site along with a meaningful financial 
penalty for transgressions. This requirement shall also be posted on-site during 
applicable evening events to facilitate compliance. Examples of the contract language 
and the language and location of on-site notice shall be submitted to P&D for review 
and approval prior to approval of CDPs for structural development. 

MONITORING:  Permit Compliance shall note compliance with this measure during 
periodic, unannounced visits to the site to field check event attendance (the largest 
events are often evening events).   

40. [CONSTRUCTION ELEMENT COMPLETED] The primary use of the catering kitchen and 
dining facilities shall be to provide lunch and dinner to summer music students, faculty, 
and staff. The secondary use of these facilities shall be for the use of non-summer staff 
to heat up (microwave) and refrigerate their lunches and for use by caterer for rental 
activities in non-summer. Therefore, the kitchen and dining facilities shall be limited as 
follows: 

a) The facilities shall not be available to resale shops customers.  

b) The facilities shall not be open as a snack bar or restaurant for the public or for 
public on-site for non-event activities or non-catered events/activities, such as 
musical instruction or other lessons, or rehearsals.  
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c) The facilities shall not be used to provide food for picnic concerts, except to 
supply a “coffee cart” with drinks, cookies, etc. typical of fare available during a 
concert intermission. 

d) The kitchen shall not be used as a cafeteria for food preparation, except for 
activities typical of an office employee lounge (e.g., coffee maker, microwave 
and refrigerator to heat up/keep cool meals and snacks brought by employees).  

e) Food preparation and service for events and the summer program students shall 
be limited to caterers (no permanent chef or other kitchen staff). Food service 
for events and summer student meals shall be designed to minimize necessary 
deliveries.  

f) Except for food used by a caterer for an event or summer student/staff meals, 
food stuffs shall be limited to those typical of an office employee lounge (coffee, 
popcorn, etc.) as well employee access to refrigerator and microwave. 

g) The kitchen shall not be designed as a commercial or industrial kitchen. Rather, it 
shall be designed for catering purposes only, with an assumption and 
requirement for minimal food preparation on-site.  

Plan Requirements and Timing: These restrictions regarding the kitchen and dining area 
uses shall be posted to avoid confusion and to facilitate compliance with this measure. 
Sample language and location of on-site notice shall be submitted to P&D for review and 
approval prior to approval of CDPs for structural development 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
periodic, unannounced visits to the site.   

41. Following project implementation, and for the life of the project, if trees or screening 
shrubs along Butterfly Lane or other perimeter areas of the site are lost (either 
intentionally or due to natural causes), the trees and shrubs shall be replaced (with 
comparably sized plantings, up to 24-inch box), within one month, to minimize loss of 
screening provided by such tree loss. The applicant shall make every effort to replace 
lost screening vegetation with large plantings that reduce the amount of time necessary 
to provide screening. Following installation, to the maximum extent feasible, when the 
property is viewed from off-site, it should retain the appearance of a landscaped 
residential estate. This measure shall be incorporated into the Tree Protection Plan. 
Plan Requirements and Timing: This requirement shall be incorporated into the project 
landscape plan, including inclusion of notes to this effect on the landscape plan itself. 
The plan shall be reviewed and approved by P&D, the MBAR and architectural historian 
(under contract to P&D) prior to approval of CDPs. 
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MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
periodic visits to the site.   

42. [COMPLETED] The instructional building shall incorporate the following: 

a) Window treatment on the north side of the instructional building shall be 
determined by the MBAR to ensure privacy of neighbors. Window treatment 
shall be designed so that it is not possible to see from the building into the yard 
area of the property at 87 Butterfly Lane, which design the Music Academy shall 
present to MBAR with a request for approval.  County shall mail notice to owners 
of 87 Butterfly Lane ten (10) calendar days prior to the MBAR hearing. 

b) The balconies on the north side of the instructional building shall be ornamental 
only. 

Plan Requirements and Timing: These changes (and confirmation of MBAR 
consideration and approval of these components) shall be shown on the project building 
plans for review and approval by P&D prior to approval of CDPs for these structures. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
construction and prior to occupancy clearance. 

43. [COMPLETED] The student services building shall incorporate the following: 

a) Window treatments on the east side of the student services building shall be 
determined by the MBAR to ensure privacy of neighbors. Window treatment 
shall be designed so that it is not possible to see from the building into the yard 
area of the property at 87 Butterfly Lane, which design the Music Academy shall 
present to MBAR with a request for approval.  County shall mail notice to owners 
of 87 Butterfly Lane ten (10) calendar days prior to the MBAR hearing. 

b) The rooftop area of the student services building (especially the lower rooftop 
on the east side of the structure) shall not be accessible, other than to 
maintenance personnel for landscape or building maintenance purposes. 

Plan Requirements and Timing: These changes (and confirmation of MBAR 
consideration and approval of these components) shall be shown on the project building 
plans for review and approval by P&D prior to approval of CDPs for these structures. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
construction and prior to occupancy clearance. 

44. [COMPLETED] Window coverings shall be installed on the windows on the east and 
north facing sides of the proposed new instructional and student services buildings and 
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the north side of the proposed new practice studio building in order to reduce visibility 
of lighting at night when the buildings are viewed from off-site. In addition, the drapes 
window coverings shall be installed with a timer, to automatically close during night-
time hours. Alternative window treatments which are proven to accomplish the same 
goal as determined by P&D in consultation with MBAR, would also be acceptable. Plan 
Requirements and Timing: This requirement shall be identified on the building plans 
and submitted for MBAR and P&D review and approval prior to approval of CDPs for 
these structures.  

MONITORING:  Permit Compliance shall evaluate compliance with this measure prior to 
occupancy clearance. 

45. [CONSTRUCTION ELEMENT COMPLETED] When practice rooms are used for activities 
which would likely generate nuisance noise for neighbors (e.g., any type of 
amplification, brass band practice, etc.,), any north or east facing windows in the room 
shall be closed. Therefore, the instructional building shall be designed with an air 
circulation system that does not rely on opening windows in these rooms. Plan 
Requirements and Timing: Project plans consistent with this requirement shall be 
submitted for P&D review and approval prior to approval of CDPs for construction. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
construction and prior to occupancy clearance. 

46. [DELETED] The proposed storage building between The Rack and Treasure House shall 
not result in removal of any trees. Plan Requirements and Timing: Project plans 
consistent with this requirement shall be submitted for P&D review and approval prior 
to approval of CDPs for grading or construction. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
grading and construction. 

47. The rooms/spaces in the new practice studio/instructional/student services/Luria 
Education Center (formerly Student Services) building complex shall be used for musical 
practice, instruction, auditions, rehearsals and meetings associated with music only, 
meetings and other performing arts uses (dance) and wellness activities (yoga, art, etc.). 
Rental of these spaces to others for these same activities would also be permitted. 
Performances shall not take place in these buildings, except as allowed below. These 
restrictions shall apply throughout both the summer and non-summer seasons except as 
allowed below. The exception to the above restriction is that during the summer season 
(only), the two largest spaces/venues in these buildings (referred to as the Opera 
Studies Workshop and the Orchestra Rehearsal Room) may be used for 
performances/Master Classes.. Plan Requirements and Timing: A note identifying these 
restrictions shall be included on the project building plans for this structure and the 
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applicant shall submit future activity calendars to permit compliance staff along with 
other monitoring data to ensure compliance with this measure. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of review of monitoring reports and site visits. 

48. In addition to the 300 fixed seats in Abravanel Hall, during the summer season only, 50 
removable seats  are allowed In Hahn Hall, N no more than 300330 seats shall be used 
for the public. Ticketing shall incorporate tickets for all in attendance at an event and 
shall include different types of tickets for students, faculty/staff and public attendees 
(public is anyone who is not a student, faculty or staff). There shall be no removable 
seats in Abravanel Hall during the non-summer season. Plan Requirements and Timing: 
Project plans showing Hahn Hall (formerly Abravanel Hall) shall specify that Abravanel 
Hahn Hall will have a total of 300350 fixed seats and that an additional 50 temporary, 
not for sale seats shall be allowed in the summer season. The applicant shall specify a 
method for ensuring that no more than 300330 seats are sold to/used by the public, for 
review and approval by P&D prior to approval of CDPs for construction. This shall 
include a ticketing plan for the various types of attendees and an example of a 
monitoring report that would indicate the ticket sales information.  

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of site visits during events in the summer season. 

49. Summer music students shall access the site using buses provided to and from the site. 
The exception to this shall be an allowance for up to ten20 student vehicles on-site. 
These vehicles shall have designated student permits, which may be transferable 
between the students and which must be visible in their cars when on campus. No 
additional student vehicles shall be parked on neighborhood streets to evade this 
restriction. Walking or bicycling to the site would also be acceptable, as the intent of this 
condition is to ensure adequate parking on-site. To facilitate compliance, the Music 
Academy may wish to make a MAW vehicle available for use by students on an as-
needed basis.  Plan Requirements and Timing: This restriction shall be identified in 
student information materials, a sample of which shall be submitted to P&D for review 
and approval of CDPs for structures. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of site visits during events in the summer season and as part of review of parking data 
monitoring reports. 
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50. All project related parking demand shall be accommodated on the project site17. Plan 
Requirements and Timing: This requirement shall be printed on project plans, rental 
contracts and shall be included on the MAW website associated with activities on-site. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of site visits during events and as part of review of parking data monitoring reports. 

51. During the non-summer, mMusicians/other performers shall not be counted toward the 
attendance maximums if they are actually performing at a concert or other event. 
However, if the activity involved is really instruction or rehearsal with members of the 
public or students (i.e., not faculty or staff) observing, the performer and audience shall 
be counted toward the attendance maximums. The intent of this condition is to ensure 
compliance with the attendance caps and to not allow extension of the summer music 
program, with an unlimited number of students, in the non-summer, consistent with the 
Music Academy's letter to Natasha Heifetz Campbell dated June 10, 2004."  

Noise 

52. [COMPLETED] 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. 
Construction vehicles arriving prior to 7:00 a.m. shall not wait on neighborhood streets. 
In addition, 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. Plan Requirements:  Signs stating these restrictions shall be provided by the 
applicant and posted on site at both the Fairway and Butterfly Lane driveways, in a 
location visible from the street.  Timing:  Signs shall be in place prior to beginning of and 
throughout grading and construction activities. Violations may result in suspension of 
permits. 

 MONITORING:  Building Inspectors and Permit Compliance shall spot check and respond 
to complaints. 

53. [COMPLETED] Stationary construction equipment that generates noise which exceeds 
65 dBA at the project boundaries shall be shielded to P&D's satisfaction and shall be 
located as far as possible from occupied residences. Plan Requirements:  The 
equipment area 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. 

                                                 
17 The exception to this would be the one, 1-day fundraiser per year, held during the non-summer season, which is 
unrestricted with regard to attendance caps (e.g., May Madness). 
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 MONITORING:  Permit Compliance shall perform site inspections to ensure compliance. 

54. [COMPLETED] Construction routes shall be limited to those shown on the proposed 
construction route plan. The Music Academy shall make a best effort to receive approval 
for use of the railroad right-of-way for grading/construction related vehicle traffic for a 
90-day period and, if available, an extension at a reasonable cost. If this approval is 
granted, trucks used to transport fill material shall be routed along the railroad right-of-
way to Channel Drive and Highway 101 and this same route shall be used when entering 
the site. The applicant shall provide all adjacent property owners with a construction 
activity schedule and construction routes 10 days in advance of construction activities.  
Any alterations or additions shall require a minimum one day advance notification 
unless this is not possible due to an unanticipated event that would not allow for one 
day advance notice (e.g., road closure due to a traffic accident).  Plan Requirements and 
Timing: The applicant shall submit a copy of the schedule and mailing list to County 
Permit Compliance and the City of Santa Barbara Community Development and Public 
Works Departments 14 days prior to initiation of any earth movement. 

MONITORING:  Permit Compliance shall perform periodic site inspections to verify 
compliance with activity schedules. 

55. All use of amplified sound on-site in indoor locations shall occur with closed windows 
during periods when amplification is being used. The Music Academy shall provide a 
telephone number for members of the public to use to communicate with the Academy 
should amplified sound be audible outside the Music Academy boundaries. Amplified 
sound in outdoor locations shall be limited to the following: 

a) Location: the “cloistered outdoor courtyard” Zone 1 Anne’s Garden, Zone 2/2.5 
Holden Encore Society Garden/Presidents Garden, Zone 3/4 Bock 
Garden/Williams Garden, Zone 5 Kuehn Court, Zone 7 Towbes Court, Zone 9 Lind 
Patio, and Zone 11 Kinnear Fountain. 

b) Frequency: Two17 times per year. 

c) Duration: No more than 26 hours per event. 

d) Level: Shall not be audible outside MAW property boundaries. 

e) Time of Day: BeginningAmplified sound and non-amplified acoustical music 
associated with SLEs shall begin no earlier than 9:00 a.m. and ending no later 
than 9:00 p.m. 

f) Limited to the spoken voice. 

g) Compliance with Self-Management Strategies listed under Operational Changes 
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in Condition #1 (based on recommendations found in September 2021 Acoustics 
Analysis by 45dB Acoustics). 

Plan Requirements and Timing: This requirement shall be included on the project plans. 
The cloistered courtyard area of the plans shall refer to a note stating the specific 
restrictions for outdoor amplification in this area. The plans shall be submitted to the 
County for review and approval prior to approval of CDPs for construction.  

 MONITORING:  Permit Compliance shall site inspect as necessary to confirm compliance 
with this condition. 

56. [COMPLETED] All proposed structures shall be designed to reduce interior noise levels to 
45 dBA CNEL with doors and windows closed. Plan Requirements and Timing:  An 
acoustical engineer shall sign-off project building plans confirming that the proposed 
construction design will attenuate noise levels inside the structure accordingly. All 
construction techniques and recommendations of the acoustical engineer shall be 
incorporated into design of the project and detailed on building plans. Prior to 
occupancy clearance, indoor noise levels shall be measured by an acoustical engineer to 
confirm adequacy of construction design (or additional measures shall be incorporated 
to reduce indoor noise levels to 45 dBA). 

MONITORING:  Building Inspectors shall ensure that all noise control measures have 
been implemented according to the approved plans. If an acoustical survey is required, 
P&D will ensure recommended levels have been reached prior to occupancy clearance. 

Solid Waste 

57. [CONSTRUCTION ELEMENT COMPLETED] The applicant shall refine their existing Solid 
Waste Management Plan (SWMP) for the expanded facilities on-site. The SWMP shall be 
implemented during the life of the CUP, unless a modification to the plan is approved by 
County P&D, in consultation with Public Works, Solid Waste Division. Plan 
Requirements:  The program shall include, but not be limited to, the following: 

a) On-site provision of adequate space and/or covered bins for storage of recyclable 
materials generated throughout the site and in no case shall these be located within 
the easement along the exit drive. 

b) Designation and/or expansion of a central recyclable material pickup area on-site. 

c) Continued and expanded participation in the County’s recyclables and greenwaste 
collection programs. 

d) Development of a plan for accessible collection of increased volumes of recycle 
materials, particularly during peak use periods. 
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e) Implementation of a monitoring program (quarterly, bi-annually) to ensure 
participation in recycling efforts and requiring written documentation in the form of 
receipts. 

f) Encourage the use of reusable cups and place settings at special events held onsite 
to minimize solid waste generation. 

g) Development of a plan for recycling/reuse of yard waste on-site. This shall include 
on-site mulching and use of the mulch on-site as well as location of adequate green 
waste pick-up containers acceptable to area collection service. 

Timing: The applicant shall submit a Final Solid Waste Management Plan for the 
expanded facilities to P&D for review and approval prior to approval of CDP for grading.  
Program components shall be implemented prior to occupancy clearance and 
throughout the life of the project.   

MONITORING: P&D shall site inspect periodically during construction, prior to 
occupancy, and after occupancy to ensure solid waste components are established and 
implemented.   

58. [COMPLETED] Demolition and/or excess construction material shall be separated for 
reuse/recycling or proper disposal (e.g., concrete and asphalt).  During grading and 
construction, separate bins for recycling of construction materials and brush shall be 
provided onsite. Bins shall not be located within the exit drive easement area.  Plan 
Requirements:  This requirement shall be printed on the grading and construction plans. 
Permittee shall provide P&D with receipts for recycled materials or for separate bins.  
Timing: Materials shall be recycled as necessary throughout construction.  All applicable 
materials shall be recycled prior to occupancy clearance. 

MONITORING: P&D shall review receipts prior to occupancy clearance. 

Geology/Drainage/Water 

59. [COMPLETED] The final grading, drainage and erosion control plan(s) shall be designed 
to minimize grading requirements, minimize erosion, properly convey runoff water 
across the site to appropriate off-site drainage infrastructure, and filter pollutants and 
sediment from run-off waters prior to drainage leaving the site.  The plan(s) shall 
include, but not be limited to, the following: 

(a) Bio-filtration shall be incorporated into the drainage plan wherever feasible, 
such as in the northern swale and in appropriate landscaped areas18. Additional 

                                                 
18 This shall also be incorporated and graphically depicted on the landscape plan. 
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mechanical/chemical or other filters shall also be installed in paved areas to 
further reduce oil and grease pollution from entering drainage channels and the 
storm drain system along Butterfly Lane. The plan shall include specifications for 
all proposed filtering mechanisms (biological and other) as well as on-going and 
periodic maintenance requirements to ensure proper working order.  

(b) Best available erosion and sediment control measures (also known as water 
quality best management practices or BMPs) shall be implemented during 
grading and construction. BMPs such as, but not limited to, the use of geo-textile 
fabrics, gravel bags, erosion control blankets, jute net, silt fences, straw bales, 
temporary berms and sediment trapping/retention basins, drainage diversion 
structures and spot grading shall be used to reduce erosion and siltation into 
adjacent/nearby water bodies or storm drains during grading and construction 
activities and until graded areas have been stabilized by structures, long-term 
erosion control measures or landscaping. Design of BMPs and filters shall ensure 
appropriate location, size, and maintenance to maximize intended performance.  

(c) The plans shall take into consideration potentially differing requirements for all 
phases of site development.  

(d) Wherever possible, details of erosion control techniques and filters shall be 
shown graphically on the plans along with notes, (e.g., location of filters, 
landscape areas serving as filters, straw bales, siltation fencing, temporary 
berms, notes addressing siltation fencing installation and dust suppression 
requirements, etc.  

(e) Drainage plans shall contain specifications and maintenance procedures. The 
applicant shall enter into a maintenance agreement for drainage improvements 
(for all private drainage improvements) and may be required to bond for long-
term maintenance of specific filtering techniques/devices (or other BMPs), per 
Flood Control District conditions and Project Clean Water review to ensure 
proper maintenance. The applicant shall maintain maintenance records as part 
of this agreement. 

(f) The applicant shall limit excavation and grading on the project site to the dry 
season of the year (i.e., April 15 to November 1) unless a Building and Safety 
approved erosion control plan is in place and all measures therein are in effect.   

(g) Native vegetation is recommended for mulch as protection for both soil blowing 
and water erosion over the long-term.  

(h) 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 
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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. 

(i) To minimize pollutants impacting waterbodies, storm drain filters, inserts, inline 
clarifiers, or separators shall be installed in the project area storm drain inlets 
and/or paved areas. The storm drain inlets shall be protected from sediment-
laden waters by the use of inlet protection devices such as gravel bag barriers, 
filter fabric fences, block and gravel filters, and excavated inlet sediment traps. 

(j) Graded areas shall be revegetated within two weeks of completion of grading 
activities, for areas that are not to be constructed on, with deep rooted, native, 
drought-tolerant species (unless alternative, equally effective non-native species 
have been approved in the landscape plan) to minimize slope failure and erosion 
potential.  Geotextile binding fabrics shall be used if necessary to hold slope soils 
until vegetation is established. 

(k) Grading on slopes steeper than 5:1 shall be designed to minimize surface water 
runoff. 

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

Plan Requirements:  The applicant shall submit final grading, drainage and erosion 
control plan(s) for review and approval by P&D and the FCD prior to approval of a 
Coastal Development Permit for grading. The plans shall include sign-off from the 
Montecito Sanitary District and the City of Santa Barbara prior to approval of the CDPs 
for grading in the northern and western portions of the site. Timing: The applicant shall 
notify Permit Compliance prior to commencement of grading. Components of the 
grading plan shall be implemented throughout all grading activities as specified on the 
plan. The erosion control plan shall be implemented within two weeks after the 
completion of grading activities, with the exception of surfaces graded for the 
placement of structures. These surfaces shall be reseeded if construction of structures 
does not commence within 8 weeks of grading completion.   

MONITORING: Permit Compliance will photo document revegetation and ensure 
compliance with plan. Grading inspectors shall monitor technical aspects of the grading 
activities. Prior to construction, installation shall be photo-documented and submitted 
by the applicant to P&D.  P&D shall site inspect and ensure filters are maintained and 
effectively mitigating impacts.  P&D shall monitor mitigation implementation prior to 
and during construction. The Flood Control District would monitor the post-construction 
period via the maintenance agreement. 
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60. [COMPLETED] Energy dissipaters shall be installed along drainage improvements 
emptying into the swale along the northern property line. This swale shall be designed 
as a bio-swale to assist in filtering out pollutants and sediment prior to reaching the 
drain outlet near Butterfly Lane. The applicant shall coordinate with the Union Pacific 
Railroad to ensure that portions of the swale located in the railroad right-of-way can be 
used as a bio-swale. If permission cannot be acquired for this use, bio-filtration shall be 
considered elsewhere in the northern portions of the Music Academy property in a 
manner which does not impact the northern eucalyptus windrow. Plan Requirements: 
Prior to approval of CDPs, the applicant shall submit to P&D and the FCD for review and 
approval, detailed plans and a report prepared by a licensed geologist or engineer for 
any proposed permanent drainage and erosion control components. Design of bio-
filtration measures shall be coordinated with a biologist/arborist to ensure this would 
not damage the northern eucalyptus windrow or result in other significant biological 
impacts. Timing: Erosion control components shall be installed prior to grading permit 
issuance, except where components cannot be installed until completion of grading.  

MONITORING:  P&D shall require submittal of photo-documentation of installed 
structures or shall site inspect for compliance prior to issuance of CDP for grading. 

61. [COMPLETED] Drainage shall be consistent with approved drainage plans. Wherever 
feasible, plans for site drainage shall incorporate bio-filtration, pervious surfaces 
(particularly in parking surface parking and patio areas) and other methods of filtering 
contaminants from runoff water (e.g., mechanical filters). Plan requirements and 
Timing:  Prior to approval of a Coastal Development Permit for grading, a final drainage 
plan shall be submitted to P&D and FCD for review and approval.  The plan shall include 
the location of all proposed pipelines, the entire length of all proposed pipelines, trees 
located within 15 feet of the pipelines, vegetation proposed to be planted for bio-
filtration purposes, the use of pervious surfaces for parking, patio, walkways, and other 
short and long-term water quality filtering methods etc., pipe diameters, and amount of 
water that would flow from each pipeline. 

MONITORING:  P&D shall site inspect for compliance during grading. 

62. [COMPLETED] 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 
and Safety Division.  

MONITORING: Building inspectors shall site inspect prior to occupancy clearance. 

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

MONITORING: Permit Compliance shall site inspect prior to occupancy clearance. 

64. [COMPLETED] During construction, washing of concrete, trucks, paint, equipment or 
similar activities shall occur only in areas where polluted water and materials can be 
contained for subsequent removal from the site and in no case shall these activities take 
place within the easement (along the exit drive) Wash water shall not be discharged to 
the storm drains, street, drainage ditches, creeks, or wetlands. Areas designated for 
washing functions shall be at least 100 feet from any storm drain, waterbody or 
sensitive biological resources. The location(s) of the washout area(s) shall be clearly 
noted at the construction site with signs. Plan Requirements:  The applicant shall 
designate a wash off area, acceptable to P&D, and this area shall be shown on the 
construction plans and/or grading and building plans.  Timing:  The wash off area shall 
be designated on all plans prior to approval of Coastal Development Permits.  The wash 
off area shall be in place and maintained throughout construction. 

MONITORING:  P&D staff shall check plans prior to approval of Coastal Development 
Permits and compliance staff shall site inspect throughout the construction period to 
ensure proper use and maintenance of the washout area(s). 

65. [CONSTRUCTION ELEMENT COMPLETED] Outdoor water use shall be limited through the 
measures listed below.  

a) Landscaping shall generally be with native and/or drought tolerant species to 
reduce water demand. However, exceptions are expected as identified in (but 
not limited to) the preliminary landscape plan, to address specific screening, 
historic resource, and biological issues. 

b) Drip irrigation or other water-conserving irrigation shall be installed.  

c) Plant material shall be grouped by water needs. 

d) Extensive mulching (2” minimum) shall be used in all landscaped areas to 
improve the water holding capacity of the soil by reducing evaporation and soil 
compaction. 
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e) Soil moisture sensing devices shall be installed to prevent unnecessary irrigation. 

f) Permeable surfaces such as turf block or intermittent permeable surfaces such 
as French drains shall be used to minimize runoff and maximize recharge and 
filtering of runoff water. 

g) Wherever feasible, the landscape plan shall incorporate bio-swales or other 
landscaped areas which serve to filter run-off water from the site. These 
components shall be graphically depicted on the landscape/irrigation plan(s). 

Plan Requirements:   Prior to approval of CDPs for grading, a landscape and irrigation 
plan shall be submitted to P&D for review and approval. The applicant/owner shall 
enter into an agreement with the County to install required landscaping/irrigation and 
maintain required landscaping for the life of the project.   

Timing:  The applicant shall implement all aspects of the landscape and irrigation plan 
prior to occupancy clearance and shall maintain the landscaping components in the 
landscape plan for the life of the project.  

MONITORING:  Permit Compliance shall conduct site visits to ensure installation and 
maintenance of landscape and irrigation.  Any part of irrigation plan requiring a plumbing 
permit shown on building plans shall be inspected by Building Inspectors. 

66. [COMPLETED] Indoor water use shall be limited through the following measures:  

a) All hot water lines shall be insulated. 

b) Recirculating, point-of-use, or on-demand water heaters shall be installed in all 
new or renovated structures.. 

c) Water efficient clothes washers and dishwashers shall be installed. 

d) Lavatories and drinking fountains shall be equipped with self-closing valves 

Plan Requirements:  Prior to approval of Coastal Development Permits, indoor water-
conserving measures shall be graphically depicted on building plans, subject to P&D 
review and approval.  Timing:  Indoor water-conserving measures shall be implemented 
prior to occupancy clearance. 

MONITORING:  P&D shall inspect for all requirements prior to occupancy clearance. 

Sewer 
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67. [COMPLETED] The applicant shall remove all portions of the existing maintenance 
building which are currently located within the MSD sewer easement. Plan 
Requirements and Timing:  At the earliest possible date, but in no case later than prior 
to approval of CDPs for the first phase of development, project plans shall identify this 
requirement as well as the location of the sewer easement and existing sewer lines. 
Prior to submitting applicable plans to P&D for review, the applicant shall receive 
confirmation (sign-off on plans) from MSD regarding agreement on removal of this 
structural consistent with their easement. This structure shall be removed prior to 
occupancy clearance for the first phase of the Master Plan.  

 MONITORING:  P&D shall perform site inspections to ensure compliance with the 
approved plans.  

68. [COMPLETED] The applicant shall coordinate with MSD and the City of Santa Barbara 
regarding the specific location and design of the new parking area in the northern 
portion of the site (and within their easements) and the proposed landscape plan (as it 
relates to plantings proposed within or in proximity to the sewer easement). Plan 
Requirements and Timing:  Prior to submitting applicable plans to P&D for review, the 
applicant shall receive confirmation from MSD and the City of Santa Barbara (sign-off on 
plans) that the proposed location and design of parking area and plantings is acceptable, 
to avoid impacts to their respective pipelines. In addition to design specifications, this 
may include other measures such as in-pipeline video documentation before and 
following completion of construction to ensure that no unanticipated damage occurred 
to the pipelines as a result of construction activities. Structural engineering shall also 
consider the effects of future maintenance or repair activities on the pipelines that 
could impact the parking area (e.g., such activities may involve a deep, wide trench in 
proximity to the edge of these structures).  P&D shall confirm sign-offs prior to approval 
of applicable CDPs. Plans shall identify the surveyed location of the northern property 
line, the sewer easement, sewer manholes and existing sewer lines. 

 MONITORING:  P&D shall perform site inspections to ensure compliance with the 
approved plans. 

Traffic 

69. Parking demand generated by project activities shall be accommodated within the on-site 
parking supply (285 passenger vehicle spaces with ability for 5 additional spaces using 
stacked parking, and two bus spaces, consistent with approved plans). The parking shall be 
in place prior to any increases in attendance. This parking supply is consistent with 
application of a conservative parking demand rate of 0.76 spaces/seat19, the project would 
generate demand for 289 spaces.). In order to ensure that project generated parking 

                                                 
19 Based on ATE summer afternoon, high attendance event data 
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demand can be accommodated on-site, once the Master Plan is operational, the applicant 
shall monitor event parking during large events (300 plus attendees) to determine whether 
parking is indeed adequate to accommodate on-site parking for the proposed any given 
time maximum public attendance. The parking monitor shall specifically evaluate parking 
for days when high attendance is expected for consecutive Master Classes to determine 
whether there is adequate time between event start and end times to allow exiting 
vehicles (from a large event) to leave the site in time for entering vehicles (for a large 
event) to backfill the vacated parking spaces without waiting. Project conditions, which 
affect parking (including, but not limited to a reduction in the any given time public 
attendance maximum attendance cap, increased or decreased minimum time required 
between consecutive events, etc.), may be modified at the required compliance report 
hearings with the Montecito Planning Commission if the results of these surveys indicate 
insufficient parking is available to accommodate project demand. The MAW also has the 
ability to control administrative and volunteer activities on-site to ensure adequate parking 
will be available to accommodate other activities and events.  Plan Requirements and 
Timing: The applicant shall fund preparation of periodic surveys (four times per year, 
although more often during the summer season and possibly less often during the non-
summer season would also be acceptable) of the total number of vehicles associated with 
large events on-site and where they park. The applicant shall submit a draft monitoring 
plan to P&D for review and approval prior to approval of CDPs for new structures 
Depending on project phasing, the monitoring plan may require modification for future 
phase(s). The monitoring plan may be modified by the MPC, as determined necessary, at 
the project’s compliance hearings. The parking surveys shall specifically evaluate large 
consecutive events. The surveys shall be performed by professionals experienced in 
collection of traffic data. Given the potential ramifications of the survey results and to 
avoid any perception of conflict of interest, the survey personnel shall be funded by the 
applicant under contract to the County. The surveys shall account for all cars associated 
with Music Academy activities, including those associated with students, faculty, other 
employees, volunteers, customers and sales people at the resale shops, and others 
attending administrative activities on-site. (Surveys required by this condition may be 
performed in conjunction with mitigation monitoring requirements identified in other 
traffic mitigation measures). In the first year of regular operations, survey data shall be 
available for a week which includes peak attendance classes/events/picnic concert during 
the summer season and for a week which includes peak events during the non-summer 
period. Therefore, the Academy’s event calendar shall be used to identify appropriate 
monitoring periods.  

MONITORING:  Permit Compliance shall ensure implementation of contract for parking 
monitoring and shall review parking monitoring reports for compliance.  

70. [COMPLETED] Until such time as the improvements to the Cabrillo/Los Patos-Channel 
intersection and the Cabrillo/U.S. 101 interchange/ramps are completed (and found to 
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achieve LOS C with future traffic assumptions), the following measure shall be 
implemented: 

The MAW shall schedule Master Classes with more than 250 public attendees to start and 
end outside of the 4:00-6:00 p.m. peak commute period (such as a 4:00 P.M. start and a 
6:00 P.M. end or a 1:00 start and a 2:50 end) to mitigate potential traffic impacts. Plan 
Requirements and Timing: Music Academy staff shall be made aware of this requirement 
prior to scheduling events and other activities MAW shall submit activity calendars to P&D 
on an annual basis showing the schedule for events accordingly. The applicant shall 
maintain a copy of the CUP in a location where it is physically accessible to the public as 
well as on their web-site. At such time as the intersection improvements are completed, 
the applicant shall submit evidence of completion to P&D for concurrence and may alter its 
schedule of events accordingly. 

MONITORING:  Music Academy shall maintain event/rental records of ticket sales for all 
attendees including students, faculty, staff or other employees (unless they are only 
performing/working at the event) t. MAW shall also maintain event calendars for 
reference.  

71. [COMPLETED] The applicant shall contribute $17,400.00 (the project’s proportional share 
of a $200,000.00 round-about, as the project EIR concludes that the project would 
contribute 8.7% or 18 PHT out of 208 cumulative PHT to the intersection) to design and 
implement the necessary improvements at the Los Patos/Cabrillo Boulevard/Channel Drive 
intersection. If a round-about is not determined to be the appropriate method for 
addressing cumulative traffic, then these funds shall go toward alternate City approved 
mitigation for this intersection. 

Plan Requirements and Timing: Prior to approval of CDPs, the applicant shall submit 
written confirmation from the City of Santa Barbara that acceptable arrangements have 
been made to address the applicant’s contribution to this intersection improvement.   

MONITORING:  Permit Compliance shall confirm that all arrangements have been 
completed with the City of Santa Barbara. 

72. [COMPLETED] The applicant shall contribute funds representing the project’s proportional 
share of the approved improvement at Hot Springs/Cabrillo/Highway 101 ramps, as the 
project EIR concludes that the project’s contribution to cumulative PHT increases to this 
intersection would equate to 5.6% of the $150,000.00 cost to implement the planned 
interim traffic signal at this intersection. This contribution shall only be required if the 
applicant no longer wishes to limit public attendance to 250 attendees for events from 
4:00-6:00 pm until the improvements have been completed. 
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73. [COMPLETED] The applicant shall prepare and submit a construction traffic plan to the 
County and the City of Santa Barbara prior to approval of a CDP for grading. The plan shall: 

a) Designate a construction traffic coordinator; 

b) Identify the truck routes, which minimize effects on pedestrians and bicyclists and 
nuisance to neighbors. This shall include use of the UPRR right of way as/if 
permitted by UPRR for a 90-day period and, if available, an extension at a 
reasonable cost. ; 

c) Require prompt clean up of dirt/other debris spilled from construction vehicles on 
neighborhood streets. Dry-cleaning methods shall be preferred to avoid flushing 
dirt and pollutants into the storm water system. 

d) Vehicles transporting excess fill from the project site shall avoid the p.m. peak hour 
period (4:00-6:00 p.m.) to minimize impacts on the Cabrillo/Hot Springs/Highway 
101 intersection. 

e) During the construction period, a gate control program shall be implemented to 
eliminate cut-through traffic during the construction period. 

Plan Requirements and Timing: The applicant shall review the construction traffic plan 
with the Montecito Association and the MSD and obtain their comments on the plan for 
inclusion and later submittal to the County. The plan shall be reviewed and approved by 
County Public Works and P&D as well as the City of Santa Barbara prior to approval of a 
CDP for grading. The plan shall be implemented throughout the construction period. 

MONITORING: Permit Compliance shall inspect for implementation of plan during the 
construction period. 

74. Project generated parking demand shall be accommodated by on-site parking 285 
passenger vehicle spaces, 5 additional stacked parking spaces and two bus spaces).  To 
facilitate on-site parking and avoid project generated parking demand on neighborhood 
streets, the MAW shall: 

a) Deploy an adequate number of parking attendants for the larger events to ensure 
that identified parking is maximized (and parking on neighborhood streets is avoided or 
minimized). An adequate number of attendants shall also be present for events to 
ensure that entering vehicles are not blocking traffic on Fairway in front of the Music 
Academy entrance.  Parking attendants shall be responsible for directing vehicles to 
appropriate parking areas and open spaces and facilitating circulation throughout the 
site(s). If it is confirmed by P&D that MAW attendees, staff or students are consistently 
parking on neighborhood streets, the MAW will be required to utilize an increased number 
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of parking attendants. If this problem persists, information regarding this situation will be 
forwarded to the Montecito Planning Commission as part of their compliance update 
hearing(s). If the monitoring indicates that on-site parking supply cannot accommodate 
peak parking demand for maximum attendance events, the MPC shall consider reducing 
the maximum any given time attendance to a level at which the on-site parking supply can 
accommodate peak attendance.  

b) In the non-summer period, performers shall be bused to the site if there would be 
more than 95 staff/performers at an event (with attendees)20.  

Plan Requirements and Timing: The applicant shall prepare a typical plan for use by 
attendants at various large events to facilitate operations. This plan shall be submitted to 
P&D and Public Works prior to issuance of CDPs.  

MONITORING: Permit Compliance shall periodically inspect for implementation of plan 
during large events Permit Compliance may also review related monitoring reports 
required pursuant to other project conditions 

75. The applicant shall deposit funds to cover on-going staff review and compliance efforts. In 
addition to regular compliance review, this shall also include the cost for staff to attend 
(unannounced) events on-site periodically21 and to perform manual counts of attendees at 
such events for general comparison with applicant submitted monitoring reports regarding 
attendance. Precise comparison will not be possible for some events (e.g., summer 
concerts) as some of the attendees will include students and faculty. However, the 
monitoring data submitted by the MAW will break out the number of public attendees. 
Plan Requirements and Timing: The applicant shall submit necessary funds for long-term 
compliance with P&D prior to approval of CDPs. The amount shall be determined following 
review of project plans for CDPs, including, but not limited to, the manner in which the 
project operations propose to comply with project conditions. 

 MONITORING: Permit Compliance shall confirm that funds were deposited prior to 
issuance of CDPs. 

76. The Music Academy shall ensure adequate breaks between the start and end times of 
events to avoid concurrent demand for available parking. At least 40 minutes shall be 
scheduled between the start and end times of larger events on-site ( those involving 
combined consecutive event attendance of 550 or more public attendees, such as 300 at 

                                                 
20 This is required to ensure there would be adequate on-site parking for a high attendance event in the non-
summer season, when performers would not normally be arriving by bus (as the students do during the summer). 
21 [CONSTRUCTION ELEMENT COMPLETED] During the first year of operations this shall involve visits once/week 
during the summer and at least once per month during the non-summer period. At the first scheduled compliance 
hearing (one year after operations under the first phase of the Master Plan begin), the schedule for monitoring 
may be re-evaluated. 

000091



Case #: 21RVP-00000-00109 
Project Name: Music Academy of the West CUP Revision 
Hearing Date: March 15, 2023 
Page B-65 

 

  

the first afternoon Master Class and 250 at the second Master Class).  

MONITORING: Permit Compliance shall periodically review Music Academy schedules of 
events for compliance. 

77. Although not an option at this time, project egress for west-bound traffic would be 
acceptable using either Monte Cristo Lane or the Montecito Sanitary District driveway 
(subject to Public Works review and approval of the driveway access design onto Channel 
Drive. Maintaining this option (although unlikely to effectuate), would serve to reduce 
neighborhood traffic volumes and provide a more direct route for west-bound traffic 
leaving the Music Academy. 

Project Specific Conditions 

78. No signs of any type are approved with this action unless otherwise specified.  All signs 
require a separate Coastal Development Permit and Montecito Board of Architectural 
Review approval and shall comply with the Santa Barbara County Code Chapter 35, 
Article I (Sign Regulations). The exception to this shall be temporary signs associated 
with the interim CTRP.  The applicant will bring the temporary signs forward for MBAR 
review and approval, but will be permitted to install temporary CTRP signage prior to 
MBAR approval, in order to effectuate traffic reduction at the earliest possible date. If 
MBAR recommends changes to the signs, within one week the MAW shall replace the 
signs, consistent with the MBAR directed change(s). 

79. [COMPLETED] If trash storage is located in view of a public roadway, the trash area shall 
be installed which is architecturally compatible with the project design.  The storage 
area shall be enclosed with a solid wall of sufficient height to screen the area and shall 
include a solid gate.  Trash storage shall not be located in the easement portion of the 
exit drive (at the eastern end of the internal roadway). The trash storage area shall be 
maintained in good repair. Plan Requirement: Location and design of trash storage area 
shall be denoted on project plans. Timing: Trash storage area shall be installed prior to 
occupancy clearance. 

80. During the non-summer period, unless the recording is secondary to an actual on-site 
performance those persons being recorded and related assistants on-site for shall be 
counted toward the attendance limits. During the summer season, only summer school 
students, faculty, and related assistants shall use the recording facilities. 

81. [COMPLETED] Consistent with the intent of the Master Plan project description, the 
renovated recital hall shall be designed to accommodate chamber music (generally 
smaller musical groups). Therefore, it shall not include features which would allow 
additional types of performances to be re-located and/or expanded onto the project site 
(e.g., from the Lobero and other downtown locations used historically). Therefore: 
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a) Only the necessary off-stage and back-stage space shall be provided); 

b) There shall be no fly gallery; 

c) Lighting pipes shall be the minimum necessary to accommodate the basic 
instrumental and vocal performances associated with chamber music and other 
small group performances. A full complement of lighting pipes (downstage to 
upstage) shall not be incorporated.   

CONDITIONAL USE PERMIT CONDITIONS 

82. Rules-12 CUP Expiration: The Owner/Applicant shall obtain the required Zoning 
Clearance within the 18 months following the effective date of this Conditional Use 
Permit.  If the required Zoning Clearance is not issued within the 18 months following 
the effective date of this Conditional Use Permit, or within such extended period of time 
as may be authorized in compliance with Section 35-169.6 of the Article II Coastal 
Zoning Ordinance, and an application for an extension has not been submitted to the 
Planning and Development Department, then Conditional Use Permit shall be 
considered void and of no further effect. 

83. Rules-17 CUP-Void: This Conditional Use Permit shall become void and be 
automatically revoked if the development and/or authorized use allowed by this 
Conditional Use Permit is discontinued for a period of more than 12 months, or within 
such extended period of time as may be authorized in compliance with Section 35-169.6 
of the Article II Coastal Zoning Ordinance.  Any use authorized by this Conditional Use 
Permit shall immediately cease upon expiration or revocation of this Conditional Use 
Permit.  Any Coastal Development Permit approved or issued pursuant to this 
Conditional Use Permit shall expire upon expiration or revocation of the Conditional Use 
Permit.  Conditional Use Permit renewals must be applied for prior to expiration of the 
Conditional Use Permit.  [ARTICLE II §35-172.9]. 

84. Rules-18 CUP and DVP Revisions: The approval by the Montecito Planning 
Commission of a revised Conditional Use Permit shall automatically supersede any 
previously approved Conditional Use Permit upon the effective date of the revised 
permit. 

85. Rules-21 CUP Revisions-Change of Use: Any change of use in the proposed 
structure shall be subject to appropriate environmental analysis and review by the 
County including Building Code compliance. 
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COUNTY RULES & REGULATIONS/LEGAL REQUIREMENTS 

86. Rules-02 Effective Date-Appealable to CCC:  This Conditional Use Permit shall 
become effective upon the expiration of the applicable appeal period provided an 
appeal has not been filed.  If an appeal has been filed, the planning permit shall not be 
deemed effective until final action by the review authority on the appeal, including 
action by the California Coastal Commission if the planning permit is appealed to the 
Coastal Commission.  [ARTICLE II § 35-169]. 

87. Rules-05 Acceptance of Conditions:  The Owner/Applicant's acceptance of this 
permit and/or commencement of use, construction and/or operations under this permit 
shall be deemed acceptance of all conditions of this permit by the Owner/Applicant. 

88. Rules-23 Processing Fees: Prior to issuance of Coastal Development Permit, the 
Owner/Applicant shall pay all applicable P&D permit processing fees in full as required 
by County ordinances and resolutions. 

89. Rules-31 Mitigation Monitoring Required:  The Owner/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 Owner/Applicant shall: 

a. Contact P&D compliance staff as soon as possible after project approval to 
provide the name and phone number of the future contact person for the project and 
give estimated dates for future project activities; 

b. Compliance monitoring costs for existing Case No. 02PMC-00000-00306 will 
continue to be invoiced monthly and may include 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 Owner/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.  
Monthly invoices shall be paid by the due date noted on the invoice; 

c. Contact P&D compliance staff at least two weeks prior to commencement of 
construction activities to schedule an on-site pre-construction meeting to be led by P&D 
Compliance Monitoring staff and attended by all parties deemed necessary by P&D, 
including the permit issuing planner, grading and/or building inspectors, other agency 
staff, and key construction personnel: contractors, sub-contractors and contracted 
monitors among others. 
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90. Rules-33 Indemnity and Separation:  The Owner/Applicant shall defend, 
indemnify and hold harmless the County or its agents or 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 this 
project. 

91. Rules-35 Limits-Except DPs:  This approval does not confer legal status on any 
existing structures(s) or use(s) on the property unless specifically authorized by this 
approval.  

92. Rules-37 Time Extensions-All Projects: The Owner / Applicant may request a time 
extension prior to the expiration of the permit or entitlement for development.  The 
review authority with jurisdiction over the project may, upon good cause shown, grant a 
time extension in compliance with County rules and regulations, which include reflecting 
changed circumstances and ensuring compliance with CEQA.  If the Owner / Applicant 
requests a time extension for this permit, the permit may be revised to include updated 
language to standard conditions and/or mitigation measures and additional conditions 
and/or mitigation measures which reflect changed circumstances or additional 
identified project impacts. 

93. [COMPLETED] Two performance securities shall be provided by the applicant prior to 
approval of Coastal Development Permits, one equal to the value of installation of all 
items listed in section (a) below (labor and materials) and one equal to the value of 
maintenance and/or replacement of the items listed in section (a) for 5 years of 
maintenance of the items.  The amounts shall be agreed to by P&D.  Changes to 
approved landscape plans may require a substantial conformity determination or an 
approved change to the plan. The installation security shall be released upon 
satisfactory installation of all items in section (a). If plants and irrigation (and/or any 
items listed in section (a) below) have been established and maintained, P&D may 
release the maintenance security 5 years after installation.   If such maintenance has not 
occurred, the plants or improvements shall be replaced and the security held for 
another year.  If the applicant fails to either install or maintain according to the 
approved plan, P&D may collect security and complete work on property.  The 
installation security shall guarantee compliance with the provision below: 

a. Installation of landscaping, including the butterfly enhancement area, tree 
replacement and transplanting, and all of other components of the landscape plan 
including plants, irrigation, hardscapes, vine support structures, and screening walls 
or fences consistent with the approved tree protection and preservation plan, 
butterfly enhancement plan, and grading and drainage plans, prior to occupancy 
clearance. 

000095



Case #: 21RVP-00000-00109 
Project Name: Music Academy of the West CUP Revision 
Hearing Date: March 15, 2023 
Page B-69 

 

  

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

94. Landscaping shall be maintained for the life of the project. 

 
G:\GROUP\PERMITTING\CASE FILES\RVP\21 CASES\21RVP-00000-00109 MUSIC ACADAMY OF THE WEST\600 DECISION 
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COASTAL DEVELOPMENT PERMIT NO.:  21CDP-OOOOO-00129

MUSIC ACADEMY OF THE WEST CUP REVISIONProject Name:

Project Address: 1070 FAIRWAY DR, SANTA BARBARA, CA 93108

A.P.N.: 009-282-029

Zone: 1-E-1

The Montecito Planning Commission hereby approves this Coastal Development Permit for the project described below based 
upon compliance with the required findings for approval and subject to the attached terms and conditions.

APPROVAL DATE: 3/15/2023

LOCAL APPEAL PERIOD BEGINS: 3/16/2023

LOCAL APPEAL PERIOD ENDS: 3/27/2023

APPEALS:

1. The approval of this Coastal Development Permit may be appealed to the Board of Supervisors by the applicant, owner, or any 
aggrieved person. An aggrieved person is defined as any person who, either in person or through a representative, appeared 
at a public hearing in connection with this decision or action being appealed, or who by other appropriate means prior to a 
hearing or decision, informed the decision-maker of the nature of their concerns, or who, for good cause, was unable to do 
either. The appeal must be filed in writing and submitted in person to the Planning and Development Department at either 123 
East Anapamu Street, Santa Barbara, or 624 West Foster Road, Suite C, Santa Maria, prior to 5:00 p.m. on or before the date 
that the local appeal period ends as identified above (Article II Section 35-182).

2. Final action by the County on this permit may be appealed to the California Coastal Commission; therefore payment of a fee is 
not required to file an appeal of the approval of this Coastal Development Permit.

PROJECT DESCRIPTION SUMMARY: Revision to 90-CP-111. Increase the maximum seating capacity in Hahn Hall from 300 
permanent seats and 50 temporary seats during the summer to 350 permanent seats year-round. As required under the CUP, 330 
seats will continue to be the maximum available to the public and the 20 remaining seats will continue to be used by students, staff, 
and volunteers. Decrease the permanent seats in Yzurdiaga Hall (formerly Stewart Hall) from 92 to 42 seats.
Increase the maximum “any given time” public attendance from 330 to 410 people. Increase the attendance cap for meetings and 
seminars from 175 to 350 participants per event. Replace the seasonal caps of “summer” (22,000 people) and “non-summer” (25,000 
people) with one annual cap of the same number (47,000 people). Change reporting requirements from biannual to annual. Increase 
the number of parking spaces available to students from 10 to 20 spaces. Increase in instructional student population from 150 to 
175 students.Change in use to allow MAW operation as a venue for weddings and other special events.Change in use to 
discontinue operation of retail shops (The Treasure House and the Rack) and allow residential use of these spaces for alumni, 
faculty members, local organizations and other community-related use. Change in use to allow “caretaker” residential unit to be 
used by other MAW employees. Change in use to convert existing storage building to administrative office. Events featuring 
outdoor amplified spoken word and unamplified/acoustic music in the following areas: Lind Patio, Kuehn Court, Kinnear Fountain, 
Bock Garden/Williams Garden, Holden Encore Society Garden/Presidents Garden, Anne’s Garden, and Towbes Court. Modification 
in use of use of the studio spaces to allow other art- and wellness-related uses, including dance, yoga, meditation, visual and 
performing arts, etc. Updates to conditions of approval related to Cut-Through Reduction Plan (CTRP), for which reporting 
requirements were discontinued as of 2009. Updates to several references to MAW campus building names. The project does not 
propose any change to the maximum annual attendance of 47,000 people. No grading is proposed as part of the project. The parcel 
will continue to be served by the Montecito Water District, the Montecito Sanitary District, and the Montecito Fire Protection 
District. Access will continue to be provided off of Fairway Drive. The property is a 2.77-acre parcel zoned 1-E-1 and shown as 
Assessor's Parcel Number 009-282-029 and -030, located at 1070 Fairway Drive in the Montecito Community Plan Area, First 
Supervisorial District. To receive additional information regarding this project and/or to view the application and/or plans, please 
contact Steve Conner at 123 East Anapamu Street, Santa Barbara, by email (conners@countyofsb.org), or by phone ((805) 
568-2081).
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PROJECT SPECIFIC CONDITIONS: See Attachment A.

ASSOCIATED CASE NUMBERS: 21RVP-OOOOO-00109

PERMIT ISSUANCE: This Coastal Development Permit will be issued following the close of the appeal period, including the 
Coastal Commission appeal period, provided an appeal is not filed, or if appealed, the date of final action on the appeal which has 
the effect of upholding the approval of the permit. Issuance of this permit is subject to compliance with the following terms and 
conditions:

1. Notice. Notice of this project shall be posted on the project site by the applicant utilizing the language and form of the notice 
provided by the Planning and Development Department. The notice shall remain posted continuously until at least 10 calendar 
days following action on the permit, including an action on any appeal of this permit (Article II Section 35-181). The Proof of 
Posting of Notice on Project Site shall be signed and returned to the Planning and Development Department prior the 
issuance of the permit.

2. Compliance with conditions. All conditions that are required to be satisfied prior to issuance of the permit have been satisfied 
and the permit has been signed by the applicant or owner.

3. Design Review. If required, the project has been granted final approval by the appropriate Board of Architectural Review 
(BAR), and an appeal of that final approval has not been filed.

4. Appeals. An appeal of the approval of this permit, or an appeal of the final approval by the BAR, has not been filed with the 
County, and an appeal of the approval of this permit has not filed with the Coastal Commission within the 10 working days 
following the receipt of the County’s Notice of Final Action on the project by the Coastal Commission. If an appeal has been 
filed then the permit shall not be issued until final action on the appeal(s) has occurred, including appeals filed with the 
Coastal Commission, which has the effect of upholding the approval of this permit, and, if applicable, the final approval by the 
BAR.

5. Other approvals. Any other necessary approvals required prior to issuance of this Coastal Development Permit have been 
granted.

PERMIT EXPIRATION AND EXTENSION: This permit shall remain valid only as long as compliance with all applicable 
requirements of the Article II Coastal Zoning Ordinance and the permit continues, including the conditions of approval specific to 
this permit. Additionally:

1. The approval of this permit shall expire either 12 months from the effective date of the permit or other period allowed in 
compliance with an approved Time Extension, and shall be considered void and of no further effect unless the permit is either 
issued within the applicable period in compliance with the terms indicated above or a valid application for a Time Extension is 
submitted prior to the expiration of this 12 month period and is subsequently approved (Article II Section 35-169).

2. This permit shall expire two years from the date of issuance and be considered void and of no further effect unless the use 
and/or structure for which the permit was issued has been lawfully established or commenced in compliance with the issued 
permit or an application for a Time Extension is submitted prior to the expiration of this two year period and is subsequently 
approved (Article II Section 35-169).

3. The effective date of this permit shall be (a) the day following the close of any applicable appeal period, including an appeal to 
the Coastal Commission, provided an appeal is not filed, or (b) if appealed, the date of final action on the appeal, including an 
appeal to the Coastal Commission, which has the effect of upholding the approval (Article II Section 35-57B).

WORK PROHIBITED PRIOR TO PERMIT ISSUANCE: No work, development, or use intended to be authorized pursuant to this 
permit approval shall commence prior to issuance of this permit and/or any other required permit (e.g., building permit).

OWNER/APPLICANT ACKNOWLEDGMENT: Undersigned permittee acknowledges receipt of this approval and agrees to abide 
by all conditions and terms thereof. Undersigned permittee also acknowledges that issuance of this permit for this project does not 
allow construction or use outside of the project description, not shall it be construed to be an approval of a violation of any 
provision of any County policy, ordinance or other governmental regulation.

                                                                                                                                                                  /                                                                   
Print name Signature Date
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Coastal Development Permit Approval By:

                                                                                                       /                                            
Chair, Montecito Planning Commission Date

PERMIT ISSUANCE:  The permit shall be issued and deemed effective on the date signed and indicated below.

Planning and Development Department Issuance By:

                                                                                                       /                                            
Planner Date
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ATTACHMENT A: CONDITIONS OF APPROVAL 

Project Description 

1. Proj Des-01 Project Description: This Coastal Development Permit is based upon and 
limited to compliance with the project description and revised conditions of approval 
below. Physical Development is as previously approved by 90-CP-111 RV01 (the hearing 
exhibits marked A-L, with Planning Commission hearing stamp date of June 16, 2004 
(plans dated May 2004 except plan PL-2 dated 1/30/04)) and all conditions of approval 
set forth below, including mitigation measures and specified plans and agreements 
included by reference, as well as all applicable County rules and regulations.  

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. 

The project description is as follows: 

 The Music Academy of the West Conditional Use Permit has been revised to: 

a) Revise the conditions of approval to reflect completion of the final phase of Master Plan 
construction, update items for the purpose of clarity, and update building names;  

b) Revise various operational elements of the project and several of the conditions of 
approval to better serve its current and foreseeable needs and create operational 
flexibility while also maintaining maximum CUP restrictions set forth in 2004. 

The Music Academy of the West (MAW) Revised CUP, 21RVP-00000-00109, (also referred 
to as the MAW “Master Plan” or “Renaissance Plan”) includes both physical components 
that have already been constructed as part of build-out of the prior CUP, 90-CP-111 
RV01, and operational components as revised by the current CUP. A summary of the 
operational components is listed immediately below, with specific details described 
later in this section. The CUP (21RVP-00000-00109) and associated CDP (21CDP-OOOOO-
00129) represent a revision to the previous Music Academy of the West CUP (90-CP-111 
RV01) and supersedes the prior CUP.   

 Summary of Operational Changes: 

 Primary instruction enrollment allowed to no more than 175 students. The number of 
vocal and instrumental students is to be determined by the MAW, but cannot exceed 
175 total students. 

 Students would continue to reside off-site but all (up to 175) students would receive 
lunch and dinner at the proposed new and improved catering kitchen and indoor dining 
facilities at the Music Academy. (The existing terrace on the east side of Marilyn Horne 
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Main House (formerly Miraflores) would remain as well); 

 Limit public attendance for all activities as follows: Any- given- time (410), Daily (900), 
and Annual Public Attendance Maximum of 47,000. The limitations would not apply to 
staff, faculty, other employees, summer music students, other performers, or people 
attending or performing administrative functions (e.g., volunteers); 

 Activities related to a music conservatory shall be subject to the proposed attendance 
caps and other restrictions (conservatory uses/activities would no longer be 
unrestricted as under 90-CP-111cz); 

 Significant Life Events shall be an allowed use on-site; 

 Educational programs in the arts shall be subject to (and included within) the proposal 
for campus-wide any-given-time, daily, and annual public attendance limitations;  

 Meetings/seminars and non-profit benefits, taken together, shall total no more than 41 
events annually to occur. Any given time attendance for meetings and seminars shall be 
limited to 350 participants and otherwise subject to the daily attendance limits. Non-
profit benefits shall be subject to the any given time, daily and annual public attendance 
caps; 

 Provide all project generated parking on-site; 

 The MAW will discontinue its resale shops uses (The Treasure House & The Rack), which 
are currently allowed to operate six days per week from 12:00 pm to 3:00 pm, and 
repurpose these spaces for MAW mission-driven activities such as guest artist 
accommodations and rehearsal space, significant life event preparation space, and 
residential use for alumni, faculty members, local organizations and community use. The 
Academy has made a commitment with local performing arts organizations such as the 
Santa Barbara Symphony to share this valuable resource. 

 The proposed residential component reintroduces the historical uses of these buildings 
and does not result in an intensification of use. It is anticipated the residential 
component would be utilized in the summer months for 8-10 weeks for Festival-related 
personnel. In non-summer months, durations of stay may range from 1-night to 30-days 
at a time, and with a 1–4-person maximum occupancy for The Rack, and 1–2-person 
maximum occupancy for the Treasure House. This request further supports the fiscal 
health of the MAW in generating revenue and off-setting rental expenses otherwise 
paid for off-site rentals for MAW guest artists, alumni, and faculty members.   

 The existing 1,380 sq. ft. storage building, constructed during the Master Plan build-out, 
and located west of the Treasure House and Rack will become flex space to allow for 
future use for MAW administrative offices and rehearsal space. When used for activities 
which would likely generate nuisance noise for neighbors (e.g., any type of 
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amplification, brass band practice, etc.), any north or east facing windows in the rooms 
shall be closed. No intensification of use, increase in staff, or change in allowed 
populations is proposed with this change. In addition, no added square footage or 
changes to the exiting configuration or footprint of this structure is proposed. 

 Maintain a Cut-Through Reduction Plan (CTRP) to discourage vehicles coming to the 
MAW for no reason other than to gain access to the east of the site (Butterfly Lane and 
beyond) using the MAW internal road as a circulation “short-cut.”  

Following is a more detailed discussion of the proposed Master Plan Revised Conditional Use 
Permit project description: 
 

Rehearsal/Recital Hall (Reconstruction of Hahn Hall – formerly Abravanel Hall) 

Hahn Hall (formerly Abravanel Hall) was reconstructed, featuring raked, fixed seating with a 
maximum permanent seating capacity of 300 plus allowance for an additional 50 removable 
seats during the summer season only. Under this CUP revision, the fixed seating in Hahn Hall 
will be increased from 300 to 350 and there will no longer be a need to set up removable seats 
in the summer. The number of permanent seats in Yzurdiaga Hall (formerly Stewart Hall) shall 
be decreased from 92 to 42 seats. No more than 330 of the total 350 seats shall be sold to/used 
by the public1. The MAW will continue to schedule events off-site that will be attended by more 
members of the public than the maximum allowed in the hall. 

Student Services (Link building between the new Instructional Building and Miraflores) 

The Music Academy will continue to have all meals catered under the proposed plan (caterers 
typically prepare food off-site, but some limited on-site food preparation is permitted). Catered 
meals will be provided to Music Academy students, faculty and staff as well as to those groups 
attending some of the permitted activities on-site (meetings/seminars, non-profit benefits, and 
MAW administrative functions such as Council dinners etc.) When these aforementioned 
activities are not occurring, the kitchen uses and foodstuffs will be limited to a typical office 
lounge (popcorn, heating or keeping cold food brought from home, etc.) The dining room will 
not be open to the general public and the improved MAW facilities will not serve as a 
restaurant or snack bar to the general public. (Caterers will be used to provide and serve food 
on-site. The MAW will not hire a chef or other kitchen employees to staff the kitchen/dining 
facilities).  

                                                 
1 The public is anyone who is not a student, faculty, or staff, including, but not limited to MAW donors, students’ 
friends and family, etc. 
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Operational Changes 

The physical changes described above are intended to improve the quality of the existing 
instructional, practice and performance facilities on the MAW campus and to accommodate 
instruction for all 175 summer students at the project site.  

1. Revise the project description condition (#1), to reflect the revised CUP approval;  

2. Allow a maximum of 15 Significant Life Events (SLEs) as a permitted use onsite per year. 
Examples of SLEs include weddings, memorial services, quinceaneras, birthday and 
anniversary celebrations, bridal/baby showers and other individual private parties; 

3. Reception attendance related to each SLE shall be limited to 225. 

4. SLEs may take place in any appropriately-sized indoor space, with the exception of Hahn 
Hall. Outdoor amplified spoken voice and unamplified/acoustic music shall be limited to 
the following areas: Zone 1 Anne’s Garden, Zone 2/2.5 Holden Encore Society 
Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams Garden, Zone 5 Kuehn 
Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 11 Kinnear Fountain. 

5. The SLE facility renter shall provide a monitor dedicated to ride share assistance at the 
end of each event to decrease the potential neighborhood nuisance caused by 
lost/confused drivers. Note: ride share drivers’ ability to locate the correct entrance to 
the MAW is often dependent on how the rider(s) enter(s) their pick up location into the 
ride share app.  

6. The following tools for self-management of sound levels shall be implemented for SLEs 
with outdoor amplified spoken word and/or unamplified/acoustic music:  

a. Facility renter must provide personnel to manage each SLE. The manager(s) shall 
be present from set up to break down of event, shall not be considered a guest, 
and shall not drink alcohol during the event. 

b. At Zones 1, 3, 4, and 5 (i.e., areas near the southern property lines): acoustic 
music programming, and/or amplified spoken voice shall be limited to no more 
than two hours total. 

c. At Zones 2, 2.5, 7, and 9: acoustic music programming and/or amplified spoken 
voice shall be limited to no more than four hours total. 

d. Outdoor amplified sound for SLEs shall be limited to spoken voice. 

e. PA systems shall be pointed away from neighbors whenever and wherever 
possible. 
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f. SLEs shall only occur within the hours of 9:00 AM to 10:00 PM. Guests and 
related vehicle traffic shall vacate the site by 10:30 PM. 

g. Outdoor amplified spoken word and/or unamplified/acoustic music related to 
SLEs shall end no later than 9:00 PM. 

h. A MAW staff member shall be designated as a point-of-contact for any potential 
neighbor concerns. 

i. An additional MAW-approved security officer shall be present for the duration of 
all SLEs to help ensure that guests comply with MAW policies and requirements. 

7. Amplified music shall be limited to indoor locations in Lehmann Hall or Weinman Hall 
and shall commence no earlier than 4:30 PM and end no later than 9:00 PM. 

8. Increase the total allowances of use of amplified spoken voice from twice per calendar 
year to 17 per calendar year.  

9. Parking shall be limited to the MAW parking lots. 

10. Allow meetings/seminars and non-profit events, taken together, to total no more than 
41 events and limit these to the non-summer season. Public attendance at these events 
shall be subject to and included within the campus-wide attendance caps: any given 
time (410), daily (900) and annual (47,000), with the exception that meetings/seminars 
shall be restricted to no more than 350 participants/event; and  

11. Project related parking demand shall be accommodated on the project site (not in 
overflow lots or on-street).  

Attendance Limitations 

In addition to Hahn Hall (formerly Abravanel Hall), the other existing indoor venues that can 
accommodate group gatherings are large rooms in Marilyn Horne Main House (formerly 
Miraflores), Lehmann Hall and Yzurdiaga (formerly Stewart Hall) and one in Weinman Hall in 
the Luria Education Center (formerly Instructional Building/Lehrer Studios). The rooms/spaces 
in the Luria Education Center building complex shall be used for musical practice, instruction, 
auditions, rehearsals, meetings and other performing arts uses (dance) and wellness activities 
(yoga, art, etc.) Rental of these spaces to others for these same activities will also be permitted. 
Performances shall not take place in these buildings, except as allowed below. These 
restrictions shall apply throughout both the summer and non-summer seasons except as 
allowed below. The exception to the above restriction is that during the summer season (only), 
the two largest spaces/venues in these buildings (referred to as the Opera Studies Workshop 
and the Orchestra Rehearsal Room) may be used for performances/Master Classes. 

The maximum allowable capacities of the proposed venues are identified in table below.  
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Attendance shall be limited through restrictions on the maximum number of members of the 
public who can be on the Academy campus. Faculty, staff, summer music program students, 
performers and non-staff attendees at administrative activities on-site (including volunteers) 
will not be counted toward the proposed maximum attendance limits. Fundraisers shall be 
subject to the any given time, daily and annual attendance caps and are not considered 
administrative functions.   
 
The specific public attendance limitations proposed are as follows: 
 
1. Any given time (410) - this will apply to either individual or conjunctive use of multiple 

venues on-site (indoor and outdoor);  
2. Daily (900); and  
3. Annual (47,000) caps.  
  

a) Figures do not include faculty, staff, students, other performers or employees or people 
attending administrative functions. 

b) To avoid parking and other conflicts, special administrative functions (board meetings, 
dinners, etc.) shall not occur concurrently with high attendance events. Therefore, 
administrative activities are not expected to increase occupancy of the site over and 
above the proposed any-one time attendance maximum. Also, special administrative 
functions are not subject to the daily, at any given time and annual attendance limits 
either under baseline conditions or the proposed project scenarios (Fundraisers shall 
not count as administrative functions). 

c) When more than 95 performers and staff are present for a maximum capacity non-
summer event, staff or performers above this number shall be bused to the MAW 
campus. 
 

These limitations shall apply to all activities and events conducted on campus and shall apply 7 
days a week. Any exceptions to these limitations are identified below.  

Non-Summer Season 

The proposed typical non-summer activities shall include participants at both conservatory 
activities (musical classes, rehearsals, recitals, recording and concerts, classes and meetings 
sponsored by the Music Academy related to education in music, meetings related to music not 
sponsored by the Music Academy), MAW fundraisers, and rental activities (meetings, seminars, 
and non-profit benefits).  

Existing audience attendance has been limited under this permit to provide assurance to the 
community that the Academy does not become a commercial endeavor. Activities subject to 
the attendance limitations shall include all music conservatory activities associated with the 
Music Academy, community groups, and other members of the public (e.g., concerts, meetings 
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related to music, rehearsals, workshops and instruction, public use of practice studios, 
recording sessions, etc.,) and all special events/rental activities (conferences, meetings, 
seminars, non-profit benefits, educational programs in the arts). Special events/rental activities 
shall be permitted as follows:  

1.  Seminars/meetings and non-profit benefits, taken together, shall be restricted to a total 
of 41 events, subject to, and included within, the campus-wide attendance restrictions. 
The exception to this will be that the seminars and meetings will be further restricted to 
the historic maximum of no more than 350 participants per activity/event. 

2.  Educational programs in the arts are be subject to the attendance caps, with all non-
summer students, faculty, and/or instructors (other than those performing at a concert) 
counted toward the maximum attendance limitations. 

3. Significant Life Events (e.g. weddings, memorial services, quinceaneras, birthday and 
anniversary celebrations, bridal/baby showers and other individual private parties. 

4. Studio rentals for music and other artistic and wellness activities (e.g. yoga, art, dance, 
performing arts, wellness)2. 

Music Academy administrative activities will remain unchanged under the new permit and are 
specifically not included within these attendance limits. However, the Academy shall schedule 
any special administrative activities3, such that they shall not occur at the same time as large 
events on-site. The intent of this is to avoid the combination of event and administrative 
attendance at levels that would challenge traffic circulation and on-site parking demand or that 
will create other logistical problems.  

Summer Season (8 weeks, mid-June to mid-August) Site Attendance  

The attendance maximums shall not include up to 89 staff/faculty (including all conservatory, 
administrative, maintenance, service and other staff), up to 175 students/performers, or 
attendees at administrative activities on-site such as MAW board meetings, auxiliary meetings, 
council dinners, etc. As with the non-summer period, Music Academy administrative activities 
shall remain unchanged under the new permit and shall not be included within the proposed 
attendance limits. However any special administrative activities4, involving greater numbers of 

                                                 
2 The other non-conservatory uses allowed on-site shall be limited to meetings, seminars, non-profit benefits, 
educational programs in the arts, MAW administrative functions, maintenance activities, fundraisers subject to 
attendance caps (except one day per year not subject to the caps). Inclusion of an accessory musical component in 
an activity other than the above allowed uses shall not convert a non-permitted use to a permitted use simply 
because music has been included (e.g., rental for a reception which has musicians for entertainment).   
3 Defined as administrative activities, such as board meetings, auxiliary member meetings, etc., which involve 
more people than regular staff activities.  
4 Defined as administrative activities, such as board meetings, auxiliary member meetings, etc., which involve 
more people than regular staff activities. 
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people, shall not occur at the same time as large events on-site. Fundraisers, subject to the any 
given time, daily and annual attendance caps may occur during the summer.  

The Music Academy shall provide a copy of its Summer School and Festival program to the 
owners of 87 Butterfly Lane upon their request, as well as notification of all special events 
exceeding 250 participants. 

Summer Instructional Program 

Hahn Hall (formerly Abravanel Recital Hall) will enhance the educational experience of the 
students as well as improve the facilities for MAW patrons and the public.  

Off-Campus Master Classes: The MAW will continue to schedule selected Master Classes off 
campus, as necessary (e.g., to accommodate a concert with more public attendance than is 
permitted on-site and/or in specific venues on-site). 

Summer School: Instructional activities for the Summer School consist of individual and group 
instruction, individual and group rehearsals and practice sessions, orchestra rehearsals (no 
orchestra performances), and other school activities. The 175-maximum number of students in 
the overall summer music program shall not change under the revised CUP. However, up to 505 
vocal and vocal accompanying students, that have received primary instruction at Westmont 
College, shall receive all instruction at the Music Academy upon completion of new facilities 
onsite.  Following project implementation, all 175 students will receive both lunch and dinner 
(catered meals, not prepared on-site) at the Music Academy campus. The number of vocal and 
instrumental students is to be determined by the MAW, but cannot exceed 175 total students. 

Other Music Academy Operations 

Fundraising Events Open to the General Public (no attendance cap): One, 1-day fundraiser (e.g., 
May Madness) will not be subject to the attendance caps. This event is to take place during the 
non-summer period. Other fundraising activities will be subject to the attendance caps. 

On-Site Residences:  Both the caretaker's residence and an employee apartment will be 
retained on site. 

 
Caretaker residence use allows flexibility of the “caretaker” residential unit in order to provide 
the opportunity for other MAW employees or guests (e.g. visiting artists) to occupy the onsite 
residence located east of the Treasure House. 

Proj Des-02 Project Conformity: The grading, development, use, and maintenance of the 
property, the size, shape, arrangement, and location of the structures, parking areas and 
landscape areas, and the protection and preservation of resources shall conform to the project 
                                                 
5 These 50 students would continue to be part of (not in addition to) the 175 maximum students in the summer 
program. 
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description above and the hearing exhibits and conditions of approval below. 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 thereto. 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. 

Conditions Derived from EIR Mitigation Measures 

Aesthetics 

3. Compliance with the Tree Protection Plan. The following shall be added to the Tree 
Protection Plan to reduce aesthetic impacts: 

a. The TPP shall emphasize the protection (and retention, where feasible) of existing 
trees and shrubs that are critical to screening the property from off-site (e.g., 
particularly those trees that provide screening of the site when viewed from the 
north and east). In addition, the primary goal of tree maintenance activities 
(trimming, pruning) shall focus on maintaining the long-term health (and retention) 
of the trees. However, wherever possible, the maintenance activities shall also 
consider the goal of maintaining maximum screening provided by tree foliage. 
Trimming or thinning of trees that provide screening as viewed from off-site shall 
be limited to activities necessary to protect the health of the trees, in response to 
mandatory fuel management standards directed by Montecito Fire Protection 
District, due to serious safety concerns, and/or due to serious threats to structures 
(e.g., significant, unstable limb expected to damage roof of structure, etc.).  

PLAN REQUIREMENTS AND TIMING: Applicant shall maintain copies of arborist 
documentation of arborist recommendation for tree thinning/limbing for screening trees. 
P&D shall check the Tree Protection Plan for compliance with this measure.  

MONITORING: Permit Compliance shall site inspect to ensure compliance. 

4. Night-lighting and its intensity shall be minimized to the extent feasible for security and 
safety purposes and night-lighting should be reduced following the close of activities on-
site any given day. Any exterior night lighting installed on the project site shall be of low 
intensity, low glare design, and shall be hooded to direct light downward onto the 
subject parcel and prevent spill-over onto adjacent parcels. The height of night-lighting 
shall also be minimized to reduce its visibility from off-site. This would apply to both the 
height of light fixtures as well as minimizing the location of night lighting in the upper 
portions structures, particularly those at the highest elevations on-site (e.g., recital hall, 
instructional building). Lights shall be dimmed after 10:00 p.m., except when activities 
end at or later than 10:00 p.m. For these exceptions, lighting shall be dimmed to the 
maximum extent feasible and at the earliest possible time after 10:00 p.m. Special 
consideration shall be given to lighting of perimeter development and pathways, 
driveway entrances and exits and all existing and proposed indoor and outdoor lighting 
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on the sides of structures facing the property perimeter (e.g., the north and east sides of 
Luria Education Center and Lehrer Studio Building and the north sides of Hind Hall and 
renovated Hahn Hall – formerly Abravanel Hall) as well as the northern parking area to 
minimize visibility from off-site.  

5. Future structures shall not exceed the heights (including maximum height above sea 
level as indicated by story poles erected prior to the MPC hearing of 5/19/04) or the 
overall sizes of structures identified in the project description and on the project plans. 
Post discretionary approval changes to proposed building heights which do not exceed, 
but rather reduce the heights or sizes identified in the project description and on the 
project plans would also be acceptable.  

PLAN REQUIREMENT: This measure shall be included on building plans.   

TIMING:  Plans shall be submitted prior to approval of Coastal Development Permits for 
structures. 

MONITORING:  Height of building(s) shall be checked by Building and Safety during 
frame/inspection approval. 

6. The northern wall shall be repainted within 72 hours, as necessary, if there is new 
graffiti in the future. If feasible, this wall section shall also be planted with a vine to 
reduce re-occurrence of graffiti or the wall may be permanently removed subject to 
compliance with tree protection measures and replaced with a vine covered fence, 
railing, or wall.  

MONITORING:  P&D shall site inspect. If new graffiti is observed, Permit Compliance 
shall direct Music Academy to repaint this wall section. 

7. Music Academy fundraisers on campus shall be subject to the any given time, daily and 
annual attendance caps.  

8. Indoor amplification shall be located where doors and windows can (and shall) be closed to 
reduce spill-over of noise onto adjacent properties. To avoid potential nuisance 
complaints, non-opening windows may be incorporated into areas of the building(s) where 
indoor amplification is expected.  

9. The Final Cut Through Reduction Plan (CTRP) to reduce the volume of traffic through 
campus shall include the following components of a Gate Closure Program: 

a) The entrance gate at Fairway Road shall include an access card system. Vehicle 
license plates shall be registered for all faculty, staff, and students at the campus 
and access cards shall be issued for all registered vehicles. Each access card will be 
valid on an annual basis, and renewed as necessary. 

b) Hours of operation: 
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i) Summer Program (8 weeks from mid-June to mid-August) 

1) Gate open 10:00 AM to 4:00 PM Weekdays and Saturdays 

2) Gate open for evenings events held on campus with traffic 
attendant (see below) 

3) Gate closed all day Sunday 

ii) Non-Summer Program 

1) Gate open 11:00 AM to 3:00 PM Weekdays 

2) Gate closed all day Saturday and Sunday, except for events held on 
campus with traffic attendant. 

c) A traffic attendant shall be placed at the entrance to the driveway for any public 
events held on campus outside of the open gate hours. Attendant shall monitor for 
cut-through vehicles which were not observed originating from a campus parking 
lot. Attendant shall record license numbers of confirmed cut-through vehicles and 
issue verbal warning to associated drivers. 

d) Existing site and County signage shall be maintained to discourage through traffic in 
the neighborhood, including: 

i) Site signage stating “NO THROUGH TRAFFIC, MUSIC ACADEMY GUESTS 
ONLY” at the Fairway Road entrance gate and along the exit road adjacent 
to The Rack. 

ii) County directional signage at the intersection of Channel Drive and East 
Cabrillo Boulevard stating “Four Seasons Biltmore Use 101 South to Olive 
Mill”, Commercial Vehicles Over 7 Tons Prohibited”, and “Channel Dr Local 
Deliveries Only”. 

 PLAN REQUIREMENTS AND TIMING: The Program shall be submitted to Public Works and 
P&D for review and approval prior to issuance of the CDP. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

10. The MAW shall be required to provide monitoring reports annually. 

a) Monitoring shall cover individual event attendance (ticket sale records from 
ticketing company including the number of tickets per event for public, students, 
and faculty/staff), daily attendance, and seasonal attendance. Attendees shall 
include all regular guests as well as any students, faculty, staff, or other employees 
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who are not performing or working at the event and attendance for these different 
sub-groups shall be provided.  

b) The monitoring shall include a specific break down of seminars, conferences, non-
profit events, educational programs in the arts and conservatory activities.  

c) The monitoring shall include the results of the periodic monitoring of parking 
required to determine adequacy of on-site parking in meeting project demand.  

d) Accompanying the annual monitoring reports shall be a signed statement from the 
President of the Music Academy of the West stating that a copy the Conditional 
Use Permit has been distributed to and reviewed with the Music Academy Board 
and staff in order to ensure compliance with the conditions.  

PLAN REQUIREMENTS AND TIMING: The applicant shall submit a methodology for 
monitoring per the above requirements to P&D for review prior to approval of CDP for 
construction. 

 MONITORING: Permit Compliance shall periodically visit the site (unannounced) during 
events to perform manual counts on-site during both the summer and non-summer 
periods.  Manual counts for events shall be compared with the event attendance data 
submitted in the project monitoring reports. The data will not be exact as Permit 
Compliance will not be able to differentiate who is a public vs. non-public member. 
However, the data will still be useful for comparison purposes as the monitoring data will 
break out the number of public attendees.   

11. Consistent with historic levels, there shall be no more than five public Saturday events 
during the summer6.  

PLAN REQUIREMENTS AND TIMING: Applicant shall submit annual calendars for the 
summer program consistent with this requirement to P&D prior to finalizing the year’s 
summer calendar. 

MONITORING: Permit Compliance shall periodically visit the site (unannounced) to 
determine compliance with this measure. 

12. Consistent with historic levels, there shall be no Sunday public events during the 
summer.7  

                                                 
6 Same as assumed in the traffic study. Traffic in the area is generally already greatest on weekends. Summer 
students and faculty practicing on-site (not performances), staff doing office or grounds work and other basic 
administrative activities would still be allowed. 
7 Same as assumed in the traffic study. Traffic in the area is generally already greatest on weekends. Summer 
students and faculty practicing on-site (not performances), staff doing office or grounds work and other basic 
administrative activities would still be allowed. 
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PLAN REQUIREMENTS AND TIMING: Applicant shall submit annual calendars for the 
summer program consistent with this requirement to P&D prior to finalizing the 
summer calendar. 

MONITORING: Permit Compliance shall periodically visit the site (unannounced) to 
determine compliance with this measure. 

13. Picnic concerts shall be limited to no more than ten per summer.  

Plan Requirements and Timing: Applicant shall submit annual calendars for the summer 
program consistent with this requirement to P&D prior to finalizing the summer 
calendar. 

MONITORING: Permit Compliance shall review summer schedule information (e.g., on the 
MAW website or local newspapers) to confirm scheduled picnic concerts. 

14. Rentals for seminars and meetings shall be limited to 350 participants with a maximum 
end time of 10:00 p.m.  

PLAN REQUIREMENTS AND TIMING: The MAW shall include notice of this requirement 
in all rental contracts for events and other activities on-site along with a meaningful 
financial penalty for transgressions. This requirement shall also be posted on-site during 
applicable evening events to facilitate compliance. Examples of the contract language 
and the language and location of on-site notice shall be submitted to P&D for review 
and approval prior to approval of CDPs for structural development. 

MONITORING:  Permit Compliance shall note compliance with this measure during 
periodic, unannounced visits to the site to field check event attendance (the largest 
events are often evening events).   

15. All events and activities shall begin no earlier than 9:00 am and shall end no later than   
10:00 pm throughout the year. The exception to this shall be allowance for events on 
Thursdays and Fridays during the summer season only to end by 10:30 p.m. Once an 
evening event has ended, guests are expected to leave within approximately 30 
minutes. If approximately 30 minutes becomes insufficient for guests to leave the 
premises, the MPC, as part of their compliance hearings, shall consider the requirement 
to move end times to earlier in the evening, sufficient to provide additional time for 
guests and related vehicle traffic to vacate the site by 10:30 (11:00 for Thursday and 
Friday events in the summer season).  

PLAN REQUIREMENTS AND TIMING: The MAW shall include notice of this requirement 
in all rental contracts for events and other activities on-site along with a meaningful 
financial penalty for transgressions. This requirement shall also be posted on-site during 
applicable evening events to facilitate compliance. Examples of the contract language 
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and the language and location of on-site notice shall be submitted to P&D for review 
and approval prior to approval of CDPs for structural development. 

MONITORING:  Permit Compliance shall note compliance with this measure during 
periodic, unannounced visits to the site to field check event attendance (the largest 
events are often evening events).   

16. The primary use of the catering kitchen and dining facilities shall be to provide lunch and 
dinner to summer music students, faculty, and staff. The secondary use of these 
facilities shall be for the use of non-summer staff to heat up (microwave) and refrigerate 
their lunches and for use by caterer for rental activities in non-summer. Therefore, the 
kitchen and dining facilities shall be limited as follows: 

a) The facilities shall not be open as a snack bar or restaurant for the public or for 
public on-site for non-event activities or non-catered events/activities, such as 
musical instruction or other lessons, or rehearsals.  

b) The facilities shall not be used to provide food for picnic concerts, except to 
supply a “coffee cart” with drinks, cookies, etc. typical of fare available during a 
concert intermission. 

c) The kitchen shall not be used as a cafeteria for food preparation, except for 
activities typical of an office employee lounge (e.g., coffee maker, microwave 
and refrigerator to heat up/keep cool meals and snacks brought by employees).  

d) Food preparation and service for events and the summer program students shall 
be limited to caterers (no permanent chef or other kitchen staff). Food service 
for events and summer student meals shall be designed to minimize necessary 
deliveries.  

e) Except for food used by a caterer for an event or summer student/staff meals, 
food stuffs shall be limited to those typical of an office employee lounge (coffee, 
popcorn, etc.) as well employee access to refrigerator and microwave. 

g) The kitchen shall not be designed as a commercial or industrial kitchen. Rather, it 
shall be designed for catering purposes only, with an assumption and 
requirement for minimal food preparation on-site.  

PLAN REQUIREMENTS AND TIMING: These restrictions regarding the kitchen and dining 
area uses shall be posted to avoid confusion and to facilitate compliance with this 
measure.  

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
periodic, unannounced visits to the site.   
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17. Following project implementation, and for the life of the project, if trees or screening 
shrubs along Butterfly Lane or other perimeter areas of the site are lost (either 
intentionally or due to natural causes), the trees and shrubs shall be replaced (with 
comparably sized plantings, up to 24-inch box), within one month, to minimize loss of 
screening provided by such tree loss. The applicant shall make every effort to replace 
lost screening vegetation with large plantings that reduce the amount of time necessary 
to provide screening. Following installation, to the maximum extent feasible, when the 
property is viewed from off-site, it should retain the appearance of a landscaped 
residential estate. This measure shall be incorporated into the Tree Protection Plan.  

PLAN REQUIREMENTS AND TIMING: This requirement shall be incorporated into the 
project landscape plan, including inclusion of notes to this effect on the landscape plan 
itself. The plan shall be reviewed and approved by P&D, the MBAR and architectural 
historian (under contract to P&D) prior to approval of CDPs. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
periodic visits to the site.   

18. When practice rooms are used for activities which would likely generate nuisance noise 
for neighbors (e.g., any type of amplification, brass band practice, etc.,), any north or 
east facing windows in the room shall be closed.  

19. The rooms/spaces in the new practice studio/instructional/student services/Luria 
Education Center (formerly Student Services) building complex shall be used for musical 
practice, instruction, auditions, rehearsals, meetings and other performing arts uses 
(dance) and wellness activities (yoga, art, etc.). Rental of these spaces to others for 
these same activities would also be permitted. Performances shall not take place in 
these buildings, except as allowed below. These restrictions shall apply throughout both 
the summer and non-summer seasons except as allowed below. The exception to the 
above restriction is that during the summer season (only), the two largest 
spaces/venues in these buildings (referred to as the Opera Studies Workshop and the 
Orchestra Rehearsal Room) may be used for performances/Master Classes. 

PLAN REQUIREMENTS AND TIMING: A note identifying these restrictions shall be 
included on the project building plans for this structure and the applicant shall submit 
future activity calendars to permit compliance staff along with other monitoring data to 
ensure compliance with this measure. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of review of monitoring reports and site visits. 

20. In Hahn Hall, no more than 330 seats shall be used for the public. Ticketing shall 
incorporate tickets for all in attendance at an event and shall include different types of 
tickets for students, faculty/staff and public attendees (public is anyone who is not a 
student, faculty or staff).  
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PLAN REQUIREMENTS AND TIMING: Project plans showing Hahn Hall (formerly 
Abravanel Hall) shall specify that Hahn Hall will have a total of 350 fixed seats. The 
applicant shall specify a method for ensuring that no more than 330 seats are sold 
to/used by the public, for review and approval by P&D prior to approval of CDPs for 
construction. This shall include a ticketing plan for the various types of attendees and an 
example of a monitoring report that would indicate the ticket sales information.  

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of site visits during events in the summer season. 

21. Summer music students shall access the site using buses provided to and from the site. 
The exception to this shall be an allowance for up to 20 student vehicles on-site. These 
vehicles shall have designated student permits, which may be transferable between the 
students and which must be visible in their cars when on campus. No additional student 
vehicles shall be parked on neighborhood streets to evade this restriction. Walking or 
bicycling to the site would also be acceptable, as the intent of this condition is to ensure 
adequate parking on-site. To facilitate compliance, the Music Academy may wish to 
make a MAW vehicle available for use by students on an as-needed basis. 

PLAN REQUIREMENTS AND TIMING: This restriction shall be identified in student 
information materials, a sample of which shall be submitted to P&D for review and 
approval of CDPs. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of site visits during events in the summer season and as part of review of parking data 
monitoring reports. 

22. All project related parking demand shall be accommodated on the project site.  

PLAN REQUIREMENTS AND TIMING: This requirement shall be printed on project plans, 
rental contracts and shall be included on the MAW website associated with activities on-
site. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part 
of site visits during events and as part of review of parking data monitoring reports. 

23. Musicians/other performers shall not be counted toward the attendance maximums if 
they are actually performing at a concert or other event. However, if the activity 
involved is really instruction or rehearsal with members of the public or students (i.e., 
not faculty or staff) observing, the performer and audience shall be counted toward the 
attendance maximums. The intent of this condition is to ensure compliance with the 
attendance caps and to not allow extension of the summer music program, with an 
unlimited number of students, in the non-summer, consistent with the Music Academy's 
letter to Natasha Heifetz Campbell dated June 10, 2004."  
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Noise 

24. All use of amplified sound on-site in indoor locations shall occur with closed windows 
during periods when amplification is being used. The Music Academy shall provide a 
telephone number for members of the public to use to communicate with the Academy 
should amplified sound be audible outside the Music Academy boundaries. Amplified 
sound in outdoor locations shall be limited to the following: 

a) Location: Zone 1 Anne’s Garden, Zone 2/2.5 Holden Encore Society 
Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams Garden, Zone 5 
Kuehn Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 11 Kinnear 
Fountain. 

b) Frequency: 17 times per year. 

c) Duration: No more than 6 hours per event. 

d) Level: Shall not be audible outside MAW property boundaries. 

e) Time of Day: Amplified sound and non-amplified acoustical music associated 
with SLEs shall begin no earlier than 9:00 a.m. and end no later than 9:00 p.m. 

f) Limited to the spoken voice. 

g) Compliance with Self-Management Strategies listed under Operational Changes 
in Condition #1 (based on recommendations found in September 2021 Acoustics 
Analysis by 45dB Acoustics). 

 MONITORING:  Permit Compliance shall site inspect as necessary to confirm compliance 
with this condition. 

Solid Waste 

25. The SWMP shall be implemented during the life of the CUP, unless a modification to the 
plan is approved by County P&D, in consultation with Public Works, Solid Waste 
Division.  

PLAN REQUIREMENTS:  The program shall include, but not be limited to, the following: 

a) On-site provision of adequate space and/or covered bins for storage of recyclable 
materials generated throughout the site and in no case shall these be located within 
the easement along the exit drive. 

b) Designation and/or expansion of a central recyclable material pickup area on-site. 
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c) Continued and expanded participation in the County’s recyclables and greenwaste 
collection programs. 

d) Development of a plan for accessible collection of increased volumes of recycle 
materials, particularly during peak use periods. 

e) Implementation of a monitoring program (quarterly, bi-annually) to ensure 
participation in recycling efforts and requiring written documentation in the form of 
receipts. 

f) Encourage the use of reusable cups and place settings at special events held onsite 
to minimize solid waste generation. 

g) Development of a plan for recycling/reuse of yard waste on-site. This shall include 
on-site mulching and use of the mulch on-site as well as location of adequate green 
waste pick-up containers acceptable to area collection service. 

TIMING: Program components shall be implemented throughout the life of the project.   

MONITORING: P&D shall site inspect periodically after occupancy to ensure solid waste 
components are established and implemented.   

26. Outdoor water use shall be limited through the measures listed below.  

a) Extensive mulching (2” minimum) shall be used in all landscaped areas to 
improve the water holding capacity of the soil by reducing evaporation and soil 
compaction. 

TIMING:  The applicant shall implement all aspects of the landscape and irrigation plan 
prior to occupancy clearance and shall maintain the landscaping components in the 
landscape plan for the life of the project.  

Traffic 

27. Parking demand generated by project activities shall be accommodated within the on-site 
parking supply (285 passenger vehicle spaces with ability for 5 additional spaces using 
stacked parking, and two bus spaces, consistent with approved plans). The parking shall be 
in place prior to any increases in attendance. This parking supply is consistent with 
application of a conservative parking demand rate of 0.76 spaces/seat8, the project would 
generate demand for 289 spaces.). In order to ensure that project generated parking 
demand can be accommodated on-site, once the Master Plan is operational, the applicant 
shall monitor event parking during large events (300 plus attendees) to determine whether 
parking is indeed adequate to accommodate on-site parking for the proposed any given 
time maximum public attendance. The parking monitor shall specifically evaluate parking 

                                                 
8 Based on ATE summer afternoon, high attendance event data 
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for days when high attendance is expected for consecutive Master Classes to determine 
whether there is adequate time between event start and end times to allow exiting 
vehicles (from a large event) to leave the site in time for entering vehicles (for a large 
event) to backfill the vacated parking spaces without waiting. Project conditions, which 
affect parking (including, but not limited to a reduction in the any given time public 
attendance maximum attendance cap, increased or decreased minimum time required 
between consecutive events, etc.), may be modified at the required compliance report 
hearings with the Montecito Planning Commission if the results of these surveys indicate 
insufficient parking is available to accommodate project demand. The MAW also has the 
ability to control administrative and volunteer activities on-site to ensure adequate parking 
will be available to accommodate other activities and events.   

PLAN REQUIREMENTS AND TIMING: The applicant shall fund preparation of periodic 
surveys (four times per year, although more often during the summer season and possibly 
less often during the non-summer season would also be acceptable) of the total number of 
vehicles associated with large events on-site and where they park. The applicant shall 
submit a draft monitoring plan to P&D for review and approval prior to approval of CDPs 
for new structures Depending on project phasing, the monitoring plan may require 
modification for future phase(s). The monitoring plan may be modified by the MPC, as 
determined necessary, at the project’s compliance hearings. The parking surveys shall 
specifically evaluate large consecutive events. The surveys shall be performed by 
professionals experienced in collection of traffic data. Given the potential ramifications of 
the survey results and to avoid any perception of conflict of interest, the survey personnel 
shall be funded by the applicant under contract to the County. The surveys shall account 
for all cars associated with Music Academy activities, including those associated with 
students, faculty, other employees, volunteers, customers and sales people at the resale 
shops, and others attending administrative activities on-site. (Surveys required by this 
condition may be performed in conjunction with mitigation monitoring requirements 
identified in other traffic mitigation measures). In the first year of regular operations, 
survey data shall be available for a week which includes peak attendance 
classes/events/picnic concert during the summer season and for a week which includes 
peak events during the non-summer period. Therefore, the Academy’s event calendar shall 
be used to identify appropriate monitoring periods.  

MONITORING:  Permit Compliance shall ensure implementation of contract for parking 
monitoring and shall review parking monitoring reports for compliance.  

28. Project generated parking demand shall be accommodated by on-site parking 285 
passenger vehicle spaces, 5 additional stacked parking spaces and two bus spaces).  To 
facilitate on-site parking and avoid project generated parking demand on neighborhood 
streets, the MAW shall: 

a) Deploy an adequate number of parking attendants for the larger events to ensure 
that identified parking is maximized (and parking on neighborhood streets is 
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avoided or minimized). An adequate number of attendants shall also be present 
for events to ensure that entering vehicles are not blocking traffic on Fairway in 
front of the Music Academy entrance.  Parking attendants shall be responsible for 
directing vehicles to appropriate parking areas and open spaces and facilitating 
circulation throughout the site(s). If it is confirmed by P&D that MAW attendees, 
staff or students are consistently parking on neighborhood streets, the MAW will 
be required to utilize an increased number of parking attendants. If this problem 
persists, information regarding this situation will be forwarded to the Montecito 
Planning Commission as part of their compliance update hearing(s). If the 
monitoring indicates that on-site parking supply cannot accommodate peak parking 
demand for maximum attendance events, the MPC shall consider reducing the 
maximum any given time attendance to a level at which the on-site parking supply 
can accommodate peak attendance.  

b) In the non-summer period, performers shall be bused to the site if there would be 
more than 95 staff/performers at an event (with attendees)9.  

PLAN REQUIREMENTS AND TIMING: The applicant shall prepare a typical plan for use by 
attendants at various large events to facilitate operations. This plan shall be submitted to 
P&D and Public Works prior to issuance of CDPs.  

MONITORING: Permit Compliance shall periodically inspect for implementation of plan 
during large events Permit Compliance may also review related monitoring reports 
required pursuant to other project conditions 

29. The applicant shall deposit funds to cover on-going staff review and compliance efforts. In 
addition to regular compliance review, this shall also include the cost for staff to attend 
(unannounced) events on-site periodically and to perform manual counts of attendees at 
such events for general comparison with applicant submitted monitoring reports regarding 
attendance. Precise comparison will not be possible for some events (e.g., summer 
concerts) as some of the attendees will include students and faculty. However, the 
monitoring data submitted by the MAW will break out the number of public attendees.  

PLAN REQUIREMENTS AND TIMING: The applicant shall submit necessary funds for long-
term compliance with P&D prior to approval of CDPs. The amount shall be determined 
following review of project plans for CDPs, including, but not limited to, the manner in 
which the project operations propose to comply with project conditions. 

 MONITORING: Permit Compliance shall confirm that funds were deposited prior to 
issuance of CDPs. 

30. The Music Academy shall ensure adequate breaks between the start and end times of 

                                                 
9 This is required to ensure there would be adequate on-site parking for a high attendance event in the non-
summer season, when performers would not normally be arriving by bus (as the students do during the summer). 
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events to avoid concurrent demand for available parking. At least 40 minutes shall be 
scheduled between the start and end times of larger events on-site ( those involving 
combined consecutive event attendance of 550 or more public attendees, such as 300 at 
the first afternoon Master Class and 250 at the second Master Class).  

MONITORING: Permit Compliance shall periodically review Music Academy schedules of 
events for compliance. 

31. Although not an option at this time, project egress for west-bound traffic would be 
acceptable using either Monte Cristo Lane or the Montecito Sanitary District driveway 
(subject to Public Works review and approval of the driveway access design onto Channel 
Drive. Maintaining this option (although unlikely to effectuate), would serve to reduce 
neighborhood traffic volumes and provide a more direct route for west-bound traffic 
leaving the Music Academy. 

Project Specific Conditions 

32. No signs of any type are approved with this action unless otherwise specified.  All signs 
require a separate Coastal Development Permit and Montecito Board of Architectural 
Review approval and shall comply with the Santa Barbara County Code Chapter 35, 
Article I (Sign Regulations). The exception to this shall be temporary signs associated 
with the interim CTRP.  The applicant will bring the temporary signs forward for MBAR 
review and approval, but will be permitted to install temporary CTRP signage prior to 
MBAR approval, in order to effectuate traffic reduction at the earliest possible date. If 
MBAR recommends changes to the signs, within one week the MAW shall replace the 
signs, consistent with the MBAR directed change(s). 

33. During the non-summer period, unless the recording is secondary to an actual on-site 
performance those persons being recorded and related assistants on-site for shall be 
counted toward the attendance limits. During the summer season, only summer school 
students, faculty, and related assistants shall use the recording facilities. 

Conditions by Issue Area 
 
34. Noise-02 Construction Hours: The Owner /Applicant, including all contractors and 

subcontractors shall limit construction activity, including equipment maintenance and 
site preparation, to the hours between 7:00 a.m. and 4:30 p.m. Monday through Friday. 
No construction shall occur on weekends or State holidays. Non-noise generating 
interior construction activities such as plumbing, electrical, drywall and painting (which 
does not include the use of compressors, tile saws, or other noise-generating 
equipment) are not subject to these restrictions. Any subsequent amendment to the 
Comprehensive General Plan, applicable Community or Specific Plan, or Zoning Code 
noise standard upon which these construction hours are based shall supersede the 
hours stated herein. 
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PLAN REQUIREMENTS: The Owner/Applicant shall provide and post a sign stating these 
restrictions at all construction site entries. 
 
TIMING: Signs shall be posted prior to commencement of construction and maintained 
throughout construction. 
 
MONITORING: The Owner/Applicant shall demonstrate that required signs are posted 
prior to building permit issuance and pre-construction meeting. Building inspectors and 
permit compliance staff shall spot check and respond to complaints. 

County Rules & Regulations 

35. Rules-02 Effective Date-Appealable to CCC:  This Coastal Development Permit 
shall become effective upon the expiration of the applicable appeal period provided an 
appeal has not been filed.  If an appeal has been filed, the planning permit shall not be 
deemed effective until final action by the review authority on the appeal, including 
action by the California Coastal Commission if the planning permit is appealed to the 
Coastal Commission.  [ARTICLE II § 35-169]. 

36. Rules-05 Acceptance of Conditions:  The Owner/Applicant's acceptance of this 
permit and/or commencement of use, construction and/or operations under this permit 
shall be deemed acceptance of all conditions of this permit by the Owner/Applicant. 

37. Rules-11 CDP Expiration-With CUP or DVP: The approval or conditional approval of a 
Coastal Development Permit shall be valid for one year from the date of decision-maker 
action. Prior to the expiration of the approval, the review authority who approved the 
Coastal Development Permit may extend the approval for one year if good cause is 
shown and the applicable findings for the approval required in compliance with Section 
35-169.5 can still be made. Prior to the expiration of a time extension approved in 
compliance with Subsection a. above, the review authority who approved the time 
extension may approve two additional time extensions for two years each if good cause 
is shown and the applicable findings for the approval required in compliance with 
Section 35-169.5 can still be made. 

A Coastal Development Permit shall expire two years from the date of issuance if the 
use or structure for which the permit was issued has not been established or 
commenced in conformance with the effective permit. A Coastal Development Permit 
whose expiration date has been extended in compliance with the above will 
nevertheless expire at the earlier of: (1) the expiration of the most recent time 
extension or (2) the expiration of the associated Conditional Use Permit or Development 
Plan (as modified by any extension thereto). 

38. Rules-23 Processing Fees Required: Prior to issuance of Coastal Development Permit, 
the Owner/Applicant shall pay all applicable P&D permit processing fees in full as 
required by County ordinances and resolutions. 
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39. Rules-31 Mitigation Monitoring Required:  The Owner/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 Owner/Applicant shall: 

a. Contact P&D compliance staff as soon as possible after project approval to 
provide the name and phone number of the future contact person for the project and 
give estimated dates for future project activities; 

b. Compliance monitoring costs for existing Case No. 02PMC-00000-00306 will 
continue to be invoiced monthly and may include 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 Owner/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.  
Monthly invoices shall be paid by the due date noted on the invoice; 

c. Contact P&D compliance staff at least two weeks prior to commencement of 
construction activities to schedule an on-site pre-construction meeting to be led by P&D 
Compliance Monitoring staff and attended by all parties deemed necessary by P&D, 
including the permit issuing planner, grading and/or building inspectors, other agency 
staff, and key construction personnel: contractors, sub-contractors and contracted 
monitors among others. 

40. Rules-33 Indemnity and Separation:  The Owner/Applicant shall defend, 
indemnify and hold harmless the County or its agents or 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 this 
project. 

41. Rules-35 Limits-Except DPs:  This approval does not confer legal status on any 
existing structures(s) or use(s) on the property unless specifically authorized by this 
approval.  

42. Rules-37 Time Extensions-All Projects: The Owner / Applicant may request a time 
extension prior to the expiration of the permit or entitlement for development.  The 
review authority with jurisdiction over the project may, upon good cause shown, grant a 
time extension in compliance with County rules and regulations, which include reflecting 
changed circumstances and ensuring compliance with CEQA.  If the Owner / Applicant 
requests a time extension for this permit, the permit may be revised to include updated 
language to standard conditions and/or mitigation measures and additional conditions 
and/or mitigation measures which reflect changed circumstances or additional 
identified project impacts. 
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43. Landscaping shall be maintained for the life of the project. 
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ATTACHMENT C 
EIR (03-EIR-06) ADDENDUM 

Music Academy of the West Master Plan Revised Conditional Use Permit  
21RVP-00000-00109 

 
 
TO:   Montecito Planning Commissioners 
 
FROM: Alex Tuttle, Supervising Planner 
  Development Review Division, Planning and Development 
  Staff Contact: Steve Conner 
 
DATE: March 7, 2023 
 
RE:  CEQA Determination: Finding that CEQA Section 15164 (Addendum) applies to the Music 

Academy of the West Revised CUP Case Nos. 21RVP-00000-00109 and 21CDP-00000-
00129. CEQA Section 15164 allows an addendum to be prepared when only minor technical 
changes or changes which do not create new significant impacts would result. The Final 
Environmental Impact Report for the Music Academy of West Master Plan Revised 
Conditional Use Permit (03-EIR-06), prepared for the Music Academy of the West Master 
Plan Revised Conditional Use Permit Case No. 90-CP-111 RV01, is hereby amended by this 
15164 letter for Case Nos. 21RVP-000000-00109 and 21CDP-00000-00129.   

 
 
Location: The project is located at 1070 Fairway Road in the Montecito Community Plan area, First 

Supervisorial District (APNs 009-282-029 and -030). 
 
Background:  
The Music Academy of the West (MAW) Master Plan Revised Conditional Use Permit, Case No. 90-CP-
111 RV01, was approved by the Board of Supervisors on October 26, 2004. As part of the approval, the 
Board certified a Final EIR (03-EIR-06, FEIR). The FEIR prepared for the project identified temporary 
environmental impacts (short- to mid-term/10-15 years) to Aesthetics and Land Use that could not or 
might not be fully mitigated and were therefore considered significant and unavoidable (until 
proposed landscaping reached sufficient height/size to provide screening from off-site public viewing 
areas particularly from the north and east). Mitigation to address these impacts included the same 
mitigation identified to address the identified significant but mitigable impacts. Significant but 
mitigable impacts included the following areas:  aesthetics/visual resources, archaeological resources, 
biological resources, grading/drainage, fire protection, land use compatibility, noise, solid waste 
generation, transportation/circulation, and water quality. Mitigation measures were identified and 
incorporated as conditions of approval to reduce impacts to less than significant levels. 
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Proposed Project: 
The project is a request for a Revised CUP to 90-CP-111 RV01 to allow the following project 
components associated with the MAW Master Plan1:  
 

 Increase the maximum seating capacity in Hahn Hall from 300 permanent seats and 50 
temporary seats during the summer to 350 permanent seats year-round. As required under the 
CUP, 330 seats will continue to be the maximum available to the public and the 20 remaining 
seats will continue to be used by students, staff, and volunteers. 

 Decrease the permanent seats in Yzurdiaga Hall (formerly Stewart Hall) from 92 to 42 seats. 
 Increase the maximum any given time public attendance from 330 to 410 people. This will 

allow more than one public event in a location other than Hahn Hall (350 seats). There will be 
no change in the daily attendance cap of 900 people. 

 Increase the attendance cap for meetings and seminars from 175 to 350 participants per event.  
 Eliminate the seasonal caps of “summer” (22,000 people) and “non-summer” (25,000 people) 

and maintain the existing annual cap of 47,000 people. 
 Change reporting requirements from biannual to annual. 
 Increase the number of parking spaces available to students from 10 to 20 spaces.  
 Increase the instructional student population from 150 to 175 students. 
 Increase the total allowances of use of the amplified spoken voice from twice per calendar year 

to 17 per calendar year. 
 Change in use to allow weddings and other special events known as Significant Life Events 

(SLEs). 
o Examples of SLEs include weddings, memorial services, quinceaneras, birthday and 

anniversary celebrations, bridal/baby showers and other individual private parties. 
o A maximum of 15 SLEs shall be allowed per year. 
o Reception attendance related to each SLE shall be limited to 2252. 
o Parking shall be limited to the MAW parking lots. 
o Amplified music shall be limited to indoor locations in Lehmann Hall or Weinman Hall 

and shall commence no earlier than 4:30 PM and end no later than 10:00 PM. 
o Outdoor amplified sound for SLEs shall be limited to spoken voice. 
o SLEs may take place in any appropriately-sized indoor space, with the exception of Hahn 

Hall. Outdoor amplified spoken voice and unamplified/acoustic music shall be limited to 
the following areas: Zone 1 Anne’s Garden, Zone 2/2.5 Holden Encore Society 
Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams Garden, Zone 5 Kuehn 
Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 11 Kinnear Fountain. 

o The following tools for self-management of sound levels shall be implemented for SLEs 
with outdoor amplified spoken word and/or unamplified/acoustic music shall be 
consistent with the proposed self-management recommendations outlined below: 

                     
1 For complete detail, see Attachment B.1 to the Staff Report dated March 7, 2023. 
2 Based on the maximum standing capacity of 233 at Lehmann Hall. 
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 The SLE facility renter must provide personnel to manage each SLE. The 
manager(s) shall be present from set up to break down of the event, shall not be 
considered a guest, and shall not drink alcohol during the event. 

 At Zones 1, 3, 4, and 5 (i.e., areas near the southern property lines): acoustic 
music programming, and/or amplified spoken voice shall be limited to no more 
than two hours total. 

 At Zones 2, 2.5, 7, and 9: acoustic music programming and/or amplified spoken 
voice shall be limited to no more than four hours total. 

 PA systems shall be pointed away from neighbors whenever and wherever 
possible. 

 SLEs shall only occur within the hours of 9:00 AM to 9:00 PM. 
 A MAW staff member shall be designated as a point-of-contact for any potential 

neighbor concerns. 
 An additional MAW-approved security officer shall be present for the duration 

of all SLEs to help ensure that guests comply with MAW policies and 
requirements. 

 The SLE facility renter shall provide an assistant dedicated to ride share 
assistance at the end of each event to decrease the potential neighborhood 
nuisance caused by lost/confused drivers. Note: ride share drivers’ ability to 
locate the correct entrance to the MAW is often dependent on how the rider(s) 
enter(s) their pick up location into the ride share app.  

 
 Change in use to discontinue operation of retail shops (The Treasure House and the Rack) and 

allow residential use of these spaces for alumni, faculty members, local organizations, guest 
artists and other community-related uses such as rehearsal space and SLE preparation space. It 
is anticipated the residential component would be utilized in the summer months for 8-10 
weeks for Festival-related personnel. In non-summer months, durations of stay may range 
from 1-night to 30-days at a time, and with a 1–4-person maximum occupancy for The Rack, 
and 1–2-person maximum occupancy for the Treasure House. This request further supports the 
fiscal health of the MAW in generating revenue and off-setting rental expenses otherwise paid 
for off-site rentals for MAW guest artists, alumni, and faculty members.   

 Change in use to allow “caretaker” residential unit to be used by other MAW employees.  
 Change in use to convert existing administrative storage building/Marjorie Crispin Annex 

(formerly known as Harger Studio) to administrative office. 
 Modification in community use of the studio spaces to allow other art- and wellness-related 

uses, including dance, yoga, meditation, visual and performing arts, etc. 
 Updates to conditions of approval related to Cut-Through Reduction Plan (CTRP), for which 

reporting requirements were discontinued as of 2009. The CTRP Condition will be revised to 
reflect the gate closure program that was approved to replace the CTRP. 

 Update several references to MAW campus building names. 
 Project-related parking demand shall continue to be accommodated on the project site (not in 

overflow lots or on-street). 
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Project Impact Analysis: 
The proposed Revised CUP includes modifications to several conditions of approval, including 
mitigation measures. The proposed changes to those conditions derived from mitigation measures fall 
into two categories: 
 

Type I. Revised conditions to reflect the completion of the final phase of Master Plan construction, 
update items for the purpose of clarity, and update building names. 
 
Type II. Revised conditions to reflect changes requested by MAW and which have been 
determined to still meet the original intent. 

 
These two types of revisions are discussed in greater detail below. 
 
Type I: Revisions to Reflect Completion of final phase of Master Plan Construction, and updated 
building names. 
 
Revisions Related to Completion of the final phase of the MAW Master Plan. Buildout of the approved 
Master Plan was completed in 2017. During construction of the MAW Master Plan, landscape 
improvements were completed, utilities were installed, structures were replaced and renovated, 
structures were demolished, parking areas were renovated and new parking areas were installed, 
internal roadways were realigned, a secondary fire access drive was installed, a Cut-through Traffic 
Reduction Program (CTRP) was implemented, and operational changes were implemented. 
 
The completed structures are: 

 Reconstruction of Hahn Hall (formerly Abravanel Hall)   11,523 sf 
 New restroom building (southeast corner Abravanel Hall)  902 sf 
 New Practice Studios/Instruction Center (Hind Hall)   13,670 sf 

 
Structures approved, but will not be constructed: 

 New Maintenance/Storage      1,610 sf 
 New Storage        1,080 sf 

 
Type I revisions related to build out of the Master Plan will result in revisions to certain Conditions of 
Approval that reflect the completion of construction, including updating the Conditions to identify 
those Conditions that have been fully satisfied and completed with the construction. These revisions 
include Condition Nos. 2, 9-27, 29, 32-33, 42-46, 49-50, 52-54, 56-68, and 70-73 (see Attachment B.1 
of the Staff Report, dated March 7, 2023). These revisions will not result in changes to project impacts, 
as any mitigation measures modified or deleted with these changes have already been satisfied during 
construction and implementation of the master plan and are no longer applicable. 
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Revisions related to updated building names. These revisions include Condition Nos. 4 and 6. Revisions 
related to updated building names will not result in changes to project impacts. 
 
Type II. Revised conditions to reflect changes requested by MAW and which have been determined 
to still meet the original intent. 
 
The Type II revisions are specifically proposed by MAW and will result in changes to Condition Nos. 28, 
30, 31, 34, 38, 40, 47-48, and 55 to simplify the use permit and add flexibility to allowed operations. 
The following includes a strikethrough and underline version of each of the proposed Type II 
conditions and a discussion of the proposed changes in relation to their potential to cause new 
environmental impacts. As discussed in detail below, the proposed changes to the conditions of 
approval/mitigation measures will not reduce their effectiveness in mitigating impacts to less than 
significant levels. 
 
28. Music Academy fundraisers on campus shall be subject to the any-given-time, daily and 

seasonal attendance annual attendance caps. The exception to this shall be limited to one, 1-
day event per year, held during the non-summer season, which shall be unrestricted with 
regard to attendance caps (e.g., May Madness). 

 
Discussion: The revised mitigation measure will remain effective in reducing impacts to less than 
significant levels, and no new significant impacts will result from the proposed change. The summer 
(22,000) and non-summer (25,000) maximum public attendance caps will be eliminated to allow MAW 
more flexibility in scheduling events throughout the year, but the daily and annual maximum public 
attendance caps will remain unchanged at 900 and 47,000, respectively. This mitigation measure was 
initially adopted to reduce land use compatibility impacts to less than significant levels. Elimination of 
the seasonal attendance caps will not result in any new significant impacts or increase the severity of 
impacts previously identified since the overall level of use on any given day, daily and on an annual 
basis will not change.  
 
30. The Final Cut Through Reduction Plan (CTRP) to reduce the volume of traffic through campus 

shall include the following components of a Gate Closure Program: 
 

a) The entrance gate at Fairway Road shall include an access card system. Vehicle license 
plates shall be registered for all faculty, staff, and students at the campus and access 
cards shall be issued for all registered vehicles. Each access card will be valid on an 
annual basis, and renewed as necessary. 

b) Hours of operation: 
i) Summer Program (8 weeks from mid-June to mid-August) 

1) Gate open 10:00 AM to 4:00 PM Weekdays and Saturdays 
2) Gate open for evening events held on campus with traffic attendant (see 

below) 
3) Gate closed all day Sunday 
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ii) Non-Summer Program 
1) Gate open 11:00 AM to 3:00 PM Weekdays 
2) Gate closed all day Saturday and Sunday, except for events held on 

campus with traffic attendant 
c) A traffic attendant shall be placed at the entrance to the driveway for any public events 

held on campus outside of open gate hours. Attendant shall monitor for cut-through 
vehicles which were not observed originating from a campus parking lot. Attendant 
shall record license numbers of confirmed cut-through vehicles and issue verbal 
warning to associated drivers. 

d) Existing site and County signage shall be maintained to discourage through traffic in the 
neighborhood, including: 
i) Site signage stating “NO THROUGH TRAFFIC, MUSIC ACADEMY GUESTS ONLY” at 

the Fairway Road entrance gate and along the exit road adjacent to The Rack. 
ii) County directional signage at the intersection of Channel Drive and East Cabrillo 

Boulevard stating “Four Seasons Biltmore Use 101 South to Olive Mill”, 
Commercial Vehicles Over 7 Tons Prohibited”, and “Channel Dr Local Deliveries 
Only”. 

 
The applicant shall submit a Cut-through Traffic Reduction Program (CTRP) to minimize land 
use compatibility impacts associated with any increased traffic in the surrounding residential 
neighborhood prior to approval of CDPs for the first phase of grading. The plan shall be 
implemented prior to occupancy clearance (with the exception of occupying the Miraflores 
remodel). The plan shall be designed consistent with, but not limited to, the description in the 
ATE traffic study dated 9/17/03. Some of the components from the ATE study are detailed 
below and some additional requirements have been added. The components identified below 
may be modified if it is determined that such modifications would still result in an effective 
CTRP. 

 
a) Provide a “ticket-spitter” before arriving at the fork in the entrance drive, where the 

driver would receive a ticket and provide signage that indicates that validation of the 
ticket will be required or a minimum $10.00 fee will be charged upon exiting the site. 

 
b) An access card, pass or sensor installed on the windshield to open the gate (rather than 

punching in a code) shall be issued to Music Academy staff, faculty, for up to 10 student 
vehicles and others who are regularly on-site when the gates are normally closed. There 
shall be a protocol for either confirming the card holder at the kiosk (through 
information on the card) or for regularly checking to see which cards have been used 
and how often (to ensure access cards have not been duplicated or otherwise used 
improperly). In addition, such access card, pass or sensor shall be valid for no more than 
12 months from the date of issue. 

 

000129



Music Academy of the West Master Plan Conditional Use Permit Revision 
Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129 
Hearing Date: March 15, 2023 
Attachment C 
  

c) Whenever the entrance gates are open, a kiosk on the exit segment shall be manned to 
collect validated tickets or the exit fee (for non-validated tickets). If cut-through vehicles 
are found to be cutting through at other times (by following other cars in through the 
gate or because access cards are being inappropriately reproduced), the kiosk shall be 
manned during these times of known cut-through traffic. A computer system shall be 
used to track cut-through vehicle data for the CTRP. 

 
d) Others who frequent the site intermittently, but who do not have access cards, would 

access the site by using an intercom system at the entrance, (like the existing system), 
to contact administrative personnel, the caretaker, etc. to allow entry. 

 
e) If the CTRP is not found to be successful in substantially reducing cut-through traffic, 

the MPC shall consider the need for and specific modifications to improve the 
program’s effectiveness (as necessary) at their regular compliance hearing(s). The MPC 
shall determine the need to implement modifications to the program, including, but not 
limited to the options identified below: 

 
i) Increasing the times and times of day when the kiosk is manned; 

 
ii) Increasing the fee to $20.00 or more for cut-through vehicles; 

  
iii) Adding a manned presence (second kiosk) at the entrance near the ticket 

spitter; 
 
iv) A narrow, chip-sealed CTRP return lane shall be installed between the existing 

entrance road and the reflection pool garden. A kiosk shall be placed prior to the 
fork in the entrance road. There shall be a mechanical arm or gate on the access 
road continuing north past the kiosk to allow kiosk personnel to stop cut-
through vehicles and turn them back to Fairway using the return lane. There 
shall also be two mechanical arms or gates, controlled by kiosk personnel, 
installed at both ends of the return lane to: 1) keep vehicles parked in the allee 
from using the return lane as an exit back to Fairway and 2) keep vehicles from 
trying to enter this lane from Fairway when the entrance gates are closed. 

 
v.) One of the other access options; 
 
vi.) Any other measure determined to be appropriate, including the modification of 

permitted attendance levels. The MPC shall determine the need for and type of 
modifications to the program at their compliance hearing(s). 

 
f) The plan shall include a recommended protocol for determining the effectiveness of the 

CTRP; 
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g) The plan shall include the times when the entrance gates will remain open and  closed 

and shall maximize the periods when the gates remain closed to facilitate a reduction in 
cut-through traffic. 

 
h) A protocol shall be proposed for continuously changing tickets and validation  stamps to 

ensure the system is not abused. 
 
i) The resale shops shall be open Monday-Saturday from 12:00-3:00 p.m., allowing the 

gates to be closed during the peak cut-through traffic period unless they would 
otherwise be open to accommodate other MAW activities (e.g., summer Master 
Classes). 

 
j) As weekend activities would be limited during the summer (no Sunday public events 

and only five public Saturday public events), the gates shall typically be closed (except 
the five Saturdays) on the summer weekends. If the gates are open on Saturday 
afternoons to accommodate the resale shops, the kiosk shall be manned throughout 
this time period; 

 
k) The plan shall incorporate use of driveway counts to assist in better determining cut- 

through traffic periods and to improve the on-going  CTRP). 
 

PLAN REQUIREMENTS AND TIMING: The Program shall be submitted to Public Works 
and P&D for review and approval prior to approval of the first CDP for grading (as kiosk 
and return design may affect driveway details). The plan shall be implemented prior to 
occupancy clearance (with the exception of occupying the Miraflores remodel). Prior to 
approving the CDP for the first phase of project grading, P&D shall bring the CTRP to the 
MPC for an informational briefing and receive MPC comments on the program.  This 
briefing shall also include a report on the applicant’s interim CTRP and its effectiveness. 

 
MONITORING: Permit Compliance shall monitor periodically for compliance. 
 

Discussion: The revised mitigation measure will remain effective in reducing traffic impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. Revisions 
to the condition of approval to reflect the replacement of the CTRP with the gate closure program will 
not result in any new significant traffic impacts or increase the severity of traffic impacts previously 
identified. This mitigation measure was initially adopted to reduce traffic impacts associated with 
buildout of the Master Plan to less than significant levels by controlling vehicle traffic through the 
MAW campus. An Interim CTRP was designed and implemented prior to occupancy clearance for the 
Phase I buildout of the MAW Master Plan. An information briefing was held on June 20, 2007, at the 
Montecito Planning Commission hearing (Attachment C.1) to review the effectiveness of the Interim 
CTRP. The briefing included a letter from the traffic consultant with an analysis of the effectiveness of 
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the CTRP (Attachment C.2). The analysis indicated that the Interim CTRP had reduced the average 
amount of cut-through traffic by up to 77 percent by the year 2006. MAW proposed that the measure 
of success for the CTRP should be a 60 percent reduction in cut-through traffic (a voluntarily reduction 
over the minimum 52 percent reduction necessary to offset any potential future traffic increases that 
may occur as a result of the Master Plan). Therefore, County Staff determined that the interim CTRP 
and Gate Closure Program was acceptable and the monitoring program for the CTRP was discontinued 
after the program was determined to be effective by the end of the non-summer season of 2009 and 
the completion of the Phase I Construction of the MAW Master Plan.  
 
34.  The MAW shall be required to provide monitoring reports twice annually. 
 

a)  Monitoring shall cover individual event attendance (ticket sale records from ticketing 
company including the number of tickets per event for public, students, and faculty/staff), 
daily attendance, and seasonal attendance. Attendees shall include all regular guests as 
well as any students, faculty, staff, or other employees who are not performing or working 
at the event and attendance for these different sub-groups shall be provided. 

 
b)  The monitoring shall include a specific break down of seminars, conferences, non- profit 

events, educational programs in the arts and conservatory activities. 
 
c)  The monitoring shall include the results of the periodic monitoring of parking required to 

determine adequacy of on-site parking in meeting project demand. 
  
d)  Accompanying the annual monitoring reports shall be a signed statement from the 

President of the Music Academy of the West stating that a copy the Conditional Use Permit 
has been distributed to and reviewed with the Music Academy Board and staff in order to 
ensure compliance with the conditions. 

 
PLAN REQUIREMENTS AND TIMING: The applicant shall submit a methodology for monitoring 
per the above requirements to P&D for review prior to approval of CDP for construction. 
 
MONITORING: Permit Compliance shall periodically visit the site (unannounced) during events 
to perform manual counts on-site during both the summer and non-summer periods. Manual 
counts for events shall be compared with the event attendance data submitted in the project 
monitoring reports. The data will not be exact as Permit Compliance will not be able to 
differentiate who is a public vs. non-public member. However, the data will still be useful for 
comparison purposes as the monitoring data will break out the number of public attendees. 

 
Discussion: The revised mitigation measure will remain effective in reducing impacts to less than 
significant levels, and no new significant impacts will result from the proposed change. The monitoring 
and reporting requirements will remain the same as previously required, but modified from twice 
annually to annually. In accordance with the monitoring and reporting that was required as a 
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condition of approval for the latest revision of the CUP (90-CP-111-RV01), the maximum attendance 
number has not been exceeded and there have been no reported violations on the property. By 
adhering to the existing daily and annual caps and continuing to regulate their uses in a manner 
consistent with their existing operation with respect to traffic, parking, privacy, and noise, the 
proposed reduction to annual reporting will not result in any new significant impacts to project land 
use compatibility or increase the severity of impacts previously identified.  
 
38.   Rentals for seminars and meetings shall continue to be limited to 175 350 participants with a 

maximum end time of 10:00 p.m. 
 

PLAN REQUIREMENTS AND TIMING: The MAW shall include notice of this requirement in all 
rental contracts for events and other activities on- site along with a meaningful financial 
penalty for transgressions. This requirement shall also be posted on-site during applicable 
evening events to facilitate compliance. Examples of the contract language and the language 
and location of on-site notice shall be submitted to P&D for review and approval prior to 
approval of CDPs for structural development. 
MONITORING: Permit Compliance shall note compliance with this measure during periodic, 
unannounced visits to the site to field check event attendance (the largest events are often 
evening events). 

 
Discussion: The revised mitigation measure will remain effective in reducing land use compatibility 
impacts to less than significant levels, and no new significant impacts will result from the proposed 
change. This mitigation measure was initially adopted to reduce land use compatibility impacts to less 
than significant levels. This change will allow meetings and seminars to use the full capacity of Hahn 
Hall. The daily and annual maximum public attendance will remain unchanged at 900 and 47,000, 
respectively, and the any-one-time cap will increase slightly from 330 to 410 visitors. The annual total 
number of meetings and seminars will remain capped at 41 events, as required in the project 
description. Therefore, the increase in maximum allowed public attendance at seminars and meetings 
will not result in any new significant land use compatibility impacts or increase the severity of impacts 
previously identified.  
 
40. The primary use of the catering kitchen and dining facilities shall be to provide lunch and 

dinner to summer music students, faculty, and staff. The secondary use of these facilities shall 
be for the use of non-summer staff to heat up (microwave) and refrigerate their lunches and 
for use by caterer for rental activities in non-summer. Therefore, the kitchen and dining 
facilities shall be limited as follows: 
a) The facilities shall not be available to resale shops customers. 
b)a) The facilities shall not be open as a snack bar or restaurant for the public or for public 

on-site for non-event activities or non-catered events/activities, such as musical 
instruction or other lessons, or rehearsals. 
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c)b) The facilities shall not be used to provide food for picnic concerts, except to supply a 
“coffee cart” with drinks, cookies, etc. typical of fare available during a concert 
intermission. 

 
d)c) The kitchen shall not be used as a cafeteria for food preparation, except for activities 

typical of an office employee lounge (e.g., coffee maker, microwave and refrigerator to 
heat up/keep cool meals and snacks brought by employees). 

 
e)d) Food preparation and service for events and the summer program students shall be 

limited to caterers (no permanent chef or other kitchen staff). Food service for events 
and summer student meals shall be designed to minimize necessary deliveries. 

 
f)e) Except for food used by a caterer for an event or summer student/staff meals, food 

stuffs shall be limited to those typical of an office employee lounge (coffee, popcorn, 
etc.) as well employee access to refrigerator and microwave. 

 
g)f) The kitchen shall not be designed as a commercial or industrial kitchen. Rather, it shall 

be designed for catering purposes only, with an assumption and requirement for 
minimal food preparation on-site. 

  
PLAN REQUIREMENTS AND TIMING: These restrictions regarding the kitchen and dining area 
uses shall be posted to avoid confusion and to facilitate compliance with this measure. Sample 
language and location of on-site notice shall be submitted to P&D for review and approval prior 
to approval of CDPs for structural development 
 
MONITORING: Permit Compliance shall evaluate compliance with this measure during periodic, 
unannounced visits to the site. 
 

Discussion: The revised mitigation measure will remain effective in reducing land use impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. The prior 
EIR identified significant but mitigable land use impacts associated with the expanded resale activity 
from potential increased viewing of resale items on-site and resale shop hours and the potential for 
substantially greater use of the larger and improved facilities throughout the site if the proposed 
attendance limitations were not enforced, as well as potential for the larger and improved kitchen and 
dining facilities to become a destination separate from the Music Academy. Mitigation measures 
restricted the primary and secondary use of the kitchen and dining facilities to summer music 
students/faculty/staff and non-summer staff (respectively). MAW proposes to discontinue the resale 
shop uses. Therefore, this change reflects the discontinuance of this use and will not result in any new 
significant impacts or increase the severity of impacts previously identified.  
 
45. When practice rooms are used for activities which would likely generate nuisance noise for 

neighbors (e.g., any type of amplification, brass band practice, etc.,), any north or east facing 
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windows in the room shall be closed. Therefore, the instructional building shall be designed 
with an air circulation system that does not rely on opening windows in these rooms. Plan 
Requirements and Timing: Project plans consistent with this requirement shall be submitted 
for P&D review and approval prior to approval of CDPs for construction. 
MONITORING:  Permit Compliance shall evaluate compliance with this measure during 
construction and prior to occupancy clearance. 

 
Discussion: The revised mitigation measure will remain effective in reducing land use impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. This 
mitigation measure was initially adopted to reduce land use compatibility impacts to less than 
significant levels by limiting the types of uses that are permitted in these spaces. The construction 
components of the condition are being removed to reflect the completion of construction. The revised 
condition will not result in any new significant impacts or increase the severity of impacts previously 
identified because MAW will continue to required windows be closed.  
 
 
47.  The rooms/spaces in the new practice studio/instructional/student services Luria Education 

Center (formerly Student Services) building complex shall be used for musical practice, 
instruction, auditions, rehearsals and meetings associated with music only, meetings and other 
performing arts uses (dance) and wellness activities (yoga, art, etc.). Rental of these spaces to 
others for these same activities would also be permitted. Performances shall not take place in 
these buildings, except as allowed below. These restrictions shall apply throughout both the 
summer and non-summer seasons except as allowed below. The exception to the above 
restriction is that during the summer season (only), the two largest spaces/venues in these 
buildings (referred to as the Opera Studies Workshop and the Orchestra Rehearsal Room) may 
be used for performances/Master Classes.  

 
PLAN REQUIREMENTS AND TIMING: A note identifying these restrictions shall be included on 
the project building plans for this structure and the applicant shall submit future activity 
calendars to permit compliance staff along with other monitoring data to ensure compliance 
with this measure. 
  
MONITORING: Permit Compliance shall evaluate compliance with this measure as part of 
review of monitoring reports and site visits. 
 

Discussion: The revised mitigation measure will remain effective in reducing land use impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. This 
mitigation measure was initially adopted to reduce land use compatibility impacts to less than 
significant levels by limiting the types of uses that are permitted in these spaces. MAW is proposing to 
expand the allowable uses while still adhering to established visitation caps. Artistic and wellness uses 
will be added to allow MAW more flexibility in providing facilities to the community. The daily and 
annual maximum public attendance caps will remain unchanged at 900 and 47,000, respectively. The 

000135



Music Academy of the West Master Plan Conditional Use Permit Revision 
Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129 
Hearing Date: March 15, 2023 
Attachment C 
  
added uses will not result in any new significant impacts or increase the severity of impacts previously 
identified since the overall caps will remain unchanged.  
 
48. In addition to the 300 fixed seats in Abravanel Hall, during the summer season only, 50 

removable seats are allowed. In Hahn Hall, Nno more than 300 330 seats shall be used for the 
public. Ticketing shall incorporate tickets for all in attendance at an event and shall include 
different types of tickets for students, faculty/staff and public attendees (public is anyone who 
is not a student, faculty or staff). There shall be no removable seats in Abravanel Hall during 
the non-summer season.  

 
PLAN REQUIREMENTS AND TIMING: Project plans showing Hahn Hall (formerly Abravanel Hall) 
shall specify that Abravanel Hahn Hall will have a total of 300 350 fixed seats and that an 
additional 50 temporary, not for sale seats shall be allowed in the summer season.The 
applicant shall specify a method for ensuring that no more than 300 330 seats are sold to/used 
by the public, for review and approval by P&D prior to approval of CDPs for construction. This 
shall include a ticketing plan for the various types of attendees and an example of a monitoring 
report that would indicate the ticket sales information. 
 
MONITORING: Permit Compliance shall evaluate compliance with this measure as part of site 
visits during events in the summer season. 
 

Discussion: The revised mitigation measure will remain effective in reducing land use impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. This 
mitigation measure was initially adopted to reduce land use compatibility impacts to less than 
significant levels by limiting the number of seats available to public attendees at Hahn Hall. As 
required under the 2004 CUP, 330 seats will continue to be the maximum available to the public and 
use of the remaining 20 seats will continue to be restricted to students, staff, and volunteers. To offset 
the increase in permanent seats in Hahn Hall, 50 permanent seats will be removed from Yzurdiaga Hall 
(formerly Stewart Hall), resulting in 42 permanent seats in Yzurdiaga Hall. The overall seat count on 
campus will remain the same and the daily and annual maximum public attendance will remain 
unchanged at 900 and 47,000, respectively. The reconfiguration of permanent seating and 
replacement of temporary seating with permanent seating in Hahn Hall will not result in any new 
significant impacts or increase the severity of impacts previously identified. 
 
49. Summer music students shall access the site using buses provided to and from the site. The 

exception to this shall be an allowance for up to ten20 student vehicles on-site. These vehicles 
shall have designated student permits, which may be transferable between the students and 
which must be visible in their cars when on campus. No additional student vehicles shall be 
parked on neighborhood streets to evade this restriction. Walking or bicycling to the site would 
also be acceptable, as the intent of this condition is to ensure adequate parking on-site. To 
facilitate compliance, the Music Academy may wish to make a MAW vehicle available for use 
by students on an as-needed basis. 
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PLAN REQUIREMENTS AND TIMING: This restriction shall be identified in student information 
materials, a sample of which shall be submitted to P&D for review and approval of CDPs for 
structures. 

 
MONITORING: Permit Compliance shall evaluate compliance with this measure as part of site 
visits during events in the summer season and as part of review of parking data monitoring 
reports. 
 

Discussion: The revised mitigation measure will remain effective in reducing land use impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. This 
mitigation measure was initially adopted to reduce traffic and parking impacts to less than significant 
levels by ensuring adequate on-site parking to meet demand and avoid spillover onto neighboring 
streets. The increase in student parking spaces from 10 to 20 will provide additional flexibility to 
students and reduce bus traffic. The overall number of available on site parking spaces will remain 
unchanged. A Traffic, Parking, and VMT Analysis (ATE, 2022) was prepared  to evaluate the proposed 
project and compare the proposed changes to the prior approval to determine if any new impacts will 
be generated by the proposed changes in use. The analysis concluded that the proposed allowance of 
parking for 10 more student vehicles will not exceed available parking based on parking demand 
estimates. The proposed change in allowance of parking for 10 more student vehicles will not result in 
any new significant parking or traffic impacts or increase the severity of impacts previously identified.  
 
55. All use of amplified sound on-site in indoor locations shall occur with closed windows during 

periods when amplification is being used. The Music Academy shall provide a telephone 
number for members of the public to use to communicate with the Academy should amplified 
sound be audible outside the Music Academy boundaries. Amplified sound in outdoor 
locations shall be limited to the following: 
a) Location: the “cloistered outdoor courtyard” .Zone 1 Anne’s Garden, Zone 2/2.5 Holden 

Encore Society Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams Garden, 
Zone 5 Kuehn Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 11 Kinnear 
Fountain. 

b) Frequency: Two 17 times per year. 
c) Duration: No more than 26 hours per event. 
d) Level: Shall not be audible outside MAW property boundaries. 
e) Time of Day: Beginning no earlier than 9:00 a.m. and ending no later than 9:00 p.m. 
f) Limited to the spoken voice. 
g) Compliance with Self-Management Strategies listed under Operational Changes in 

Condition #1 (based on recommendations found in September 2021 Acoustics Analysis 
by 45dB Acoustics). 

PLAN REQUIREMENTS AND TIMING: This requirement shall be included on the project plans. 
The cloistered courtyard area of the plans shall refer to a note stating the specific restrictions 
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for outdoor amplification in this area. The plans shall be submitted to the County for review 
and approval prior to approval of CDPs for construction. 
 
MONITORING: Permit Compliance shall site inspect as necessary to confirm compliance with 
this condition. 
 

Discussion: The revised mitigation measure will remain effective in reducing land use impacts to less 
than significant levels, and no new significant impacts will result from the proposed change. The 
previous EIR identified significant but mitigable noise impacts associated with short-term construction 
noise, use of outdoor amplification, and potential exposure to excessive interior noise levels in new 
structures. Mitigation measures previously identified to reduce those impacts included limiting hours 
of loud activities and minimizing noise from stationary construction equipment; closing windows for 
use of amplified sound indoors. As required under the 2004 CUP, outdoor amplified spoken word was 
allowed for two events per year, only in the cloistered outdoor courtyard between the Luria Education 
Center (formerly known as Student Services) and Hind Hall (formerly known as Wood 1), and for a 
maximum event duration of two hours. The cloistered outdoor courtyard essentially encompassed 
what is now known as Towbes Court and Luria Court.  
 
The proposed changes will allow unamplified/acoustic music in addition to amplified spoken word in 
five additional outdoor areas at a maximum of 17 additional events per year, with a maximum event 
duration of six hours. Noise mitigation measures will be carried over to the current proposal as 
applicable. No new structural development is proposed, so noise impacts associated with construction 
activities will not occur as part of the current proposal. An Acoustical Analysis (45dB Acoustics, 
September 2021) was prepared to evaluate the noise impacts resulting from the proposed increase in 
the use of amplified sound and outdoor events. The analysis concluded that sound levels at the 
different outdoor event locations will not exceed the noise limit of 65 dBA at the property lines, in 
accordance with the County’s CEQA Thresholds and Guidelines Manual (45dB Acoustics, July 2022). 
The analysis noted that using an oversimplified 65 dBA limitation at all property lines (such as the limit 
suggested in the September 30, 2002, Rincon Consultants, Inc. supplemental acoustical report/noise 
study) could erroneously preclude MAW from holding an event at all, through no fault of their own, 
due to ambient levels from transportation sources already reaching or exceeding that level (i.e. 
existing noise sources from the adjacent railroad and Highway 101 corridors and anticipated increases 
in traffic volumes from Highway 101). Furthermore, the July 2022 model indicated that maximum 
sound levels from events may exceed ambient Community Noise Equivalent Levels (CNEL) at the 
southern property line of campus by 1-2 dBA. This increase is generally imperceptible to human 
detection and one of the two exceedances will occur along Fairway Road rather than along the 
neighboring residential property lines. The analysis supports self-monitoring of sound levels as the 
most effective mitigation tool to assist in preventing excessive sound levels from events and 
minimizing the risk of neighbor annoyance, given the variation in ambient sound levels across the 
campus and the lack of hourly or short-duration maximum sound level limits in existing County policy 
and code. Therefore, the project will limit the use of outdoor amplified spoken word to no more 17 
events per year (an increase from a previous limit of two events per year), and employ various self-
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management strategies to manage acoustic levels associated with the proposed outdoor events. The 
strategies will include limiting the duration of events, directing speakers away from nearby property 
lines, having trained/designated MAW staff who will use commercially-available methods (such as the 
Audio Tools application for Apple devices) to monitor and control sound levels associated with events, 
and having a designated point-of-contact to receive complaints and address issues. With these 
strategies in place and built into the project, the proposed Revised CUP will not result in significant 
changes to project noise impacts as compared to the previously approved project or increase the 
severity of previously identified noise impacts.  
  

Changes in Project or Circumstances and State CEQA Guidelines Section 15162: 
 
The FEIR analyzed project impacts for physical and operational changes proposed in the Master Plan 
for the Music Academy of the West, including: 
 

 Tree removal and replacement 
 Campus landscape modifications 
 Earthwork necessary to accommodate new structures, circulation, and parking 
 Construction of a secondary (emergency) access to campus 
 Improvement of internal access roads and parking areas 
 Construction of a new outdoor dining area for students 
 Construction of a new parking structure 
 Net increase of 53,010 square feet (sf) of structural development and a net increase of 

overall building footprints of 15,010 sf 
 Add 2,790 sf to Hahn Hall (formerly Abravanel Hall) 
 Demolish music practice studios (Wood 1 and Wood 2 and employee apartment) 
 Construct a new instructional building 
 Construct a new practice studio 
 Construct a new Student Services Building 
 Construct a new maintenance and storage building 
 Changes in levels of use and activity types 

 
As compared to the existing approved CUP, the current proposal consists only of operational changes 
and will not add any new structural development. These changes will not result in any changes with 
respect to the impacts of the project on aesthetics/visual resources, archaeological resources, 
biological resources, grading/drainage, fire protection, solid waste generation, or water quality. 
 
Regarding land use compatibility, the proposed project is compatible with the community’s 
residential, small town, semi-rural character. The prior EIR identified significant but mitigable land use 
impacts associated with short-term construction impacts, changes in views into the site and site 
development, increased traffic and parking demand during peak traffic periods (both standard and 
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neighborhood peak hours), the proposal to allow limited outdoor amplification, the proposal for 
increased attendance during the eight-week summer season, the potential allowance for a one-day 
fundraiser, expanded resale activity from potential increased viewing and storage of resale items on-
site and resale shop hours, the proposed construction and use of a new maintenance/storage building, 
the potential for substantially greater use of the larger and improved facilities throughout the site if 
the proposed attendance limitations were not enforced, as well as potential for the larger and 
improved kitchen and dining facilities to become a destination separate from the Music Academy. 
Mitigation measure(s) identified to reduce these impacts included maintenance/clearing of 
construction debris and implementation of a construction traffic plan, a requirement for perimeter 
screening (including maintenance in perpetuity), modifications to structural designs, minimization of 
nuisance noise via the closure of windows which face east and north, minimization of tree removal, 
limited resale shop hours, sales and viewing limited to resale shop hours, use of practice 
studio/instructional/student services building complex rooms restricted to musical 
practice/instruction/ rehearsals only, limitation to maximum of 300 public attendants/fixed seats and 
maximum of 50 removable student/faculty/staff seats in Hahn Hall (formerly Abravanel Hall), 
prohibition of removable seats in Hahn Hall during the non-summer season, use of buses for summer 
music student access to the site,  discouraging the extension of summer music program attendance 
into the non-summer season via restriction of instruction or rehearsal attendants during the non-
summer season, subjecting MAW fundraisers to the any given time, daily, and seasonal attendance 
caps (with the exception of a one-day “May Madness” fundraiser), limiting the number of public 
events held on Saturdays to five during the summer season, prohibiting public events held on Sunday 
during the summer, limiting picnic concerts to no more than 10 during the summer season, limiting 
the number of participants at seminars and meetings to 175, restricting all events and activities to the 
hours of 9:00 a.m. to 10:00 p.m. throughout the year (with an exception to allow events ending at 
10:30 p.m. on Thursdays and Fridays during the summer season), revisions to the Cut-Through Traffic 
Reduction Program. Additionally, attendance limits were placed to ensure use of the site remained 
compatible with the surrounding residential neighborhood.  
 
The proposed change of uses will not exceed the allotted maximum daily and annual public 
attendance caps, nor will it result in a significant change in the types of uses allowed. In accordance 
with the monitoring and reporting that was required as a condition of approval for the latest revision 
of the CUP (90CP-111-RV-01), the maximum attendance number has not been exceeded and there 
have been no reported violations on the property. The proposed increase in the maximum annual 
number of special events will not cause exceedance of maximum attendance numbers because the 
events will be infrequent and typically occur outside daily peak hour time periods. By adhering to the 
existing daily and annual caps and continuing to regulate their uses in a manner consistent with their 
existing operation with respect to traffic, parking, privacy, and noise, the proposed Revised CUP will 
not result in significant changes to project land use compatibility impacts. 
 
Regarding noise, as discussed in the revision of Condition 55, the changes proposed to all use of 
outdoor amplified spoken voice and acoustic music will not result in significant changes to project 
noise impacts as compared to the previously approved project or increase the severity of previously 
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identified noise impacts. The revised mitigation measure will remain effective in reducing noise 
impacts to less than significant levels. 
 
Regarding transportation/circulation, the previous EIR identified significant but mitigable impacts 
associated with parking demand, project-specific impacts at the East Cabrillo Boulevard/Highway 101 
interchange, and cumulative impacts at the East Cabrillo Boulevard/Highway 101 interchange and the 
East Cabrillo Boulevard/Los Patos Way/Channel Drive intersection, and specific short-term 
construction impacts at the Los Patos Way/East Cabrillo Boulevard/Channel Drive intersection and the 
Hot Springs Road/East Cabrillo Boulevard/Highway 101 ramps intersection. Mitigation measures 
previously identified to reduce those impacts include monitoring of parking for large events, 
restricting the scheduling of Master Classes with more than 250 students to start and end outside of 
the 4:00-6:00 p.m. peak commute period, applicant contribution of $17,400.00 to design and 
implement necessary improvements at the Los Patos Way/East Cabrillo Boulevard/Channel Drive 
intersection, applicant contribution of funds that represent the project’s proportional share of the 
approved improvement of the Hot Springs Road/East Cabrillo Boulevard/Highway 101 ramps (only 
required if the applicant no longer wishes to limit attendance to baseline levels for events that would 
generate vehicle trips from 4:00-6:00 PM), implementation of a construction traffic plan, deployment 
of an adequate number of parking attendants for larger events on and off site (as necessary to avoid 
or minimize MAW attendance parking on neighborhood streets), applicant provision of funds to cover 
on-going County staff review and compliance efforts, required carpooling and/or bussing of staff 
and/or performers to the site when the number of staff and/or performers exceed 95 during a 
maximum capacity non-summer event, and requiring a minimum break of 40 minutes between the 
scheduled start and end times of larger events (i.e. those involving combined consecutive event 
attendance of 550 or more public attendees). Transportation/circulation mitigation measures will be 
carried over to the current proposal as applicable.  
 
No new structural development is proposed, so transportation impacts associated with construction 
activities will not occur as part of the current proposed project. A Traffic, Parking, and VMT Analysis 
(ATE, 2022) was prepared to evaluate the proposed project and compared the traffic impacts to the 
prior approval to determine if any new impacts would be generated by the proposed changes in use, 
and whether the existing mitigation would continue to reduce the previously identified potential 
impacts on transportation/circulation to a level of less than significance. The analysis concluded that 
there will be no significant increase in roadway volumes and/or intersection delay. Additionally, most 
of the changes in use and programs (with the exception of the addition of 25 students) will be limited 
by the maximum annual public attendance limit and therefore will not increase overall traffic at the 
campus on an annual basis. The proposed changes were estimated to result in an increase of up to 20 
Average Daily Trips, five AM Peak Hour Trips (PHT) and five PM PHT. These increases are less than 
significant and will not generate new impacts or substantially increase the severity as compared to the 
previously approved project. Although the addition of 25 students will not be subject to the maximum 
annual public attendance, the traffic associated with the addition of 25 students will not cause an 
exceedance of the adopted roadway volumes or intersection delay according to the traffic analysis. In 
addition, the analysis concluded that the project will generate a net increase of less than 110 Average 
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Daily Trips. The Department of Public Works Transportation Division Staff reviewed the Traffic, Parking 
and VMT Analysis and concurred with the analysis and conclusions. Therefore, the project will meet 
the Vehicle Miles Traveled screening criteria and will not result in significant impacts to 
transportation/circulation, based on the County’s Adopted CEQA Thresholds and Guidelines Manual. 
 
No other changes to the existing use of the campus will occur. Thus, the proposed changes are within 
the scope of the previously-certified EIR, and they will not create any new significant effects or a 
substantial increase in the severity of previously identified significant effects.     
 

Findings: 
 
It is the finding of the Montecito Planning Commission that the previous environmental document as 
herein amended may be used to fulfill the environmental review requirements of the current project.  
Because the current project meets the conditions for the application of State CEQA Guidelines Section 
15164, preparation of a new EIR is not required. 
 
Discretionary processing of the Music Academy of the West Master Plan Revised Conditional Use 
Permit, Case Nos. 21RVP-00000-00109/21CDP-00000-00129, may now proceed with the 
understanding that any substantial changes in the proposal may be subject to further environmental 
review. 
 

ATTACHMENTS 
 

C-1.  Montecito Planning Commission Information Briefing, dated June 20, 2007 
C-2.  Traffic consultant letter on monitoring surveys, dated March 24, 2009 
 
\\PADFS1\PAD$\GROUP\PERMITTING\CASE FILES\RVP\21 CASES\21RVP-00000-00109 MUSIC ACADAMY OF THE 
WEST\600 DECISION MAKER\MPC\01 STAFF REPORT\ATTACHMENTS\ATCHC_15164_LETTER.DOC 
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SANTA BARBARA MONTECITO PLANNING COMMISSION 
Informational Briefing on the  

Cut-Through Traffic Reduction Program (CTRP) for the 
Music Academy of the West 
Coastal Zone Staff Report  

Hearing Date:  June 20, 2007                                                   Deputy Director:  Dave Ward 
Staff Report Date:  June 1, 2007                                    Division:  Development Review South 
Case No.:  07CDP-00000-00018                                                 Staff Contact:  Michelle Gibbs 
                                                                                                  Supervising Planner:  Anne Almy 
Environmental Document/Previous Case Nos.:                         Planner’s Phone #:  568-3508 
03-EIR-06/90-CP-111 RV01 

 
Owner/Applicant 
 
Music Academy of the West  
David Kuehn, President 
1070 Fairway Road  
Santa Barbara, CA 93108 
805-969-4726 
 
Agent 
 
Suzanne Elledge 
SEPPS 
800 Santa Barbara Street 
Santa Barbara, CA 93101 
805-966-2758 
 
Engineer 
Scott Schell 
ATE 
100 N. Hope Avenue, Ste 4 
Santa Barbara, CA  93110 
(805) 687-4418 
 
Application Submittal: March 2, 2007 
Processing Deadline: Prior to Approval of Coastal Development Permit for grading 

1.0 REQUEST 

Hearing on the request of Suzanne Elledge, agent for Music Academy of the West (application 
received on 3/2/07), to give an informational briefing on the proposed Cut-Through Reduction 
Program (CTRP) including a report on the effectiveness of the interim CTRP of the Music 
Academy of the West, to satisfy Condition No. 30 of Conditional Use Permit 90-CP-111 RV01.  
The presentation involves AP Nos. 990-282-029 & 030, located at 1070 The Fairway Road, in 
the Montecito area, First Supervisorial District, and is not subject to CEQA.  

Assessor Parcel Numbers 9-282-029, 030. The project 
site is located immediately south of the Union Pacific 
Railroad  tracks and Highway 101, between Butterfly 
Lane and the Montecito Sanitary District facilities, 
commonly known as 1070 Fairway Road (also referred 
to as “The Fairway”), in the Montecito area, First 
Supervisorial District.

ATTACHMENT C-1
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2.0 RECOMMENDATION AND PROCEDURES 

Because this is an informational briefing only, the Commission has no action to take.  However, 
Condition No. 30 of the approved Conditional Use Permit for the Music Academy of the West 
Master Plan, 90-CP-111 RV01, requires the Montecito Planning Commission review and 
comment on the proposed CTRP prior to the Planning and Development Department’s approval 
of the first Coastal Development Permit for buildout of the Master Plan.  Staff is currently 
processing a Coastal Development Permit, Case No. 07CDP-00000-00018, for construction of 
Phase 1 of the Master Plan, and hence this report is timely. 

3.0 JURISDICTION 

Condition No. 30 of 90-CP-111 RV01 states: 

The applicant shall submit a Cut-through Traffic Reduction Program (CTRP) to minimize land 
use compatibility impacts associated with any increased traffic in the surrounding residential 
neighborhood prior to approval of CDPs for the first phase of grading. The plan shall be 
implemented prior to occupancy clearance (with the exception of occupying the Miraflores 
remodel). The plan shall be designed consistent with, but not limited to, the description in the 
ATE traffic study dated 9/17/03. Some of the components from the ATE study are detailed 
below and some additional requirements have been added. The components identified below may 
be modified if it is determined that such modifications would still result in an effective CTRP. 

a) Provide a “ticket-spitter” before arriving at the fork in the entrance drive, where the 
driver would receive a ticket and provide signage that indicates that validation of the 
ticket will be required or a minimum $10.00 fee will be charged upon exiting the site. 

b) An access card, pass or sensor installed on the windshield to open the gate (rather 
than punching in a code) shall be issued to Music Academy staff, faculty, for up to 
10 student vehicles and others who are regularly on-site when the gates are normally 
closed. There shall be a protocol for either confirming the card holder at the kiosk 
(through information on the card) or for regularly checking to see which cards have 
been used and how often (to ensure access cards have not been duplicated or 
otherwise used improperly). In addition, such access card, pass or sensor shall be 
valid for no more than 12 months from the date of issue.  

c) Whenever the entrance gates are open, a kiosk on the exit segment shall be manned 
to collect validated tickets or the exit fee (for non-validated tickets). If cut-through 
vehicles are found to be cutting through at other times (by following other cars in 
through the gate or because access cards are being inappropriately reproduced), the 
kiosk shall be manned during these times of known cut-through traffic. A computer 
system shall be used to track cut-through vehicle data for the CTRP.  

d) Others who frequent the site intermittently, but who do not have access cards, would 
access the site by using an intercom system at the entrance, (like the existing system), 
to contact administrative personnel, the caretaker, etc. to allow entry. 

e) If the CTRP is not found to be successful in substantially reducing cut-through 
traffic, the MPC shall consider the need for and specific modifications to improve the 
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program’s effectiveness (as necessary) at their regular compliance hearing(s). The 
MPC shall determine the need to implement modifications to the program, including, 
but not limited to the options identified below: 

i) Increasing the times and times of day when the kiosk is manned; 

ii) Increasing the fee to $20.00 or more for cut-through vehicles; 

iii) Adding a manned presence (second kiosk) at the entrance near the ticket 
spitter; 

iv) A narrow, chip-sealed CTRP return lane shall be installed between the 
existing entrance road and the reflection pool garden. A kiosk shall be placed 
prior to the fork in the entrance road. There shall be a mechanical arm or gate 
on the access road continuing north past the kiosk to allow kiosk personnel to 
stop cut-through vehicles and turn them back to Fairway using the return 
lane.  There shall also be two mechanical arms or gates, controlled by kiosk 
personnel, installed at both ends of the return lane to: 1) keep vehicles parked 
in the allee from using the return lane as an exit back to Fairway and 2) keep 
vehicles from trying to enter this lane from Fairway when the entrance gates 
are closed; 

v) One of the other access options; and/or 

vi) Any other measure determined to be appropriate, including the modification 
of permitted attendance levels. The MPC shall determine the need for and 
type of modifications to the program at their compliance hearing(s). 

f) The plan shall include a recommended protocol for determining the effectiveness of 
the CTRP; 

g) The plan shall include the times when the entrance gates will remain open and closed 
and shall maximize the periods when the gates remain closed to facilitate a reduction 
in cut-through traffic. 

h) A protocol shall be proposed for continuously changing tickets and validation stamps 
to ensure the system is not abused. 

i) The resale shops shall be open Monday-Saturday from 12:00-3:00 p.m., allowing the 
gates to be closed during the peak cut-through traffic period unless they would 
otherwise be open to accommodate other MAW activities (e.g., summer Master 
Classes). 

j) As weekend activities would be limited during the summer (no Sunday public events 
and only five public Saturday public events), the gates shall typically be closed 
(except the five Saturdays) on the summer weekends. If the gates are open on 
Saturday afternoons to accommodate the resale shops, the kiosk shall be manned 
throughout this time period; 

k) The plan shall incorporate use of driveway counts to assist in better determining cut-
through traffic periods and to improve the on-going CTRP). 
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 Plan Requirements and Timing: The Program shall be submitted to Public Works and 
P&D for review and approval prior to approval of the first CDP for grading (as kiosk and 
return design may affect driveway details). The plan shall be implemented prior to 
occupancy clearance (with the exception of occupying the Miraflores remodel). Prior to 
approving the CDP for the first phase of project grading, P&D shall bring the CTRP to 
the MPC for an informational briefing and receive MPC comments on the program. 
This briefing shall also include a report on the applicant’s interim CTRP and its 
effectiveness. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

4.0 ISSUE SUMMARY  

The revised Master Plan for the Music Academy of the West would increase the number of 
vehicle trips during the summer by an estimated 114 trips per day (228 average daily trips [ADT] 
where ADT = 1 trip in to the Music Academy + 1 trip out of the Music Academy) (ATE traffic 
study dated 3/4/04).  Given the extensive evidence on the problem of traffic “cutting through” 
the Music Academy site to avoid surface streets, the project EIR (03-EIR-06 including the 
4/20/04 and 6/7/04 revision letters to this EIR) concluded that this increase in traffic constitutes a 
potentially significant impact on land use specifically associated with neighborhood 
compatibility issues (due to a large number of neighbor concerns regarding area circulation).  
This was also considered a potentially considerable contribution to cumulative impacts on land 
use (neighborhood compatibility) due to several potential large projects that could be 
implemented in the reasonably foreseeable future including (1) closure of the southbound on-
ramp to Highway 101 at Hot Springs Road, (2) other improvements to the Hot Springs/Highway 
101 intersection, and (3) installation of a round-about at Los Patos/Cabrillo/Channel intersection. 
 
The revised Master Plan for the Music Academy went through three Montecito Planning 
Commission hearings (December 11, 2003, April 21, 2004, and June 16, 2004) and one hearing 
before the Board of Supervisor (October 26, 2004).  In approving the project, the Board of 
Supervisors found potentially significant project and cumulative impacts on land use associated 
with increased traffic would be mitigated to less than significant levels with implementation of a 
“cut-through reduction program” or CTRP.  The Board of Supervisors further determined an 
effective CTRP would need to fully offset traffic increases directly attributable to the project 
(specifically 114 trips per day) during peak summer commute hours (3:30 PM and 6:30 PM). 
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In 2003, the average estimated cut-through traffic volume during the summer was 221 vehicles 
per day.  Elimination of 114 vehicles per day (equal to the projected increases in traffic directly 
attributable to the revised Master Plan) out of the cut-through volume would achieve a 52 
percent reduction in the 2003 cut-through traffic volume during the summer and would fully 
offset the projected traffic increase associated with the project.  To determine the CTRP effective 
for Phase 1 buildout of the Master Plan, the CTRP should reduce the cut-through volume during 
the summer to an average of 107 vehicles per day during the summer, a 52% reduction in the 
2003 cut-through volume. 

5.0 PROJECT INFORMATION 

5.1 Effectiveness of the Interim CTRP 
 
Consistent with conditions, the Music Academy of the West implemented an interim CTRP after 
the project was initially approved by the County in 2004.  The interim CTRP has been in effect 
at the campus since the 2004 summer program. 
 
Components of the Interim CTRP 
 
Gate Closure Program.  The Music Academy implemented a gate closure program that limited 
the hours that the front gate at Fairway Road was open.  The following schedule was utilized: 
 
Summer Program (8 week program from mid-June to mid-August): 
 
Weekdays Opened at 10:00 AM, closed at 4:00 PM 
Saturdays Opened at 10:00 AM, closed at 4:00 PM 
Sunday  Closed all day 
 
During the summer program, the gate opened at 10:00 AM to accommodate the arrival of 
faculty, staff, and students.  The gate was kept open during the day to accommodate the arrival 
of patrons for the 1:00 PM and 3:15 PM Master Classes.  The gate was closed 45 minutes after 
the last rehearsal and/or performance began.  The gate was open later in the day when evening 
events were held at the campus. 
 
Non-Summer Program 
 
Monday Opened at 11:00 AM, closed at 4:00 PM 
Tuesday Opened at 11:00 AM, closed at 4:00 PM 
Wednesday Opened at 9:00 AM, closed at 4:00 PM 
Thursday Opened at 11:00 AM, closed at 4:00 PM 
Friday  Opened at 11:00 AM, closed at 4:00 PM 
Saturday Opened at 11:00 AM, closed at 4:00 PM 
Sunday  Closed all day 
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The non-summer program gate closure schedule was based on the hours of operation for The 
Rack, The Treasure House, and the box-office.  The gate was open until the box-office closed at 
4:00 PM.  Special events held during the non-summer program required additional campus 
access as agreed upon by the renter and Music Academy staff. 
 
The Rack and Treasure House Hours.  During the interim CTRP, The Rack and Treasure 
House were open from 1:00 PM to 4:00 PM. 
 
Vehicle Identification.  The Music Academy issued window stickers to all faculty, staff, and 
students at the campus.  The vehicle license plates were also registered and kept on file.  The 
window stickers allowed identification of the number of student, faculty and staff vehicles that 
travel to and park on the campus. 
 
Staffing.  An attendant was hired during the summer program to monitor cut-through vehicles.  
The attendant was stationed at a portable kiosk located along the exit drive of the campus near 
the parking area for The Rack.  The attendant was originally stationed at the kiosk between the 
hours of 12:00 Noon and 4:00 PM.  After review of the initial cut-through monitoring data 
collected on the interim CTRP, the hours were reduced to 2:00 PM to 4:00 PM, as this is the 
period when the majority of the cut-through traffic was observed. 
 
The attendant stopped suspected cut-through vehicles exiting the campus.  Cut-through vehicles 
were identified as vehicles not seen originating from a campus parking lot, or as vehicles not 
displaying a valid window sticker.  If the driver of the suspected cut-through vehicle did not 
have a valid reason for visiting the campus, the attendant recorded the vehicle’s license number 
and gave the driver a verbal warning. 
 
Site Signage.  Signs were installed at the Music Academy entrance gate at Fairway Road and 
along the exit road adjacent to The Rack which read:  “NO THRU TRAFFIC, MUSIC 
ACADEMY GUESTS ONLY”. 
 
County signage.  The County installed additional directional signage adjacent at the intersection 
of Channel Drive and Cabrillo Boulevard further discouraging traffic in the neighborhood.  
These included an additional sign directing Biltmore Hotel traffic to the freeway (total of two 
signs now), a sign indicating that commercial vehicles over 7 tons are prohibited on Channel 
Drive and that Channel Drive is for local deliveries only, and a sign indicating Channel Drive is 
not a through street. 
 

000148



Case Name, #:  Music Academy CTRP, 90-CP-111 RV01/07CDP-00000-00018 
Page 7 
 

Effectiveness of the Interim CTRP 
 
The traffic monitoring data collected at the campus over the last 3 years indicates that the interim 
CTRP was quite successful in reducing cut-through traffic.  The effectiveness of the interim 
CTRP was evaluated by ATE using machine traffic counts conducted at the site driveways and 
license plate tracking studies conducted at the front and rear gates.  The counts and surveys were 
performed after the beginning of the summer program, when the academy was in full operation. 
 
The surveys consisted of recording the license plate number and corresponding time of vehicles 
entering and exiting the campus.  The entering and exiting times were then compared for each 
license number to determine if the vehicle stopped for a period of time at the campus, or just 
drove through.  The surveys were conducted when the summer program was in full operation 
(typically after the second week of operation) and on days with normal Master Class schedules.  
The results of the monitoring studies are summarized below in Tables 1 and 2. 
 

Table 1 
Cut-Through Traffic Data 

 
Year (Days) Total Cut-through 

Volume 
Percent 

Reduction 
(from 2003 
cut-through 

volume) 

Cut-through 
Volume after 

2:00 PM 
(% of total) 

2003 
Friday, July 25, 8:00 AM – 7:30 PM 
Monday, July 28, 8:00 AM – 6:00 PM 
Tuesday, August 12, 8:00 AM – 6:00 PM 
Average 

 
247 vehicles 
142 vehicles 
274 vehicles 
221 vehicles 

 
 
 
 

N/A 

 
206 (83%) 
100 (70%) 
213 (78%) 

2004 – after gate closure program 
Wednesday, July 7, 10:00 AM – 7:00 PM 
Friday, July 9, 10:00 AM – 7:00 PM 
Average 

 
75 vehicles 

166 vehicles 
121 vehicles 

 
 
 

45% 

 
62 (83%) 

137 (83%) 

2004 – after implementation of interim 
CTRP* 
Wednesday, July 21 
Friday, July 30 
Wednesday, August 11 
Friday, August 13 
Average 

 
 

82 vehicles 
88 vehicles 
26 vehicles 
33 vehicles 
57 vehicles 

 
 
 
 
 
 

74% 

 
 

Data not 
available 

2005 
Wednesday, July 13, 10:00 AM – 7:00 PM 
Tuesday, July 19, 10:00 AM – 4:00 PM 
Average 

 
74 vehicles 
39 vehicles 
57 vehicles 

 
 
 

74% 

 
30 (41%) 
15 (38%) 

2006 
Thursday, August 10, 10:00 AM – 4:00 PM 
Friday, August 11, 10:00 AM – 4:00 PM 
Average 

 
37 vehicles 
63 vehicles 
50 vehicles 

 
 
 

77% 

 
23 (62%) 
41 (65%) 

Note: 
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*Includes attendant at exit drive and site signage.  Timing of cut-through surveys not available. 
 
The data show that the 2003 average amount of cut-through traffic was reduced by 74% to 77% 
in 2004 through 2006 after implementation and maturation of the interim CTRP.  This reduction 
more than offsets any new traffic potentially generated by the Music Academy Master Plan.  The 
data also show the majority of the cut-through traffic occurred at the site after 2:00 PM.  This 
monitoring data on the timing of the cut-through traffic was used to identify the hours of the cut-
through monitor on the campus. 
 

Table 2 
Historic Average Daily Traffic Volumes (Monday-Friday) 

at the Music Academy Driveways 
 

Year Dates Average Daily 
Trips (ADT) 

2000 Monday, July 24 – Monday, July 31 1,360 
2001 Tuesday, July 24 – Monday, July 30 1,470 
2002 N/A* N/A* 
2003 Sunday, July 7 – Saturday, July 13 1,400 

2004 (after interim CTRP) Monday, July 5 – Monday, July 12 1,150 
2005 Wednesday, July 13 – Tuesday, July 19 1,080 
2006 Thursday, August 10 – Friday, August 

11 
770** 

Notes: 
*No counts completed in 2002. 
**Counts occurred during a period of unusually low activity at the end of the summer 
program (minimal event day) and may not reflect a trend in normal summer program 
activity. 
 
The data presented in Table 2 also confirm the interim CTRP was successful in reducing traffic 
volumes at the Music Academy campus and in the study area.  The data show the average daily 
traffic in and out of the Music Academy was reduced by 320 ADT in 2004, 390 ADT in 2005 
and 630 ADT in 2006. 
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5.2 Proposed Phase 1 CTRP 
 
The Phase 1 CTRP would maintain all of the components implemented as part of the interim 
CTRP.  The new components of the proposed Phase 1 CTRP are outlined below. 
 
All requirements of the CTRP stipulated in Condition 30 of the CUP would be met, except that a 
“ticket spitter” (Condition 30[a]) is not proposed at the entrance drive due to the effectiveness of 
the manned kiosk so far, and the gate is proposed to remain open until 4:00 PM rather than 3:00 
PM (Condition 30[i]) as explained further below under the Gate Closure Program. 
 
Components of the Phase 1 CTRP 
 
Gate Closure Program.  Under the Phase 1 CTRP, the entrance gate at Fairway Road would be 
upgraded to include an access card system.  Access cards would allow entry to the campus when 
the front gate is closed, and would be issued to Music Academy staff and faculty.  Access card 
usage would be monitored, and each access card would only be valid for a pre-determined time 
period. 
 
In the Phase 1 CTRP, the gate is proposed to be opened and closed at the same times as the 
interim CTRP.  Although The Rack and Treasure House would now close at 3:00 PM rather than 
4:00 PM (see below), the gate would still need to remain open until 4:00 PM due to the 3:15 PM 
Master Classes during the summer season and until 4:00 PM during the non-summer season 
because the box office is open until 4:00 PM.  Although the hours for The Rack and Treasure 
House were reduced to allow the gates to be closed during peak cut-through traffic periods, 
Condition 30(i) allows the gate to be open to “accommodate other MAW activities (e.g., summer 
Master Classes).”  Because of this condition and the success of the interim CTRP, staff 
determined this proposal acceptable.  Monitoring will continue during implementation of the 
Phase 1 CTRP.  If after one year the CTRP has been determined to not be effective, the 
Montecito Planning Commission has the authority to modify the CTRP during its first 
compliance hearing (and during all compliance hearings thereafter). 
 
The Rack and the Treasure House Hours.  The hours for The Rack and the Treasure House 
would be changed from current hours of 1:00 – 4:00 PM to 12:00 – 3:00 PM.  This shift in hours 
would reduce traffic generated at the campus during the PM peak hour period. 
 
Vehicle Identification.  The vehicle identification program would continue under the proposed 
CTRP as under the interim CTRP. 
 
Staffing.  No change is proposed for the hours when the on-site CTRP monitoring attendant is to 
be stationed at the temporary kiosk (2:00 – 4:00 PM during the summer program).  If it is 
discovered through the Phase 1 monitoring program that cut-through traffic is a problem during 
periods when the attendant is not present, the hours during which the kiosk is manned would be 
extended accordingly. 
 
The attendant would continue to monitor traffic as under the interim CTRP. 
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Site and County Signage.  Existing signage would remain under the proposed CTRP for Phase 
1. 
 
CTRP during Construction.  During the majority of the Phase 1 construction period, the 
internal road system within the Music Academy campus would be physically closed to through 
traffic due to the required construction work zones and construction staging areas.  To 
accommodate ingress/egress of construction workers and materials, the gate would be open 
during the allowable construction period (7:00 AM to 4:30 PM).  However, pursuant to 
Condition No. 27, traffic control personnel would be stationed at the entrance and exit of the 
Music Academy to control ingress/egress while the gate is open during construction.  The front 
entrance would also be signed to indicate the campus is a hard-hat construction zone with no 
public access allowed. 
 
CTRP Monitoring.  To be deemed effective, the Music Academy proposes that the CTRP shall 
eliminate 60% or more of the historic (2003) cut-through volume at the site, reducing the cut-
through volume to an average of 89 vehicles per day during the summer.  This 60% reduction 
would be a voluntary reduction over the minimum 52% reduction necessary to offset any 
potential future traffic increases that may occur as a result of the Master Plan.  If the goal of less 
than or equal to 89 vehicles per day is not achieved during the summer, additional measures 
would be implemented to improve the effectiveness of the CTRP. 
 
The monitoring efforts to evaluate the effectiveness for the Phase 1 CTRP are listed below: 
 
Every year, machine traffic counts would be conducted in mid-July at the Music Academy 
entrance and exit driveways for a period of at least one week.  Each year, license plate tracking 
surveys would also be conducted to monitor how much cut-through traffic is occurring.  The 
surveys would record the license plate number and time of entering and exiting vehicles.  The 
entering and exiting times would then be compared for each license numbers to determine if the 
vehicle stopped for a period of time at the campus or just drove through.  The surveys would be 
conducted once per week for at least 3 weeks during the summer program and the surveys would 
include a minimum of two Friday afternoons. 

7.0 APPEALS PROCEDURE 

· Because this is only an informational briefing, there is no appeal period. 
 
G:\GROUP\PERMITTING\CASE FILES\CP\1990S\90 CASES\90CP111 MAW\90CP111RV01\PHASE I 07CDP-00000-00018\CTRP\MPC INFO 
BRIEFING ON CTRP\STAFF REPORT PC ARTICLE II DEC 2006.DOC 
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TRAFFIC, PARKING AND VMT ANALYSIS FOR THE  
MUSIC ACADEMY OF THE WEST 2021 CUP AMENDMENT - SANTA BARBARA COUNTY 
 
Associated Transportation Engineers (ATE) has prepared the following traffic, parking, and 
Vehicle Miles Traveled (VMT) VMT analysis for the Music Academy of the West 2021 
Conditional Use Permit (CUP) Amendment (the “Project”), located in the Montecito area of 
Santa Barbara County. The study determines the Project’s consistency with County’s General 
Plan transportation policies, reviews the adequacy of the on-site parking supply and provides 
an evaluation of potential CEQA impacts based on the VMT thresholds adopted by the 
County. 
 
PROJECT DESCRIPTION 
 
The Music Academy of the West (MAW) campus is located at 1070 Fairway Road in the 
Montecito area of Santa Barbara County. Operations at the MAW campus are currently 
regulated under a CUP that was last revised in 2004. The Project is proposing to revise the 
2004 CUP to provide more flexibility in the programing of activities at the Miraflores 
campus. The goal of the CUP revision is not to increase the approved maximum attendance 
levels of 47,000 guests per year, but to reallocate the attendance limits to allow more 
flexibility with MAW operations during summer and non-summer periods. 
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The following is a summary of the key elements of the CUP revisions: 
 

 Remove the summer and non-summer attendance restrictions while maintaining the 
annual attendance cap of 47,000 public guests (no change in overall traffic or parking 
at the campus). 
 

 Hahn Hall currently has 300 fixed seats with an additional 50 portable seats allowed; 
and the public attendance is limited to 330 guests (the additional 20 seats are used 
by students, faculty, staff, and volunteers). The CUP revision is requesting an increase 
to 350 fixed seats with the same seating limitation of 330 public guests (no change 
in traffic or parking demands). 

 
 Increase public attendance maximum from 330 at “any given time” to 410 “at any 

given time” (potential increase in parking demands). Annual attendance would 
remain at 47,000 per year (no change in overall traffic). 

 
 Meetings and seminar limitations would increase from 175 to 350 participants, 

consistent with Hahn Hall seating capacity (potential increase in parking demands). 
Total number of annual events (41) and annual attendance limit (47,000) remain the 
same (no change in overall traffic). 
 

 Allow use of practice studios for other artistic and wellness purposes (dance, yoga, 
meditation, visual and performing arts, etc.) subject to the annual attendance limit of 
47,000 (no change in overall traffic). 
 

 Reintroduce Cultural ceremonies (up to 15 per year, maximum attendance up to 
225), in outdoor locations: Lind Patio, Kuehn Court, Kinnear Fountain, Bock 
Garden/Williams Garden, Holden Encore Society Garden/Presidents Garden, Anne’s 
Garden and Towbes Court; and with amplified spoken voice and non-amplified 
acoustic music.  Guests at these events would be subject to the annual attendance 
cap of 47,000 (no change in overall traffic). 

 
 Eliminate the Rack and Treasure House use as retail shops; repurpose as 2 residential 

units (reduction in traffic and parking demands). 
 

 Repurpose the existing 1,380 SF storage building located west of the Treasure House 
and Rack for MAW administrative offices. There would be no intensification of use, 
increase in staff, or change in allowed populations with this change. In addition, no 
added square footage or changes to the existing configuration or footprint of this 
structure is proposed. 
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 Increase student population cap from 150 to 175 students (potential increase in traffic 
and parking demands). 
 

 Increase student parking spaces from 10 to 20. 
 
PROJECT TRIP GENERATION 
 
As noted above, the majority of the proposed MAW CUP revisions would be subject to the 
existing annual attendance cap of 47,000 public guests per year. These revisions would 
therefore not increase overall traffic at the campus on an annual basis as no new attendees 
would.  
 
The two project components that would affect traffic are the increase in the number students 
(not subject to the attendance cap) and the change in use at the Rack and Treasure House from 
retail to residential.  Pursuant to County policies, trip generation estimates were developed for 
these Project components using the rates presented in the Institute of Transportation 
Engineers (ITE) Trip Generation Manual.1 The ITE rates for University/Colleges (Land Use 
Code #550), Multifamily Housing Low Rise (Land Use Code #220), and Department Store 
(Land Use Code #875) were used for the analysis. The analysis assumes that there could be a 
maximum of 25 new student; and that the Rack and Treasure House would be repurposed from 
retail to 2 residential units. A 70% reduction factor was applied to the traffic estimates for the 
Rack Treasure House to account for limited hours of operation (12:00 PM – 3:00 PM). Table 1 
summarizes the trip generation estimates developed for the Project.   
 

Table 1 
Trip Generation Estimates 

 
Project 

Component Size 
ADT AM Peak Hour PM Peak Hour 

Rate Trips Rate Trips Rate Trips 
Students 25 Students 1.56 39 0.15 4 0.15 4 
Rack and 

Treasure House 
2 Rental Units 6.74 13 0.40 1 0.51 1 

Rack and 
Treasure House 

4,680 SF 22.88 - 32(a) 0.00 (b) 0 0.00 (b) 0 

Total   +20  + 5  + 5 
(a) 70% reduction factor applied to trips to account for limited hours. 
(b) No AM or PM peak hour trip generation as stores are closed during peak hour periods. 

 
 
As shown in Table 1, the additional students allowed under the CUP amendment and the 
change of use proposed for the Rack and Treasure House would generate 20 average daily trips 
(ADT), 5 AM peak hour trips, and +5 PM peak hour trips (PHT) during the summer periods 
when the academy is in session. 
 
 

 
     1 Trip Generation, Institute of Transportation Engineers, 11th Edition, 2021.
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CONSISTENCY WITH COUNTY & CITY POLICIES 
 
As reviewed above, the Project would generate 20 ADT, 5 AM PHT and 5 PM PHT during the 
summer months when the academy is in session. The addition of these trips to the study-area 
street network would not generate impacts or be inconsistent with the County of Santa 
Barbara’s or the City of Santa Barbara’s transportation policies related to traffic operations (less 
than significant percentage increase in roadway volumes and/or intersection delays). The study-
area roadways currently carry volumes within the County’s acceptable capacity policies and 
the Project’s traffic additions would not cause an exceedance of the adopted capacities. The 
Project would add less than significant traffic increases at the key intersections in the City of 
Santa Barbara that accommodate Project traffic (Hot Springs Road/US 101 and Olive Mill 
Road/US 101 interchanges). 
 
PARKING 
 
Existing Parking Demands 
 
There are currently 293 parking spaces (275 marked/18 stacked) provided at the MAW 
campus. As noted in the Project description, several of the CUP revisions could increase 
parking demands at the campus.  In order to determine existing peak parking levels at the 
MWA, ATE researched the parking monitoring surveys that have been conducted at the 
campus over the last several years the academy was operational.  This baseline parking data 
is presented in Table 2. 
 

Table 2 
Parking Demands – 2016 - 2019 MAW Summer Programs 

 
Date Event Time Parked 

Vehicles 
% Occupied (a) Extra Spaces 

08/05/2019 Collaborative Piano 2:15 PM 147 50% 146 
08/05/2019 Solo Piano Final 4:45 PM 201 69% 92  
07/12/2017 Vocal Masterclass 3:15 P.M. 242 83% 51 
07/19/2017 Vocal Masterclass 3:15 P.M. 216 74% 77 
07/05/2016 Vocal Masterclass 3:15 P.M. 107 37% 186 
07/13/2016 Brass Fest  7:30 P.M. 152 52% 141 
(a) Analysis based on available parking supply of 293 spaces.  

 
The data presented in Table 2 show that parking demands at the MAW campus during 
summer concert and masterclass events ranged from 107 to 242 spaces with 51 to 186 
reserve spaces available during peak periods. 
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Parking Demand Estimates 
 
Parking demand estimates were developed for the components of the CUP revisions that 
would generate additional parking demands (maximum attendance at one time increase, 
increase in the number of students, and the repurposing of retail to residential). The parking 
demand estimates for these components are presented in Table 3. 
 

Table 3 
MAW 2021 CUP Revisions – Parking Demand Estimates 

 
CUP Component Size Increase Parking Demand (a) 

Public Attendance + 80 Guests + 49 Spaces 
Students + 25 Students +10 Spaces 
Rack & Treasure House 2 Residential Units + 2 Spaces 
Rack & Treasure House Remove Retail -10 Spaces 
Total  +51 Spaces 

(a) Parking demand for public guests assumes 1.63 guests per vehicle as 
presented in the Project EIR.  Parking demand for students based on the 
proposed increase of 10 reserved spaces for students. 

 
The data presented in Table 3 indicate that the proposed CUP revisions would generate a 
parking demand of 51 spaces. The reserve parking capacity provided on the MAW campus 
(51 to 186 spaces) would accommodate these additional demands. 
 
COMPARISON TO EIR ANALYSIS 
 
The 2003 EIR completed for the approved project analyzed the potential traffic and parking 
impacts of the Project based on the summer and non-summer programs and attendance 
levels that were proposed at that time. County staff have requested that the current traffic 
and parking study include an analysis of the impacts of the proposed changes compared to 
the prior EIR impact determinations, and whether the prior mitigation measures are adequate 
or if any new mitigation measures are required. Table 4 summarizes the assumptions used 
to evaluate traffic and parking impacts in the 2003 EIR, shows the current CUP levels, and 
identifies the changes proposed in the revised CUP. 
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Table 4 
MAW 2021 CUP Revisions vs Existing EIR Analysis 

 
Component 2003 EIR analysis Current CUP Proposed CUP Change from EIR 
Students 150 Students 150 Students 175 Students + 25 Students 
Attendees at any given 
time 

480 Attendees 330 Attendees 410 Attendees - 70 Attendees 

Yearly Attendance 57,291 Attendees 47,000 Attendees 47,000 Attendees - 10,291 Attendees 
Arts and Wellness 
Meetings/Seminars 

57,291 Attendees 47,000 Attendees 47,000 Attendees N/A (a) 

Storage/Administration Storage Storage Administration 
No intensification of use, 

increase in staff, or change 
in allowed populations. 

Rack and  
Treasure House 
(2 retail shops) 

2 Retail Shops 2 Retail Shops 
2 Residential 

Units 
2 Retail Shops to  

2 Residential Units 

Cultural Events Remove Events No Events Add 15 Events + 15 Events  
(a) These operational changes do not exceed the existing at any given time or annual attendance caps 

proposed and compared to in the EIR. 
 

 
Students 
 
The EIR traffic and parking analysis assumed 150 students during the summer program and the 
Project was approved with 150 students. The revised CUP is proposing to increase student 
levels to 175 students (net increase of 25 students).  This increase, combined with the change 
in use at the Rack and Treasure House, would generate a net increase of 20 ADT, 5 AM PHT, 
and 5 PM PHT compared to the current CUP (see Table 1). The additional students and the 
change in the Rack and Treasure House uses would also increase the parking demand by a net 
of 2 spaces compared to the current CUP existing (see Table 3).  
 
The EIR assumed a maximum attendance level of 480 attendees at any one time and a yearly 
attendance level of 57,291 attendees in evaluating the traffic and parking impacts of the Project. 
The trip generation and parking demands assumed in the EIR were therefore significantly higher 
than the levels that would be generated by the proposed CUP with 175 students, 410 attendees 
at any one time, and the yearly limit of 47,000 attendees.  The impacts identified in the EIR 
would therefore be greater than those generated by the revised CUP and no new mitigation 
measures would be required.  
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Attendees (Any Given Time) 
 
The EIR traffic and parking analysis assumed a maximum level of 480 attendees any given time 
and the Project was approved with 330 attendees any given time. The Project proposes a total 
of 410 attendees any given time, an increase of 80 from the approved Project. The parking 
analysis showed that the increase from 330 to 410 attendees any given time would increase 
parking demands by 49 spaces (see Table 3). The analysis also shows that there is adequate 
parking provided to accommodate 410 attendees any given time without needing off-site 
parking (see Tables 2 and 3). 
 
The EIR parking analysis completed for the 480-attendee scenario indicated that the projected 
parking demand could exceed the proposed parking supply by 26 spaces.  The EIR therefore 
included a mitigation measure requiring an off-site parking and shuttle program for events with 
more than 450 attendees.  Given that the parking demands generated by the 410-attendee 
event would be met on-site, no new impacts or mitigation measures would be required for this 
change in the CUP.  
 
Meetings and Seminars/Arts and Wellness 
 
The EIR analyzed the limit of attendance at meetings and seminars to 175 participants per 
activity/event and the Project was approved with this limit. The Project proposes that the limit 
of attendance be increased to 350 participants consistent with the maximum seating capacity 
in Hahn Hall. The Project is also proposing to use practice studios for other artistic and wellness 
purposes (dance, yoga, meditation, visual, and performing arts, etc.). While an increase in 
attendance at individual events is proposed, the Project is not proposing to increase the annual 
maximum attendance of 47,000 attendees, therefore no new impacts or mitigations measures 
would be required for these changes in the CUP. 
 
Storage/Administration 
 
The EIR analyzed the existing 1,380 SF storage building, constructed during the Master Plan 
build-out, and located west of the Treasure House and Rack. The storage building was initially 
purposed for storage uses associated with the retail shops. With the proposed repurposing of 
those spaces, the MAW requests flexibility for that storage space use to allow for future use for 
MAW administrative offices. No intensification of use, increase in staff, or change in allowed 
populations is proposed with this change. In addition, no added square footage or changes to 
the existing configuration or footprint of this structure is proposed. Due to no change to the 
staff or building, no new impacts or mitigations measures would be required for this change in 
the CUP. 
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The Rack and Treasure House 
 
The EIR analyzed The Rack and Treasure House as 2 retail shops with a total of 4,680 SF and 
the Project was approved with these uses. The Project proposes to repurpose the two buildings 
into 2 residential units, which would reduce the daily Project trip generation by 19 ADT, 
increase peak hour trip generation by 1 AM PHT and 1 PM PHT, and reduce the overall site 
parking demand by 8 spaces.  This element of the revised CUP would therefore not generate 
additional traffic or parking impacts compared to the EIR analysis and would not require new 
mitigation measures.  
 
Cultural Events 
 
The EIR traffic analysis assumed that the cultural events previously held at the MAW would be 
discontinued.  The revised CUP is proposing to reintroduce cultural ceremonies, with up to 
15 per year and a maximum attendance up to 225 per event. Guests at these events would 
be subject to the annual attendance cap of 47,000 thus there would be no change in the 
overall traffic generation.  The event guests would also be subject to the 410 attendees on-
site at any one time and thus would not increase overall peak parking demands onsite. 
  
The EIR analysis assumed a maximum attendance level of 480 attendees at any one time and 
a yearly attendance level of 57,291 attendees in evaluating the traffic and parking impacts of 
the Project. The trip generation and parking demands assumed in the EIR were therefore 
significantly higher than the levels that would be generated by the proposed CUP with 175 
students, 410 attendees at any one time, and the yearly limit of 47,000 attendees (including 
event guests). The traffic and parking impacts identified in the EIR would therefore be greater 
than those generated by the revised CUP and no new mitigation measures would be required.  
 
POTENTIAL CEQA IMPACTS – VEHICLE MILES TRAVELLED 
 
Santa Barbara County has adopted a new set of transportation analysis guidelines1, in 
compliance with Senate Bill 743, which are based on a Vehicle Miles Traveled (VMT) metric 
rather than the traditional Level of Service (LOS) metric. Per the State’s Natural Resource 
Agency Updated Guidelines for the Implementation of the CEQA adopted in 2018, VMT 
has been designated as the most appropriate measure of transportation impacts. “Vehicle 
Miles Traveled” refers to the amount and distance of automobile travel attributable to a 
project. Other relevant considerations may include the effects of the project on transit and 
non-motorized travel. For land use projects, vehicle miles traveled exceeding an applicable 
threshold of significance may indicate a significant impact. 
 
  

 
1 Transportation Analysis Updates in Santa Barbara County, Santa Barbara County, Fehr & Peers, July   2020. 
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VMT Impact Criteria and Analysis Requirements 
 
Table 5 provides a summary of the County’s VMT screening criteria for land use projects 
based on the OPR Technical Advisory. The table contains a separate row and columns that 
list each project type and the applicable screening criteria. A project that meets at least one 
of these screening criteria would have a less-than-significant impact and therefore would not 
require further VMT analyses. 
 

Table 5 
Santa Barbara County VMT Screening Criteria 

 
SCREENING CATEGORIES PROJECT REQUIREMENTS TO MEET SCREENING CRITERIA 
Project Size A project that generates 110 or fewer daily trips. 

Local Serving Retail 

A project that has locally serving retail uses that are 50,000 square feet or less, 
such as specialty retail, shopping center, grocery/food store, bank/financial 
facilities, fitness center, restaurant, or café. If a project also contains a 
nonlocally serving retail use(s), that use(s) must meet other applicable 
screening criteria 

Project Located in a VMT 
Efficient Area 

A residential or employment project that is located in an area that is already 
15 percent below the county VMT (i.e., “VMT efficient area”). The County’s 
Project Level VMT Calculator determines whether a proposed residential or 
employment project is located within a VMT efficient area. 

Transit Proximity 

A project that is located within a ½ mile of a major transit stop or within a ½ 
mile of a bus stop on a high-quality transit corridor (HQTC). A major transit 
stop is a rail station or a bus stop with two or more intersecting bus routes 
with service frequency of 15 minutes or less during peak commute periods. 
A HQTC is a corridor with fixed route bus service with frequency of 15 
minutes or less during peak commute periods. However, these screening 
criteria do not apply if project-specific or location-specific information 
indicates the project will still generate significant levels of VMT. Therefore, in 
addition to the screening criteria listed above, the project should also have 
the following characteristics: 

 Floor area ratio (FAR) of 0.75 or greater; 
 Consistent with the applicable SBCAG Sustainable Communities 

Strategy (as determined by the County); 
 Does not provide more parking than required by the County’s 

Comprehensive Plan and zoning ordinances; and 
 Does not replace affordable housing units (units set aside for very 

low income and low income households) with a smaller number of 
moderate or high-income housing units. 

Affordable Housing 

A residential project that provides 100 percent affordable housing units (units 
set aside for very low income and low income households); if part of a larger 
development, only those units that meet the definition of affordable housing 
satisfy the screening criteria. 
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As shown in Table 5, one of the County’s screening criteria for determining a less-than-
significant VMT impact is “Project Size” with a screening level of 110 ADT.  As shown in 
Table 1, the Music Academy of the West 2021 CUP Amendment is forecast to generate a net 
increase of 20 ADT during periods when the academy is open to students (approximately 3 
months per year). Thus, the Project would have a less-than-significant CEQA impact based 
on the County’s adopted guidelines since it would generate less than 110 ADT. 
 
This concludes ATE’s traffic, parking and VMT analysis for the Music Academy of the West 
2021 CUP Amendment. 
 
 
Associated Transportation Engineers 
 

 
 
Scott A. Schell 
Principal Transportation Planner 
 
SAS        
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 July 6, 2022 
45dB Project # 21023 

 
 
County of Santa Barbara Planning and Development, Review Division 
Attn: Willow Brown 
123 E. Anapamu St 
Santa Barbara, CA 93101 
 
CC: Nicole Lieu nmashore@countyofsb.org  
CC: Heidi Jones, AICP heidi@sepps.com, SEPPS 
 
RE:  Determination of Application Incompleteness Letter 

Music Academy of the West Conditional Use Permit Revision: 
Acoustics/Noise 

 
Summary and Mitigations 
 
This letter is provided in response to the County’s Determination of Application Incompleteness 
letter for the Music Academy Conditional Use Permit Revision, dated April 26, 2022. The letter 
stated: “Although Noise and Traffic studies were submitted, these analyses should be revised to 
build upon prior analysis that was included in the certified EIR. Specifically, the studies should 
be amended to include an analysis of the impacts of the proposed changes as compared to the 
prior EIR impact determinations, and whether the prior mitigation measures are adequate or 
any new mitigation measures are required.” 
 
45dB Acoustics (“45dB”) has reviewed the Noise portion of the EIR and the two previous 
supplemental acoustical reports—that of ArtNtek dated January 19, 2000, as well as that of 
Rincon Consultants, Inc. dated September 30, 2002. As requested, this letter discusses the 
differences between the noise analysis assumptions and outcomes of the two previous reports 
and our own report, most recent version dated September 1, 2021.  
 
The Music Academy of the West’s current CUP application, in which the applicant desired to 
have events with amplified speech and non-amplified music in more campus areas than 
previously, up to 15 times per year with up to 225 attendees. The previous reports assumed much 
larger events with up to 480 attendees, but only at locations further away from the campus’ 
southern property line and further interior to the MAW campus, i.e., further away from off-
campus residential land uses. 
 

ATTACHMENT I
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We note that the Kinnear Fountain location from our report was erroneously identified in Zone 
11, when it is actually located in “Zone 5”; we have omitted “Zone 11” in our review evaluation 
of mitigations in this Addendum. The correct Zones are shown on the Miraflores Campus map in 
Figure 1.  
  
We found that transportation noise levels modeled throughout the area are several decibels 
higher than measured 20 years ago. We also presumed sound levels for events could or would be 
approximately 10 dB higher than previously assumed. Given that assumption, we find that event 
sound levels at the four zones from the previous CUP application can support sound levels 
higher than the previous studies assumed, without exceeding the CNEL 65 sound level limit of 
the County’s Thresholds. Given our presumed event levels, we added time limit durations for 
events not previously prescribed, depending upon the event zone’s nearby local ambient sound 
levels.  
 
Based upon our analysis, and considering the previous EIR study and reports, we recommend 
implementation of the following self-management tools to be incorporated in the applicant’s 
project description for this revised CUP to be: 
 

a) At Zones 2/2.5, 7, and 9, i.e., event areas within the previous EIR: Not more than 
four total1 hours of unamplified acoustic music and/or amplified spoken word 
programming—EIR Mitigation Measure 4. a) 

b) At Zones 1, 3, 4, and 5 i.e., new proposed event areas near the southern property 
lines: not more than two total1 hours of unamplified acoustic music and/or amplified 
spoken word programming—EIR Mitigation Measure 4. a) 

c) Levels attributable to MAW events not exceed 65 dBA at property line—EIR 
Mitigation measure 4. d) 

d) PA systems be pointed away from neighbors whenever and wherever possible; 
e) only to occur within the hours of 9am to 9pm; 
f) a MAW staff member to be designated as a point-of-contact for any potential 

neighbor concerns 
 
We reconfirm the requirement within the original EIR of self-monitoring by trained MAW staff 
with a sound level measurement device capable of accurate measurements2. 
 
With utilization of the above-described self-management tools, the County Threshold of CNEL 
65 would not be exceeded at the property line. Additionally, the proposed/current CUP 
application is in compliance with the 2021 County Threshold criteria of not more than a 3 dB 
increase on existing CNEL at sensitive receptors with the above conditions in place. The 
proposed project is consistent with the prior Environmental Analysis and the mitigation measures 
therein applied to the project. Additional mitigation is not required.  
 
The Revised CUP Summary by Suzanne Elledge Planning & Permitting Services, Inc. (SEPPS) 
from November 2021 confirms that MAW proposes to follow the self-management strategies 
that we recommended.  

 
1 Total hours of music programming, to allow for intermissions/breaks 
2 ANSI S1.4 / IEC 61672 Class 1 or 2 sound level measurement device / meter, which can be periodically calibrated. 
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For those interested, Attachment A includes our discussion of the three analyses, which provides 
supporting information for the above conclusions regarding the mitigations. Please contact me 
with any questions. 
 
 
for 45dB Acoustics, LLC 

 
Sarah Taubitz, Mem.INCE, ASA 
Principal Consultant 
 
Attachements: 
A: 45dB’s Review of ArtNTek, Rincon Associates’, and 45dB Acoustics’ Analyses  
B: ArtNtek dated January 19, 2000 
C: Rincon Consultants, Inc. dated September 30, 2002 
D: 45dB Acoustics Report dated September 1, 2021 
E: EIR Noise Section Analysis Excerpt  
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Figure 1: MAW Miraflores Campus (from SEPPS) 
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ATTACHMENT A: REVIEW OF ARTNTEK, RINCON ASSOC., and 45DB 
ACOUSTICS’ ANALYSES 
 
Background/Ambient Levels 
 
ArtNtek made short-duration sound measurements at four locations and calculated CNEL levels 
based on the relationship between the peak hourly level and CNEL which was based upon their 
own historical measurements of Highway 101 noise. We wonder if train noise could have been 
inadvertently omitted from the short-duration measurements, and therefore the subsequent 
calculated CNEL. For this area, train noise—particularly from the horn at grade crossing—has 
been shown in our own measurements near Butterfly Lane to significantly contribute to short-
term and even CNEL levels.  
 
Rincon Associates, Inc. (“Rincon”) measured sound in the area on Thursday, September 19, 
2002 that were higher than the ArtNtek study levels, and this could be partly due to train noise as 
well as increased road traffic.  
 
Our study included present-year traffic noise from Highway 101, local roads and the train, 
calculated using the FHWA’s Traffic Noise Model (TNM 3.0) and utilizing CalTrans-published 
average daily traffic counts (ADT), adjusted 1% per year from 2017 to 2022. Train noise levels, 
assuming 9 passenger trains and two freight trains per day, were included in our noise model. 
These were based upon our own previous measurements near Butterfly Lane and justified by our 
knowledge of the train speeds, horn levels, and schedule—most notably taking into account the 
train horns required at the grade crossing (a dominating noise source) at Butterfly Lane. The 
existing/background CNEL levels in our model, due to road and rail noise, are several decibels 
higher at locations near Highway 101 than those of the two previous studies. At the location of 
Rincon’s 24-hour measurement location in 2002, they measured CNEL 62, whereas our model 
shows a level of CNEL 70. It is unknown how many train pass-byes occurred in 2002, but the 
statistical levels shown suggest train noise was not as significant as present within our 
analysis/model. ArtNtek measured CNEL 65 at the “Monte Cristo” location near the 
northwestern corner of MAW campus, and our model, 20 years later, shows CNEL 68, which 
agrees rather well, considering a probable increase in road traffic from 20 years ago. 
 
 
Criteria 
 
All three reports cited the Santa Barbara County Guidelines and Thresholds. This document has 
only a twenty-four-hour composite CNEL criteria of 65 dBA and no shorter-duration (e.g., 
hourly, L15, instantaneous Maximum, etc.) noise limit criteria. There are infinite level and 
duration combinations with the same resulting CNEL; as such, the CNEL is an inadequately 
defined criterion for definitive compliance when considering a new proposed noise source. Each 
consultant may theoretically determine their own criteria for a significant increase. The ArtNtek 
report defined significant increase requiring mitigation to be 5 dB on the CNEL—though they 
did note that an hourly increase could be within this CNEL criteria but may be annoying to 
neighbors. The Rincon report did not define any other criteria, and merely stated that the authors 
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“generally concur with the findings of the ArtNTek study”. An increase of 10 dB or more on an 
LAeq basis would generally be considered a significant increase.  
 
Presumed Event Sound Levels 
 
The ArtNtek study assumed sound pressure levels from 480 attendees of 65 dBA at 100 feet, and 
an unamplified musical group (e.g., string/woodwind) levels of 55 dBA at 100 feet (i.e, 10dB 
lower than the voices of the attendees). For reference, 63 dBA at 100 feet is equivalent to 73 
dBA at 10 feet, such as for someone standing within/at the event itself. With these durations, 
ArtNtek concluded that the Threshold of CNEL 65 dBA would not be exceeded for events of up 
to 10 daytime hours. Amplified voice over a portable PA system was assumed to be at least 70 
dBA across the audience, with the nearest property line 280 feet away. 
 
The approach that 45dB typically employs for event analyses/studies is to start with a relatively 
high-decibel event emission level, and reduce the sound levels and/or duration only as needed to 
remain in compliance with the CNEL 65 criteria, or an hourly LAeq increase of approximately 
10 dB or more. Our intention with studies of this nature is generally to find “how loud it could 
be” without triggering an exceedance of code/threshold/criteria, since we know that event sound 
levels can vary widely. Then, if initially presumed event sound levels predict potential 
exceedance of criteria/thresholds or probable annoyance due to a significant increase over 
ambient, mitigation measures can then be tailored.  
 
The 45dB study began with assuming event levels of 84 dBA at 10 feet, which is 11 dB higher—
double the acoustic energy—than the levels assumed in the ArtNtek study. These sound levels 
would require that event attendees would need to raise or strain their voices to be heard but 
would not have to yell. These sound levels are consistent with, or perhaps on the high side, for 
cultural events with non-amplified music and amplified voice (for announcements, speeches, 
etc.). Although we don’t disagree that an event of 480 people with “background” or lower-level 
music and amplified speech could typically be approximately 70 dBA as ArtNtek assumed, we 
imagine there could be situations where the levels were significantly higher, such as for a 
wedding celebration; our analysis is therefore more conservative, or a “worse case” than 
previously assumed—even with 250 attendees rather than 480 attendees. 45dB concluded that 
events of approximately 84 dBA at 10 feet could be held in Zones 2/2.5, 7, and 9 (Holden Encore 
Society and President’s Gardens, Towbes Court / Lind Patio, respectively) without exceeding the 
CNEL 65 Threshold at any MAW property line. A slightly lower level of approximately 79 dBA 
at 10  feet was in order for Zones 3/4 and 11, so shorter time limitations and prohibiting horns 
and drums is appropriate at those locations.     
 
Brass/horn and percussion instruments can be played at the kind of levels we assumed in our 
study. We do not feel that these instruments should be prohibited by default, and doing so could 
be a knee-jerk but rather prejudiced stance to take, particularly considering that this is a Music 
Academy seeking to hold cultural events where wind instruments and drums are a part of many 
cultures, including classical music. This is why one of our tailored mitigation recommendations 
was to ensure self-monitoring of sound levels would be carried out in specific zones if horns or 
drums were present.  
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Proposed Additional Event Locations 
 
The two previous studies considered three outdoor event areas—Anne’s Garden, “New 
Courtyard”, and Miraflores Courtyard.  The current study we analyzed included: Zone 2/2.5 
Holden Encore Society/President’s Garden; Zone 3/4 Bock/Williams Gardens; Zone 5 Kuene 
Court; Zone 7 Towbes Court; Zone 9 Lind Patio; and Zone 11 Kinnear Fountain. Anne’s Garden 
is the same (Zone 1); the new courtyard is essentially a combination of Zones 7 and 9 Towbes 
Court and Lind Patio from our study; and Miraflores Courtyard is Zone 5 Kuene Court in our 
study.  
 
So, the additional event areas of Zones 2/2.5, 3/4, and 11 are the new Zones included in the CUP 
Revision and our accompanying study. These three new zones are near/along the southern 
property line. As both the event zones and the sensitive receptors, i.e., residences, are further 
away from Highway 101 with lower ambient sound levels, events at these new Zones were found 
to require lower sound levels that what we assumed for the other Zones.  
 
 
Discussion and Mitigation 
 
Many factors exist that make developing conditions of approval and mitigation strategies for 
event programs, not the least of which include the variation of ambient sound levels across the 
MAW and neighboring areas and a range of sound levels from various instrumentation for 
cultural and wedding events. The ArtNtek report found that unamplified music at the original 
locations would generally conform to County Thresholds and was not likely to create a 5 dB or 
greater increase in CNEL. They found that the amplified voice PA system would emit higher 
levels than would a music ensemble or 480 attendees conversing (in order to provide speech 
intelligibility), and recommended that a level limit mark/indicator on the PA’s volume control be 
determined through iterative sound level measurements at the nearest property line and marked 
on the equipment that corresponds to a sound pressure level Leq of 65 dBA over a period of at 
least 20 minutes. The ArtNtek report made an attempt to provide more detailed, duration-
dependent mitigation measures on the PA system usage, not only because voice tends to draw 
one’s attention and is more likely to create annoyance, but also because amplification can so 
easily be adjusted up or down with a knob. Rincon did not refute the event sound level 
assumptions, but merely pointed out that this “may be too complex for effective enforcement”, 
and instead suggested “simply limiting amplified sound at the property line to 65 dBA [at any 
given time].” However, using an oversimplified 65dB-at-any-time limitation at all property lines 
such as Rincon suggested could erroneously preclude MAW from holding an event at all, 
through no fault of their own, due to ambient levels from transportation sources already reaching 
or exceeding that level.  
 
ArtNtek’s suggestion of marking the volume knob on a PA system may be technically proficient; 
Rincon’s review pointed out that it may be “too complex to enforce”  . However, Rincon’s 
suggestion of a simple 65 dBA at the property line at any time is too simplistic, in that some 
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property lines may already be at or above this level due to the ambient (transportation) noise, and 
that criteria would become unenforceable.  
 
Because sound levels can vary so widely, because the public generally do not have a feel for 
specific decibel levels and how “loud” a given scenario is, and because PA systems can so easily 
be turned up or down, mitigation strategies are challenging. Self-monitoring of sound levels 
promotes awareness and understanding of the sound levels being produced by events, and we 
support this as an important mitigation tool to assist in preventing excessive sound levels from 
events and minimizing the risk of neighbor annoyance. We feel the self-management of event 
sound levels is the most feasible, most effective way to mitigate event sounds, given the 
variation in ambient levels across the campus at various neighbor locations and the lack of 
hourly or short-duration maximum sound level limits as usually present in other City and County 
Codes. 
 
The EIR allowed amplified spoken voice on-site, under the conditions that it be: a) limited to the 
“cloistered” outdoor courtyard; b) four times per year; c) not more than four hours per event; c) 
not to exceed 65 dBA at the MAW property lines, and e) only occur within the hours of 9am to 
9pm.  
 
The EIR stated: “The greatest change to overall noise levels in the area is expected to result from 
anticipated increases in traffic volumes on Highway 101.” We concur that this has most likely 
happened in the last two decades, as our noise study based upon average daily traffic counts 
bears out. This means that some sensitive receptor areas closer to the highway and train tracks 
may experience hourly and CNEL levels greater than 65 dBA.  
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 September 1, 2021
 45dB Project #21023 

 
 
Acoustics Analysis: 
Music Academy of the West 
1070 Fairway Rd 
Santa Barbara, CA 93108 

Requested by: 
Suzanne Elledge Planning & 
Permitting Services, Inc.  
1625 State St, Suite 1 
Santa Barbara, CA 93101 
 

Client/Owner: 
Music Academy of the West 
Attn: Mimi Do 
1070 Fairway Rd 
Santa Barbara, CA 93108 

Executive Summary 
45dB Acoustics, LLC (“45dB”) has described and acoustically modeled typical amplified voice 
and music sound levels for cultural events having amplified speech and/or non-amplified 
acoustic music at seven outdoor areas at the above address. Prior noise analysis assumed outdoor 
music would not be amplified, and would typically comprise small string and/or woodwind 
ensembles. 
 
Using SoundPLAN® to model sound level contours, we have concluded that sound levels will 
not exceed the 65dBA CNEL exterior noise limits of the County’s Thresholds and Guidelines at 
the property lines for a typical 3-hour evening event ending at 10pm with limited amplified 
speech and/or non-amplified acoustic music levels (i.e., below 79 dBA at 10 feet) at the Kinnear 
Fountain or in the Bock and Williams Gardens, and livelier events in all other locations (84 dBA 
at 10 feet). Two of these locations (Anne’s Garden and Kuehn Court) should limit events to two 
hours or less. Maximum sound levels from the events may exceed ambient levels at residential 
property lines and may require review/approval by the County per CEQA guidelines. The 
County Code is anticipated to be complied with, assuming events comply with the hours set forth 
in the Code. 
 
for 45dB Acoustics, LLC 
 

          
 
Sarah Taubitz       David Lord, Ph.D.  
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1 Introduction 
This sound level assessment is submitted as supporting information for the Conditional Use 
Permit (CUP) Amendment for the Music Academy of the West that includes various changes to 
the site as well as the reintroduction of cultural ceremonies to be held at seven different outdoor 
spaces on the property. They expect to have up to 15 events per year, with maximum attendance 
of up to 225 people. Events would include amplified spoken voice and non-amplified acoustic 
music and would end by 10:00pm. 
 
Prior noise analysis assumed outdoor music would not be amplified, and would typically 
comprise small string and/or woodwind ensembles. 
 
This report analyzes the seven potential event locations, or zones, on the property for predicted 
compliance with Santa Barbara County’s Environmental Thresholds and Guidelines Manual, as 
well as California Environmental Quality Act (CEQA). 
 
The following factors are considered: 
 

• The topographical relationship of amplified noise sources and the nearby potential 
sensitive receptors 

• Identification of noise sources and their characteristics, and evaluation of predicted 
sound levels at the site’s property lines 

• Factors affecting sound level prediction at the property line, noise attenuation 
measures to be applied (if any), and analysis of the noise propagation considering the 
physical layout of the built environment 

• Information on fundamentals of noise and vibration to aid in interpreting the report 
 
The Music Academy of the West is located in Montecito, an unincorporated community in Santa 
Barbara County, approximately 2.5 miles east of downtown Santa Barbara, CA. The property is 
bordered on the north by the Union Pacific Railroad (UPRR) and Highway 101. A pedestrian 
railroad crossing at Butterfly Lane is also located to the northeast of the property. Road noise 
from Highway 101 and train noise from UPRR are expected to be the dominant sources of noise. 
 
The site plan is shown below in Figure 1 along with the seven numbered outdoor spaces 
analyzed within this report. The locations include: 
 

 Zone 1: Anne’s Garden 
 Zone 2/2.5: Holden Encore Society Garden/Presidents Garden 
 Zone 3/4: Bock Garden/Williams Garden 
 Zone 5: Kuehn Court 
 Zone 7: Towbes Court 
 Zone 9: Lind Patio 
 Zone 11: Kinnear Fountain 
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 Figure 1: Music Academy of the West Site Plan with Outdoor Zones 

 
 
Each zone has been acoustically modeled individually for a typical 2-hour evening event from 8-
10pm. Compliance was evaluated, and conclusions drawn from these results.  
 
Figure 2Figure 2 shows the geometric setup within the acoustic model. Terrain (elevation data) is 
imported from Google Earth. Roads are shown as red lines and the railroad is shown as a pink 
line. The green areas represent dense bushes and/or trees. The blue line represents the property 
line around the perimeter of the site. Buildings are modeled with perfectly reflective surfaces for 
conservatively high resulting outdoor sound pressure levels. 
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Figure 2: 3D Acoustic Model  
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2 Compliance Requirements 
Noise regulations are addressed by federal, state, and local government agencies, discussed 
below. Local policies are generally adaptations of federal and state guidelines, adjusted to 
prevailing local condition. 
 
2.1 Federal Regulation 
The adverse impact of noise was officially recognized by the federal government in the Noise 
Control Act of 1972, which serves three purposes: 
 

a) Promulgating noise emission standards for interstate commerce. 
b) Assisting state and local abatement efforts. 
c) Promoting noise education and research. 

 
The Department of Transportation (DOT) assumed a significant role in noise control. The 
Federal Aviation Administration (FAA) regulates noise of aircraft and airports. Surface 
transportation system noise is regulated by the Federal Transit Administration (FTA). Freeways 
that are part of the interstate highway system are regulated by the Federal Highway 
Administration (FHWA). The Federal Railway Administration (FRA) regulates train traffic and 
subsequently train noise. 
 
The nearest airport, Santa Barbara Airport, is located 11 miles west of the project and published 
noise contours do not affect the vicinity of this project. The most significant transportation noise 
sources are the local train line and Highway 101, located directly north of the property, and are 
modeled in this case to determine accurate background (i.e. non-Project related) noise levels. 
 
2.2 State Regulation  
2.2.1 State CEQA Guidelines 
The significance of environmental noise impacts resulting from a proposed project may be 
evaluated based on the California Environmental Quality Act (CEQA) guidelines. CEQA asks 
the following applicable questions. These will be answered in Section 0.  
 
Would the project result in: 
 

• exposure of persons to or generation of noise levels in excess of standards established 
in the local General Plan or Noise Ordinance, or applicable standards of other 
agencies? 
 
• exposure of persons to or generation of excessive ground-borne vibration or ground-
borne noise levels? 
 
• a substantial permanent increase in ambient noise levels in the project vicinity above 
levels existing without the project? 
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• a substantial temporary or periodic increase in ambient noise levels in the project 
vicinity above levels existing without the project? 
 

2.3 Local Regulation 
The Santa Barbara County Code of Ordinances, reprinted in Figure 3 below, describes the 
various types of noise or amplified music that are prohibited during nighttime hours, which are 
between 10pm and 7am on Sunday through Thursday and between midnight and 7am on Friday 
and Saturday. 
 

Figure 3: Santa Barbara County Code of Ordinances, Section 40-2 

 
 
 
Although the County Code of Ordinances does not specify any daytime limits, the Santa Barbara 
County Environmental Thresholds and Guidelines Manual, Section 13.B.3, reprinted below in 
Figure 4, states that the proposed development may not generate CNEL levels above 65 dB(A) 
beyond its property lines. Community Noise Equivalent Levels, “CNEL”, are a 24-hour 
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equivalent level that includes a 5dB penalty for evening hourly levels and a 10dB penalty for 
nighttime hourly levels. See the Appendix for more background information about sound levels.  

 
Figure 4: Santa Barbara County Environmental Thresholds and Guidelines, Section 13.B.3 

(Reprinted) 

 
 

 
Additionally, the Environmental Thresholds and Guidelines also refers to CEQA as a potential 
additional method of evaluation for a “substantial” increase in noise levels. As this leaves room 
for interpretation, we attempt to discuss the potential for substantial temporary increase later in 
this report. 
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3 Modeled Exterior Noise Levels and Compliance Prediction 
All sound level contours in this report, unless otherwise specified, are presented as CNEL levels 
in units of A-weighted decibels (dBA) for direct comparison to the County Thresholds.  
 
Reflection from the buildings and terrain, the attenuation due to ground cover (e.g., concrete, 
lawn, etc.), and air properties all affect the propagation of noise and resulting sound levels, and 
are included in the acoustic models presented. The ISO 9613 calculation standard implemented 
into SoundPLAN® conservatively assumes downwind propagation in all directions from noise 
sources. 
 
3.1 Local Traffic 
Traffic counts in annual average daily traffic (AADT) are input directly into SoundPLAN®, 
which predicts exterior (outdoor) noise levels due to those noise sources. Traffic counts have 
been provided for Highway 101 and the nearby on-and off-ramps by the State of California 
traffic for Coast Village Road was provided by the City of Santa Barbara, as shown in Table 111. 
Traffic counts for the applicable roads and interstate highway were increased by 1% per year to 
2021 for present-day noise contours. 

 
Table 1: Traffic Count Data and 2021 Projections  

Road AADT Year 
Years to 
Project 

2021 AADT Projection 
with 1% Annual Growth 

Highway 101 64700 2019 2 66000 

Ramp Hwy 101 NB to Hermosillo 920 2017 4 957 

Ramp Hwy 101 NB to Hwy 225 2100 2017 4 2185 

Ramp Hwy 225 to Hwy 101 SB 5100 2017 4 5307 

Coast Village Rd (E of Butterfly Ln) 11326 2016 5 11904 

Coast Village Rd (W of Hermosillo) 13809 2017 4 14370 
Sources: https://dot.ca.gov/programs/traffic-operations/census,  

https://www.santabarbaraca.gov/gov/depts/pw/stmain/traffic/default.asp  
 
 
3.2 Local Railroad Schedule and Noise Levels 
Passenger and freight trains use the railroad tracks directly north of the property. The Amtrak 
Pacific Surfliner and Coast Starlight lines currently (as of April 2021) have 9 trains scheduled to 
pass by daily between 6am and 10pm and at 12:30am. Additionally, an average of two freight 
trains pass the site each day. A pedestrian crossing is located northeast of the property at the 
intersection with Butterfly Lane; trains are required to sound a warning horn for approximately 
15 seconds as they approach each crossing. A chart of typical railroad sound levels is provided in 
Figure 5 below. 
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Figure 5: Comparison of Various Railroad Noise Levels 

 
Source: https://railroads.dot.gov/environment/noise-vibration/horn-noise-faq  
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3.3 Existing Noise Environment 
Figure 6 below shows the CNEL noise contours around the property due to the existing traffic 
and railroad noise sources. The SoundPLAN® noise model uses imported images from the 
Project plan as needed for the site layout. Linear noise sources for roads and highways are 
modeled with Federal Highway Administration Transportation Noise Model using the current 
and future traffic counts and added to the site plan.  
 
Railroad noise is modeled as a linear sound source based on the train schedule and expected 
locomotive, rail car, and horn source levels, as discussed in Section 3.2. Noise contours due to 
the train horn are shown radiating from the pedestrian walkway at the northeast corner of the 
figure, which is central to the areas where the train horn sounds as trains approach the 
intersection from each direction. 
 
Existing noise levels at the nearest residential property lines to the east and west range from 60-
78 dBA CNEL. 
 

000209



 
 
 
 

45dB Acoustics, LLC Music Academy of the West 
 

 
 

page 10 noise management  :  room acoustics  :  environmental impact www.45dB.com 
 

Figure 6: CNEL Noise Contours for Ambient Conditions with Highway and Railroad Noise 
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3.4 Event Sound Levels 
An initial power setting of 105 dBA was used for each of the sources representing the amplified 
voice or non-amplified music for the events in each of the seven zones, which is based upon our 
experience and knowledge of sound levels for these different types of event settings (see 
Appendix section 6.1). A point source with sound power level of 105 dBA, which equates to a 
sound pressure level of 84 dBA at a distance of 10 feet (3 meters) away, could represent 
amplified speech or non-amplified acoustic music group. 
 
Because the orientation of the performances/events were not specified for the outdoor spaces, the 
sources are modeled as point sources with uniform directivity—meaning that the speaker outputs 
more equal sound in all directions. This ensures that our analysis will evaluate the events with 
speakers or music sources facing any direction. 
 
Once the resulting levels at the property line are determined, conclusions may be drawn about 
the compliance of the levels occurring at the event and adjusted upward or downward in order to 
determine levels that should not be exceeded at the event in order to remain compliant at the 
property line.  
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4 Determination/Prediction of Compliance 
A particular change—either increase or decrease—of a noise source will result in the same 
decibel change at a receiver location, for a given geometrical setup including terrain, buildings, 
etc. In other words, once the relationship between a particular sound level near the 
source/speaker and receiver is known, the corresponding sound pressure level at a given receiver 
location will increase or decrease by the same decibel amount that the source level changes. This 
dictates how high the level can be at the speaker location while staying within the County’s 
limits.  
 
It is also important to note that the Lmax levels (generally an “instantaneous” 1-second Leq) can 
be approximately 10-15 dB higher than the average sound levels. This means that, even when 
CNEL or hourly levels may comply with a given criteria/limit, there will be moments where the 
level exceeds the hourly or CNEL limit. There is no momentary or short-duration limit criteria 
within the County’s Environmental Guidelines, nor in CEQA. Further, audibility does not 
necessarily indicate a noise exceedance.  
 
4.1 Typical Event Program 
For this analysis, a 3-hour event, held between 7-10pm, was modeled to evaluate the contribution 
of noise from each of the outdoor areas on the CNEL levels at the property line. A 3-hour event 
held in the evening hours represents a worst-case scenario, which ensures that shorter events or 
events held during daytime hours would not exceed CNEL limits. 
 
Figure 775Figure 6 shows the resulting CNEL contours for the immediate area around the Music 
Academy of the West’s buildings for the 3-hour event with the source in Zone 3/4 (Bock and 
Williams Gardens) having a sound power level of 105 dBA. The blue dashed lines indicate the 
property lines and red stars (*) indicate speakers or noise sources. Levels at each receiver 
location can be found in Table 2. 
 
With the typical source level modeled for this event, sources in the Bock & Williams Garden 
areas are predicted to cause the CNEL levels at the closest property lines to exceed the 65 dBA 
specified by the County of Santa Barbara.  
 
The resulting CNEL contours for a 3-hour event with the source in Zone 11 (Kinnear Fountain) 
having a sound power level of 105 dBA are shown below in Figure 8. Similar to events held in 
the Bock & Williams Gardens, events in this location are also predicted to exceed the 65 dBA 
CNEL limits at the southeast property line. 
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Figure 7: CNEL Noise Contours for 3-Hour Event in Bock & Williams Gardens with Source Power Level of 105 dBA 
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Figure 8: CNEL Noise Contours for 3-Hour Event at Kinnear Fountain with Source Power Level of 105 dBA  
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The CNEL levels predicted for each of the receiver locations at the property lines for each of the 
event zones, with source power levels of 105 dBA (84 dBA at 10 feet), are provided below in 
Table 2. Levels exceeding 65 dBA CNEL and ambient CNEL levels are marked in bold red text. 
The two locations modeled above (Bock & Williams Gardens and Kinnear Fountain) show levels 
exceeding the CNEL limit of 65 dBA at the nearest property lines.  
 
Events in Kuehn Court are predicted to exceed 65 dBA CNEL by 1 dB at the southeast property 
line and events in Anne’s Garden are predicted to exceed the ambient CNEL by 1 dB at the 
northwest corner of the property. Because these two locations exceed the Ambient CNEL by 
only 1 dB, events of shorter duration (less than three hours) would comply with the County’s 
limits. 
 

Table 2: CNEL Levels at at Property Line Receiver Locations for Each Event Zone, with 
Source Power Levels at 105 dBA (dBA) 

Receiver 
Location 

Ambient 
CNEL 
(dBA) 

Zone 1: 
Anne’s 
Garden 

Zone 2/2.5: 
Holden/ 

President’s 
Garden 

Zone 3/4: 
Bock/ 

Williams 
Garden 

Zone 5: 
Kuehn 
Court 

Zone 7: 
Towbes 

Court 
Zone 9: 

Lind Patio 

Zone 11: 
Kinnear 

Fountain 
PL-E1 75 75 75 75 75 75 75 75 
PL-E2 69 69 69 69 69 69 69 69 
PL-E3 67 67 67 67 67 67 67 67 
PL-E4 72 72 72 72 72 72 72 72 
PL-E5 70 70 70 70 70 70 70 70 
PL-E6 68 68 68 68 69 68 68 68 
PL-E7 66 66 66 66 66 66 66 66 
PL-NE 78 78 78 78 78 78 78 78 
PL-NW 72 73 72 73 72 72 72 72 
PL-S1 60 61 63 61 60 61 61 60 
PL-S2 62 62 63 65 62 62 62 62 
PL-S3 61 62 62 69 61 61 62 61 
PL-S4 58 58 59 62 58 59 60 58 
PL-S5 64 64 64 64 64 64 64 66 

PL-SE1 62 62 62 62 63 62 62 68 
PL-SE2 61 61 61 61 63 61 61 64 
PL-SE3 65 65 65 65 66 65 65 66 
PL-SW 59 59 59 59 59 59 59 59 
PL-W1 71 71 71 71 71 71 71 71 
PL-W2 69 69 69 69 69 69 69 69 
PL-W3 67 67 67 67 67 67 67 67 
PL-W4 66 66 66 66 66 66 66 66 
PL-W5 62 62 62 62 62 62 62 62 
PL-W6 60 61 61 61 60 61 61 60 
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The two event locations, Bock & Williams Gardens and Kinnear Fountain, were also modeled 
with a lower source power level of 100 dBA (79 dBA at 10 feet), which would represent levels 
for amplified speech or a non-amplified acoustic music group without horns or drums. The 
CNEL levels predicted for each of the receiver locations at the property lines for these two event 
zones, with reduced source power levels are provided below in Table 3. Levels at each receiver 
location for both event zones remain in compliance with the County’s code. 
 
Table 3: CNEL Levels at at Property Line Receiver Locations for Events in Zones 3/4 and 

11, with Source Power Levels at 100 dBA (dBA) 

Receiver 
Location 

Ambient 
CNEL 
(dBA) 

Zone 3/4: 
Bock/ 

Williams 
Garden 

Zone 11: 
Kinnear 

Fountain 
PL-E1 75 75 75 
PL-E2 69 69 69 
PL-E3 67 67 67 
PL-E4 72 72 72 
PL-E5 70 70 70 
PL-E6 68 68 68 
PL-E7 66 66 66 
PL-NE 78 78 78 
PL-NW 72 72 72 
PL-S1 60 61 60 
PL-S2 62 63 62 
PL-S3 61 65 61 
PL-S4 58 59 58 
PL-S5 64 64 65 

PL-SE1 62 62 65 
PL-SE2 61 61 62 
PL-SE3 65 65 65 
PL-SW 59 59 59 
PL-W1 71 71 71 
PL-W2 69 69 69 
PL-W3 67 67 67 
PL-W4 66 66 66 
PL-W5 62 62 62 
PL-W6 60 61 60 
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4.2 Maximum Sound Levels at Property Lines During Events 
In addition to CNEL levels, the maximum expected sound levels at each receiver location were 
modeled to determine if an event would contribute to a “substantial temporary increase” in 
ambient sound level, per CEQA regulations. Maximum levels (Lmax) during the events from 
each zone at selected receiver locations (nearest to each zone) are presented in Table 443 below 
along with the maximum ambient levels.  
 
While CEQA does not define what a substantial or significant temporary increase in levels would 
be, the model shows only two receiver locations that are expected to have a slight increase of 1-2 
dB over the maximum ambient levels observed for these receivers, which are located along 
Fairway Road to the south of the property and not on the neighboring residential property lines. 
 
Table 4: Maximum Sound Levels at Selected Property Line Receiver Locations for Events 

at Each Outdoor Zone  

Event Zone 

Sensitive 
Receiver 
Locations 

Ambient Lmax 
(dBA) 

Event Lmax  
(dBA) 

Increase Over 
Ambient Lmax 

(dB) 

Zone 1: Anne’s Garden 
(Source Power Level of 105 dBA) 

PL-NW 
PL-S1 
PL-S3 

96 
77 
81 

73 
69 
65 

- 
- 
- 

Zone 2/2.5: Holden Encore Society 
Garden/Presidents Garden  
(Source Power Level of 105 dBA) 

PL-S1 
PL-S2 
PL-S4 

77 
83 
76 

79 
77 
69 

2 
- 
- 

Zone 3/4: Bock Garden/Williams Garden 
(Source Power Level of 100 dBA) 

PL-NW 
PL-S3 
PL-S4 

96 
81 
76 

66 
82 
73 

- 
1 
- 

Zone 5: Kuehn Court 
(Source Power Level of 105 dBA) 

PL-SE1 
PL-SE2 
PL-SE3 

84 
84 
88 

74 
77 
78 

- 
- 
- 

Zone 7: Towbes Court 
(Source Power Level of 105 dBA) 

PL-S1 
PL-S4 

77 
76 

67 
70 

- 
- 

Zone 9: Lind Patio 
(Source Power Level of 105 dBA) 

PL-S1 
PL-S3 
PL-S4 

77 
81 
76 

67 
75 
74 

- 
- 
- 

Zone 11: Kinnear Fountain 
(Source Power Level of 100 dBA) 

PL-S5 
PL-SE1 
PL-SE2 
PL-SE3 

85 
84 
84 
88 

76 
80 
75 
70 

- 
- 
- 
- 
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5 Conclusions and Recommendations 
Based on the above analysis for 3-hour evening events such as cultural ceremonies with non-
amplified (acoustic) bands and/or amplified speech (which has a sound power level of 
approximately 105 dBA, or sound pressure level of 84 dBA measured at 10 feet) in the outdoor 
performance spaces at Music Academy of the West, sound levels at the property lines are 
predicted to be in compliance with the County’s Guidelines and Thresholds 24-hour equivalent 
limit of 65dBA CNEL for events held in Zones 2/2.5, 7, and 9 (Holden Encore Society and 
President’s Gardens, Towbes Court, and Lind Patio).  
 
Events in Zones 1 and 5 (Anne’s Garden and Kuehn Court) should be limited to shorter duration 
events of two hours or less to remain in compliance. 
 
Events held in Zones 11 or 3/4, at the Kinnear Fountain or in the Bock and Williams Gardens, 
due to their proximity to residential property lines, must maintain quieter levels to prevent levels 
at the property lines from exceeding the 65dBA CNEL limit. Therefore, we recommend limiting 
the source levels in these two locations to a sound power level of 100 dBA or less, which equates 
to a sound pressure level of 79 dBA at 10 feet and represents sources such as amplified speech or 
quieter sources of non-amplified acoustic music that do not incorporate drums or horns. Drums 
and horn instruments are not disqualified per se, however as these have a large dynamic range of 
sound levels and are more impulsive, they tend to draw more attention and correlate with a 
higher risk of annoyance and awareness by potentially sensitive receptors (i.e., humans).  We 
also recommend holding shorter duration events (2 hours or less) at these two locations. 
 
Compliance with the County Code is also expected, assuming that events stay within the hours as 
defined by the Code.  
 
 
Additionally, the CEQA requirements are addressed below in bold. 
 
Would the project result in: 
 
a) generation of noise levels in excess of standards established in the local General Plan or 

Noise Ordinance, or applicable standards of other agencies?  
 
Outdoor events with amplified speech and non-amplified music will slightly increase the 
ambient noise levels above the existing road traffic and railroad noise levels at 
neighboring properties. If the maximum sound level increases are deemed substantial 
per CEQA, some locations may be limited as to the types of events and/or music levels 
allowed (i.e. small strings-only bands without drums, horns, etc.) . If louder events are 
desired, we suggest monitoring the source levels with a reputable system, as discussed 
below in Section 5.1. 
 

b) generation of excessive ground-borne vibration or ground-borne noise levels?  
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Excessive ground-borne vibration or ground-borne noise are not anticipated from any 
outdoor events. 

 
c) For a project located within the vicinity of a private airstrip or an airport land use plan or, 

where such a plan has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project area to excessive 
noise levels?  
 
Not applicable 
 
 

5.1 Self-Management of Sound Levels 
Because it is difficult for anyone to discern differences in source levels such as the 82 dBA at 10 
feet as used in the modeled simulations, we include in this report some commercially-available 
tools that laypeople, DJs and others may use to self-manage and accurately measure and control 
sound levels created at these events.   
 
There are many commercial solutions for monitoring sound levels at a given location that may be 
of assistance in maintaining good neighbor relationships. Below are two such solutions we would 
suggest if the Music Academy of the West wishes to monitor their own sound levels: 
 

 www.StudioSixDigital.com offers a suite of affordable apps called “Audio Tools” for 
Apple-brand devices (e.g., iPhone or iPod). When a Class 2 (survey grade) or Class 1 
(precision grade) external microphone is plugged into such a device, accurate sound 
levels may be acquired. Their website lists several compliant microphone options. 
 

 Class 1 high-precision meters and calibrators are “engineering grade”, while Class 2 are 
mid-grade accuracy, lower cost, and suitable for use by laypeople in the field while still 
allowing for accurate measurements. For an extremely affordable standalone Class 2 
sound level meter, SoftdB’s Piccolo and Piccolo II are sold in the USA through Scantek, 
Inc. here: https://www.scantekinc.com/products/sound-level-meters/softdb/piccolo-
compact-sound-level-meter-and-datalogger/  This would allow for a permanent sound 
level monitoring “station” at any desired location without the need for an Apple product. 
 

 Any sound measurement devise should be calibrated using a calibrator in order to 
continually ensure that the device/meter is calibrated to report accurate sound levels. A 
Class 2 calibrator can be purchased from many suppliers for a few hundred dollars.  
 

 45dB is available to consult with business owners wishing to monitor their own sound 
emission. Be wary of cheap products sold on Amazon or other marketplaces—if it is not 
IEC/ANSI certified as a Class/Type 1 or 2 device, it is not to be relied upon. 
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6 Appendix  
6.1 Characteristics of Sound 
When an object vibrates, it radiates part of its energy as acoustical pressure in the form of a 
sound wave. Sound can be described in terms of amplitude (loudness), frequency (pitch), or 
duration (time). The human hearing system is not equally sensitive to sound at all frequencies. 
Therefore, to approximate this human, frequency-dependent response, the A-weighted filter 
system is used to adjust measured sound levels. The normal range of human hearing extends 
from approximately 0 to 140 dBA.  
 

Table 5: Examples of sound pressure levels 
0dB SPL - The threshold of hearing. This is the quietest sound that a child or young adult with 
good hearing can detect at 1kHz. It is not silence/ 
10 - 20dB SPL Very Faint A gentle breeze through the trees. 
20 - 30dB SPL - A soft whisper (at 1 meter).  
30 - 40dB SPL - A quiet auditorium. 
40 - 60db SPL - Background music in a cafe, bar or restaurant. 
60 - 70dB SPL - Typical conversation levels (from the listener's position). 
70 - 80dB SPL - The cabin of an aircraft during normal cruise conditions. 
80 - 90dB SPL - Typical wedding or dinner-dance band (typical audience position). 
90 - 100dB SPL - Loud orchestra (playing fff, as it would sound in the front row of the audience). 
100 - 110dB SPL - Typical disco. 
110 - 115dB SPL - A loud rock band (front rows of audience). 
115 - 130dB SPL - Threshold of pain. Often given as 120 dB SPL, this varies with frequency, and 
from person to person. 
140dB SPL - Jet engine from 3 meters. 

 
Unlike linear units such as inches or pounds, decibels are measured on a logarithmic scale, 
representing points on a sharply rising curve. Because of the physical characteristics of noise 
transmission and of noise perception, the relative loudness of sound does not closely match the 
actual amounts of sound energy. Table 665 below presents the subjective effect of changes in 
sound pressure levels. 
 

Table 6: Sound Level Change Relative Loudness/Acoustic Energy Loss 
 0 dBA  Reference 0% 
-3 dBA  Barely Perceptible Change 50% 
-5 dBA  Readily Perceptible Change 67% 
-10 dBA  Half as Loud 90% 
-20 dBA  1/4 as Loud 99% 
-30 dBA  1/8 as Loud 99.9% 

 
Source: Highway Traffic Noise Analysis and Abatement Policy and Guidance, U.S. Department of Transportation, 
Federal Highway Administration, Office of Environment and Planning, Noise and Air Quality Branch, June 1995. 
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Sound levels are generated from a source and their decibel level decreases as the distance from 
that source increases. Sound dissipates exponentially with distance from the noise source. This 
phenomenon is known as spreading loss. Generally, sound levels from a point source will 
decrease by 6 dBA for each doubling of distance. Sound levels for a highway line source vary 
differently with distance because sound pressure waves propagate along the line and overlap at 
the point of measurement. A closely spaced, continuous line of vehicles along a roadway 
becomes a line source and produces a 3 dBA decrease in sound level for each doubling of 
distance. However, experimental evidence has shown that where sound from a highway 
propagates close to “soft” ground (e.g., plowed farmland, grass, crops, etc.), a more suitable 
drop-off rate to use is not 3.0 dBA but rather 4.5 dBA per distance doubling (FHWA 2010). 
 
When sound is measured for distinct time intervals, the statistical distribution of the overall 
sound level during that period can be obtained. The Leq is the most common parameter 
associated with such measurements. The Leq metric is a single-number noise descriptor that 
represents the average sound level over a given period of time. For example, the L50 noise level 
is the level that is exceeded 50 percent of the time. This level is also the level that is exceeded 30 
minutes in an hour. Similarly, the L02, L08 and L25 values are the noise levels that are exceeded 
2, 8, and 25 percent of the time or 1, 5, and 15 minutes per hour. Other values typically noted 
during a noise survey are the Lmin and Lmax. These values represent the minimum and 
maximum root-mean-square noise levels obtained over the measurement period. 
 
Because community receptors are more sensitive to unwanted noise intrusion during the evening 
and at night, State law requires that, for planning purposes, an artificial dB increment be added to 
quiet-time noise levels in a 24-hour noise descriptor called the CNEL or Ldn. This increment is 
incorporated in the calculation of CNEL or Ldn, described earlier. 
 
6.2 Terminology/Glossary 
A-Weighted Sound Level (dBA) 
The sound pressure level in decibels as measured on a sound level meter using the internationally 
standardized A-weighting filter or as computed from sound spectral data to which A-weighting 
adjustments have been made. A-weighting de-emphasizes the low and very high frequency 
components of the sound in a manner similar to the response of the average human ear. A-
weighted sound levels correlate well with subjective reactions of people to noise and are 
universally used for community noise evaluations. 
Air-borne Sound 
Sound that travels through the air, differentiated from structure-borne sound. 
Ambient Sound Level 
The prevailing general sound level existing at a location or in a space, which usually consists of a 
composite of sounds from many sources near and far. The ambient level is typically defined by 
the Leq level. 
Background Sound Level 
The underlying, ever-present lower level noise that remains in the absence of intrusive or 
intermittent sounds. Distant sources, such as Traffic, typically make up the background.  The 
background level is generally defined by the L90 percentile noise level. 
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Community Noise Equivalent Level (CNEL) 
The Leq of the A-weighted noise level over a 24-hour period with a 5-dB penalty applied to 
noise levels between 7 p.m. and 10 p.m. and a 10-dB penalty applied to noise levels between 10 
p.m. and 7 a.m. CNEL is similar to Ldn. 
Day-Night Sound Level (Ldn) 
The Leq of the A-weighted noise level over a 24-hour period with a 10-dB penalty applied to 
noise levels between 10 p.m. and 7 a.m. Ldn is similar to CNEL. 
Decibel (dB) 
The decibel is a measure on a logarithmic scale of the magnitude of a particular quantity (such as 
sound pressure, sound power, sound intensity) with respect to a reference quantity. 
DBA or dB(A) 
A-weighted sound level. The ear does not respond equally to all frequencies, and is less sensitive 
at low and high frequencies than it is at medium or speech range frequencies. Thus, to obtain a 
single number representing the sound level of a noise containing a wide range of frequencies in a 
manner representative of the ear’s response, it is necessary to reduce the effects of the low and 
high frequencies with respect to the medium frequencies. The resultant sound level is said to be 
A-weighted, and the units are dBA. The A-weighted sound level is also called the noise level. 
Energy Equivalent Level (Leq) 
Because sound levels can vary markedly in intensity over a short period of time, some method 
for describing either the average character of the sound or the statistical behavior of the 
variations must be utilized. Most commonly, one describes ambient sounds in terms of an 
average level that has the same acoustical energy as the summation of all the time-varying 
events. This energy-equivalent sound/noise descriptor is called Leq. In this report, an hourly 
period is used. 
Field Sound Transmission Class (FSTC) 
A single number rating similar to STC, except that the transmission loss values used to derive the 
FSTC are measured in the field. All sound transmitted from the source room to the receiving 
room is assumed to be through the separating wall or floor-ceiling assembly. 
Noise reduction (NR)  
Noise reduction is the difference between outdoor sound level and indoor sound level.  It is not 
identical to Sound Transmission Class. 
Outdoor-Indoor Transmission Class (OITC) 
A single number classification, specified by the American Society for Testing and Materials 
(ASTM E 1332 issued 1994), that establishes the A-weighted sound level reduction provided by 
building facade components (walls, doors, windows, and combinations thereof), based upon a 
reference sound spectrum that is an average of typical air, road, and rail transportation sources. 
The OITC is the preferred rating when exterior façade components are exposed to a noise 
environment dominated by transportation sources.  Once built, as much as a 5-point reduction in 
Apparent Outside-Inside Transmission Class (OITC) from the original, as-designed OITC may 
be expected. 
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Percentile Sound Level, Ln 
The noise level exceeded during n percent of the measurement period, where n is a number 
between 0 and 100 (e.g., L10 or L90) 
Sound Transmission Class (STC) 
STC is a single number rating, specified by the American Society for Testing and Materials, 
which can be used to measure the sound insulation properties for comparing the sound 
transmission capability, in decibels, of interior building partitions for noise sources such as 
speech, radio, and television. It is used extensively for rating sound insulation characteristics of 
building materials and products. 
Structure-Borne Sound 
Sound propagating through building structure. Rapidly fluctuating elastic waves in gypsum 
board, joists, studs, etc. 
Sound Power Level  
Sound power level is the acoustic energy emitted by a source which produces a sound pressure 
level at some distance. While the sound power level of a source is fixed, the sound pressure level 
depends upon the distance from the source and the acoustic characteristics of the area in which it 
is located. 
Sound Exposure Level (SEL) 
SEL is the sound exposure level, defined as a single number rating indicating the total energy of 
a discrete noise-generating event (e.g., an aircraft flyover) compressed into a 1-second time 
duration. This level is handy as a consistent rating method that may be combined with other SEL 
and Leq readings to provide a complete noise scenario for measurements and predictions. 
However, care must be taken in the use of these values since they may be misleading because 
their numeric value is higher than any sound level which existed during the measurement period. 
Subjective Loudness Level 
In addition to precision measurement of sound level changes, there is a subjective characteristic 
which describes how most people respond to sound: 

 A change in sound level of 3 dBA is barely perceptible by most listeners. 
 A change in level of 6 dBA is clearly perceptible. 
 A change of 10 dBA is perceived by most people as being twice (or half) as loud. 

 
6.3 SoundPLAN Acoustics Software 
SoundPLAN®, the software used for this acoustic analysis, is an acoustic ray-tracing program 
dedicated to the prediction of noise in the environment. Noise emitted by various sources 
propagates and disperses over a given terrain in accordance with the laws of physics. Worldwide, 
governments and engineering associations have created algorithms to calculate acoustical 
phenomena to standardize the assessment of physical scenarios. Accuracy has been validated in 
independent published studies to be + / - 2.7 dBA with an 85% confidence level for a wide range 
of scenarios and calculation standards. 
 
The software calculates sound attenuation of environmental noise, even over complex terrain, 
uneven ground conditions, and with complex obstacles. The modeling software calculates the 
sound field in accordance with ISO 9613-2 “Acoustics - Attenuation of sound during 
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propagation outdoors, Part 2: General Method of Calculation.” This standard states that “this part 
of ISO 9613 specifies an engineering method for calculating the attenuation of sound during 
propagation outdoors, in order to predict the levels of environmental noise at a distance from a 
variety of sources. The method predicts the equivalent continuous A-weighted sound pressure 
level under meteorological conditions favorable to propagation from sources of known sound 
emissions. These conditions are for downwind propagation under a well-developed moderate 
ground-based temperature inversion, such as commonly occurs at night.” Accuracy of this 
calculation standard is stated to be +/- 1dB at source-receiver distances of less than 1000m and 
noise source heights of less than 10m. 
 
6.4 Characteristics of Sound 
When an object vibrates, it radiates part of its energy as acoustical pressure in the form of a 
sound wave. Sound can be described in terms of amplitude (loudness), frequency (pitch), or 
duration (time). The human hearing system is not equally sensitive to sound at all frequencies. 
Therefore, to approximate this human, frequency-dependent response, the A-weighted filter 
system is used to adjust measured sound levels. The normal range of human hearing extends 
from approximately 0 to 140 dBA. Unlike linear units such as inches or pounds, decibels are 
measured on a logarithmic scale, representing points on a sharply rising curve.  
 
Examples of sound levels are listed on websites such as:  

 “Time to Listen: Most Regular Patrons of Music Venues Prefer Lower Volumes” 
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC6438925/ 

 The Center for Hearing and Communication https://chchearing.org/noise/common-
environmental-noise-levels/ 

 University of Michigan https://www.uofmhealth.org/health-library/tf4173 
 https://www.researchgate.net/publication/328133495_Expected_Sound_Levels_at_Conce

rt_Venues_for_Amplified_Music  
 
Some common noise levels of various sources are  listed in Table 776, with the understanding 
that these are sound pressure levels experiences at/near the listener’s ear, some distance from the 
source. 
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Table 7: How Loud are Things? (https://chchearing.org/noise/common-environmental-
noise-levels/) 
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Because of the physical characteristics of noise transmission and of noise perception, the relative 
loudness of sound does not closely match the actual amounts of sound energy. Table 887 below 
presents the subjective effect of changes in sound pressure levels. 
 

Table 8: Sound Level Change Relative Loudness/Acoustic Energy Loss 
 0 dBA  Reference 0% 
-3 dBA  Just Perceptible Change 50% 
-5 dBA  Readily Perceptible Change 67% 
-10 dBA  Half as Loud 90% 
-20 dBA  1/4 as Loud 99% 
-30 dBA  1/8 as Loud 99.9% 

 
Source: Highway Traffic Noise Analysis and Abatement Policy and Guidance, U.S. Department of 
Transportation, Federal Highway Administration, Office of Environment and Planning, Noise and Air 
Quality Branch, June 1995. 

 
 
Sound levels are generated from a source and their decibel level decreases as the distance from 
that source increases. Sound dissipates exponentially with distance from the noise source. This 
phenomenon is known as spreading loss. Generally, sound levels from a point source will 
decrease by 6 dBA for each doubling of distance. Sound levels for a highway line source vary 
differently with distance because sound pressure waves propagate along the line and overlap at 
the point of measurement. A closely spaced, continuous line of vehicles along a roadway 
becomes a line source and produces a 3 dBA decrease in sound level for each doubling of 
distance. However, experimental evidence has shown that where sound from a highway 
propagates close to “soft” ground (e.g., plowed farmland, grass, crops, etc.), a more suitable 
drop-off rate to use is not 3.0 dBA but rather 4.5 dBA per distance doubling (FHWA, 2010). 
 
When sound is measured for distinct time intervals, the statistical distribution of the overall 
sound level during that period can be obtained. The Leq is the most common parameter 
associated with such measurements. The Leq metric is a single-number noise descriptor that 
represents the average sound level over a given period of time. For example, the L50 noise level 
is the level that is exceeded 50 percent of the time. This level is also the level that is exceeded 30 
minutes in an hour. Similarly, the L02, L08 and L25 values are the noise levels that are exceeded 
2, 8, and 25 percent of the time or 1, 5, and 15 minutes per hour. Other values typically noted 
during a noise survey are the Lmin and Lmax. These values represent the minimum and 
maximum root-mean-square noise levels obtained over the measurement period. 
 
Because community receptors are more sensitive to unwanted noise intrusion during the evening 
and at night, State law requires that, for planning purposes, an artificial dB increment be added to 
quiet-time noise levels in a 24-hour noise descriptor called the CNEL or Ldn. This increment is 
incorporated in the calculation of CNEL or Ldn, described earlier. 
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Villalobos, David

From: Lindsey Wilde <wildelb@gmail.com>
Sent: Wednesday, April 5, 2023 9:05 AM
To: Villalobos, David
Subject: Public Comment for Montecito Planning Commission Special Meeting - April 5, 2023

Categories: Purple Category

Caution: This email originated from a source outside of the County of Santa Barbara. Do not 
click links or open attachments unless you verify the sender and know the content is safe. 

Good afternoon, Montecito Planning Commission. 
 
I am writing in response to the Music Academy’s request for a revised conditional use permit. As a neighbor living on 
Monte Cristo Lane, I strongly oppose the request to allow for weddings to take place on the Music Academy’s property 
as well as increasing the any‐given‐time cap of visitors by 25% to 410. Although I can appreciate the allure of revenues 
that may come from these proposals, this is outside of the scope of the Music Academy’s mission and will be 
detrimental to the neighborhood, specifically the traffic on Channel Drive.  
 
The road is already dangerous as sidewalks are not in place from Fairway Rd to Cabrillo Blvd, speed limits are not 
enforced and typically ignored, speed bumps are non‐existent, and blind spots are significant at the turn at the cemetery 
and the bend at 940 Channel Dr. Anecdotally, there have been innumerable incidents of pedestrians and bicyclists 
having close encounters with cars, and pets being hit. For instance, a couple neighbors have had their dogs and cats 
killed from cars on Channel Dr. between Monte Cristo and Fairway Rd. We can tell when an event is taking place at the 
Music Academy because traffic significantly increases on Channel Dr., putting pedestrians and pets at greater risk as the 
cars race up to get to the entrance. Adding more events and with greater capacity, especially weddings with out‐of‐
town guests who do not know this is a residential area and who may be drinking, will make the traffic situation even 
more dangerous and untenable. The pedestrians here are not solely neighbors of the Music Academy, they are 
residents of Santa Barbara and Montecito as well as tourists, so this is an issue that is greater than this small 
neighborhood.  
 
I am a supporter of the Music Academy and am a member of AUX for All. I would be supportive of weddings if they were 
limited to 6 per year, capped at 50 attendees, and advance written notice sent to surrounding neighbors. I would be 
supportive of a 25% increase in capacity only if 5‐10 speed bumps are installed and maintained on Channel Drive (from 
Butterfly Ln to Cabrillo Blvd), wide sidewalks are installed and maintained where there are currently none, bicycle lanes 
are installed and maintained, traffic wardens/attendants are hired by the Music Academy for all events and placed along 
various points on Channel Drive to enforce traffic rules and guide cars to the correct entrance, and advance written 
notice sent to surrounding neighbors.  
 
I am supportive of their other requests for eliminating the retail shops and reintroducing residential uses and increasing 
student enrollment to 175 students. 
 
I appreciate your time and consideration. 
 
Best, 
Lindsey Wilde 
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Sent from Mail for Windows 
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Music Academy
Montecito Planning Commission 

April 5, 2023
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Project Team 

Music Academy 

Scott Reed, President & CEO 

Mimi Do, CFO & Vice President of Administration 

Consultant Team

Heidi Jones, Land Use Planner, SEPPS 

Scott Schell, Associated Transportation Engineers 

Sarah Taubitz, 45dB Acoustics 
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History & Commitments 

•Established in Santa Barbara County 1951
•Music Academy Program 
•Alumni Success 

Mission: To make a unique and enduring contribution to 
the work of music by: 
• Advancing the development of the next generation of 

great classically trained musicians.
• Cultivating discerning, appreciative, and adventurous 

audiences 
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Music Academy Alumni 

 32 Alumni with the Metropolitan Opera
 17 Alumni with the Chicago Symphony
 18 Alumni with the New York Philharmonic
 22 Alumni with the Los Angeles Philharmonic
 13 Alumni with the San Francisco Symphony
 14 Alumni with the Santa Barbara Symphony

Signature Partnerships:
 New York Philharmonic
 London Symphony Orchestra 
 Leaders from Stanford’s d.school
 Young People’s Chorus of New York City
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Proposed CUP Amendment Goals 

Current CUP 
• Approved 2004 
• Physical construction over 3 Phases, Final Phase 2017

• Since 2004: 
• Successful completion of physical build-out 
• MA compliance with all Conditions of Approval 
• Hosted Neighbor Meeting for Proposed CUP Fall 2021
• No Neighborhood complaints received since 2004 (MA 

and County) 
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Proposed Projects Summary

Proposed CUP Drivers and Goals 
• Update and Simplify CUP
• Create operational flexibility 
• Maintain 2004 Maximum Annual Attendance cap (47,000 

members public/year) 
• Proposed changes all off-set (reorganized) 
• No increase in physical presence on campus 
• No New Environmental Impacts
• Responds to requests from the Community for new uses  
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Changes to Conditions
Key Requests 

• Hahn Hall Seating (300 fixed seats/50 temporary) to 350
• Any Given Time Public Attendance – 330 to 410 allowing 

more than 1 event outside of Hahn Hall 
• Seminars & Meetings – 175 participants to 350 (consistent 

with Hahn capacity), remain capped @41/year
• Annual Attendance (47,000) – vs. Seasonal Attendance Cap 

Summer (22,000) Non-Summer (25,000)
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• Bi-Annual Reporting to Annual Reporting 
• Student Parking & Population 
• Reintroduce Significant Life Events & Repurpose

Rack & Treasure House Uses 
• Caretaker Residence, Storage & Studio Uses to 

allow flexibility
• Update Conditions (Final CTRP, Building Names)
• Omit/Clarify Conditions historically satisfied COA’s 

Changes to Conditions
Key Requests 
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•Proposal to allow up to 15 Events/Year 

•Attendance limited to 225

•Limited to 9:00 am – 10:00 pm (breakdown, vacate site by 
10:30)

•Indoor spaces (except Hahn Hall) Amplified music limited 
to Lehmann & Weinman Halls 4:30 pm – 9:00 pm

•Limited outdoor gardens (Zones) Proposed Use off-set by 
discontinuance of Rack & Treasure House retail 

•Proposed to Self-Management of Sound & Events

Significant Life Events 
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Proposed Outdoor unamplified/acoustic music & amplified 
spoken voice: 

• Renter to provide personnel/management, MA Security 

• Zones 1,3,4, & 5 (southern) limited to 2 hours 

• Zones 2, 2.5, 7 & 9: limited to 4 hours

•SLE limited to 9:00 AM – 10:00 PM – Acoustics until 9:00 PM

•MA Designated Contact for any neighbor concerns

•Indoor acoustics 2- Halls, end by 9:00 PM

Acoustics Self-Management 
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•TRIP GENERATION – Summer Season
• Project generates 25 ADT 
• (4) AM and (4) PM Peak-Hour Trips
• Conservative Estimate (student drivers)
• NO IMPACTS to intersections (carrying capacity or 

operations) or VMT

Traffic & VMT
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PARKING & VMT
•Existing Parking Capacity = 293 spaces
•Project Peak Demands 107-242 spaces 
•NO IMPACTS Added 51 space demand can be 
accommodated

Parking

000381



Access Considerations
• Inquiries re: Access and Traffic concerns 
• Current access off Fairway Road and exits Butterfly 

Alternative Accessways/ EIR (MSD and Monte Cristo Lane)
• MSD request to remove access option from EIR 
Monte Cristo
• MSD Easement studied, No interest then & now 
• 11 Homeowners Own Easement 
• Existing Conditions (Road Surface, Width, Trees) 
• NO IMPACTS STUDIED – NO NEXUS  

Access 
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Interim CTRP – Complied with and SUCCESSFUL! 
Resulted in a 74-77% decrease in Cut-through traffic (2004-2006)

Proposed Final CTRP Program Components 
•Access Card Program & Vehicle Registration requirements 
faculty, staff & students 
•Traffic Attendant Requirement for all events outside open gate 
hours
•Signage and license plate number record requirements remain 
unchanged 
•Summer and Non-Summer Gate Closure Program 

•County Permit Compliance to Monitor CTRP & Report Annually 

Cut-Through Traffic Program
Gate Closure Program  
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Staff Report,
General Plan/Policy Consistency/

Conditions of Approval  

•Thorough and complete planning process since 2021

•Complete and accurate Staff Report 

•Complete and consistent Findings made for:
• CEQA (EIR Addendum)
• General Plan & Zoning Ordinance
• CUP Revision Findings 

•Appropriate, Adequate and Acceptable Conditions of Approval 

•Approve Project Resolutions 
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•Monte Cristo Access Discussion 
• MSD not interested in granting Easement across property 
• Monte Cristo Ownership (Private Road) 
• Road abandoned in 1919 and rights returned to adjacent land 

owners ~1959, 1961 (BOS Resolutions) 
• Monte Cristo Residents (+/-11 Owners would have to agree) 
• Unknowns: Road Improvement (Surface/Widening), Width, tree 

impacts/removals & Emergency Access gate (Fire, Police/Sheriff) 
• Nexus? Proposal creates no new impacts and updates COA’s to 

manage CTRP 

Monte Cristo Background  
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Interim CTRP Included: 

• Gate Closure Program 
• Retail Shop Hours parameters 
• Vehicle ID (window stickers) 
• Staffing (Portable Kiosk at Exit) with Attendant 
• Site & County Signage
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CUP Annual Attendance Report

Non-Summer
August - June 

Festival
June - August Total Notes 

2012-13 19,957 19,748 39,705 

2013-14 24,249 18,898 43,147 

2014-15 22,705 18,819 41,524 

2015-16 22,937 21,238 44,175 

2016-17 23,031 17,779 40,810 

2017-18 22,048 18,287 40,335 

2018-19 19,890 15,392 35,282 

2019-20 16,073 - 16,073 COVID - no 2020 Festival

2020-21 175 6,019 6,194 COVID - shortened 6-week Festival, limited rental activity

2021-22 21,126 9,896 31,022 Full 8-week festival, return of rental activity

Maximum Attendance 25,000 22,000 47,000 

7,175 
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Music Academy 

# Building Name (2004) Building Name (Current) Notes

1 Abravenel Hahn Hall 

2 Claeyssens Hall Claeyssens Hall

3 Harger Studio Marjorie Crispin Annex This was used for storage for the Rack & TH. Currently used for 
general administrative storage.

4 Main House Marilyn Horne Main House

5 Residence Residence Student use. Change from Cate School to Westmont

6 The Rack Casitas #1 Discontinued retail use; proposed Casitas West

7 Treasure House Casitas #2 Discontinued retail use; proposed Casitas East

8 Wood 1 Hind Hall Demo and replacement with 2004 CUP - now Hind Hall

9 Wood 2 Hind Hall Demo and replacement with 2004 CUP - now Hind Hall

10 Practice Studio Building/Instructional Center Lehrer Studios 2nd Floor Lehrer existing caretaker apartment. 

11 Student Services Luria Education Center

13 N/A New Maintenance/Storage Approved, not constructed. 

14 N/A New Storage Approved, not constructed. 

15 N/A New Residence/Storage Approved, not constructed. 

17 Stewart Hall Yzurdiaga Hall

18 Lehmann Hall Lehman Hall 
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Montecito Planning Commission
April 5, 2023

County of Santa Barbara
Planning and Development

Steve Conner

Music Academy of the West 
CUP Revision

Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129 

1
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Project Location
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• Operating with CUP in this location since 1951
• Current CUP approved in 2004 for phased Campus Master Plan

– 93,500 sf of floor area permitted/constructed
• Included various construction-related conditions
• Final Phase of construction completed in 2017

– Attendance caps established
• 47,000 annual

– Summer 22,000, Non-summer 25,000

• 900 daily
• 330 any-given-time

– Student enrollment limited to 150

3

Background
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• Established Limits on Events
– Annual Maximum of 41 events (meetings/seminars/non-profit)

• Maximum 350 public attendees

– Weddings prohibited

• Established Limits on Amplified Sound
– Two times/year, two hours per event
– Only in cloistered outdoor courtyard or indoors
– Limited to spoken voice and not be audible outside of MAW property

• Transportation/Circulation
– Cut Through Reduction Plan for Traffic

4

Background
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• Update and clarify the CUP and revise operational conditions
– No new structural development or increase in annual or daily attendance caps
– Key Operational Revisions

• Eliminate seasonal attendance caps (i.e. summer vs. non-summer)
• Increase any-given-time attendance cap from 330-410 and student enrollment from 150 to

175
• Reintroduce Significant Life Events (up to 15/year) and provide staff management of

associated traffic and noise
• Eliminate resale shops and reintroduce residential use of those structures
• Increase number of allowed events and locations with amplified spoken word and non-

amplified acoustic music
• Increase fixed seating in Hahn Hall from 300 to 350; decrease seating in Yzurdiaga Hall from

92 to 42
5

Proposed Project
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Outdoor Event Locations
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• The Cut Through Reduction Plan would be revised as follows:
– Formalize use of the existing access card system
– Provide traffic attendance for events
– Formalize open hours for entrance gate
– Maintain existing signage to discourage cut through

7

Proposed Project
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• Ordinance
– Educational Institutions are a permitted use with a CUP
– No new structural development – no change to setbacks or height
– Parking is adequate

• Policy
– Adequate Services are available
– Designed to maintain compatibility with surrounding land uses
– Noise levels will be monitored and managed consistent with current standards
– Transportation and Circulation capacities/levels not exceeded

8

Ordinance and Policy Compliance
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• Previously-certified EIR (03-EIR-06) addressed impacts of Master Plan
and operations associated with 2004 CUP Revision

• EIR Addendum prepared for proposed project
– No new significant impacts
– Impacts associated with proposed project within scope of prior EIR

• Proposed CUP Revision includes previous mitigation measures
– Maintain Annual and Daily Public Attendance caps
– Noise control measures
– Retail shop uses will be eliminated to reduce traffic/parking demands

9

Environmental Review
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• Make the required findings for approval of the project specified in 
Attachment A of Staff Report, including CEQA findings

• After considering the environmental review documents included as 
Attachments C and D (Addendum to 03-EIR-06, dated March 7, 2023 
together with the previously certified Final EIR [03-EIR-06]), determine 
that as reflected in the CEQA findings, no subsequent Environmental 
Impact Report or Negative Declaration shall be prepared for this project.

• Approve the project, Case Nos. 21RVP-00000-00109 and 21CDP-00000-
00129, subject to the conditions included as Attachment B.

10

Recommended Actions
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603 WEST OJAI AVE., SUITE F 
OJAI, CALIFORNIA 93023 

TEL: 805-272-8628 
 
 

 
1055 WILSHIRE BLVD., SUITE 1996 
LOS ANGELES, CALIFORNIA 90017 

TEL: 213-482-4200 
 

 

June 8, 2023 

 

SENT VIA ELECTRONIC E-MAIL 
 

Santa Barbara County Board of Supervisors 

105 E Anapamu St 

Board of Supervisors, 4th Floor 

Santa Barbara, CA 93101 

Email: SupervisorWilliams@countyofsb.org 

Email: lcapps@countyofsb.org 

Email: jhartmann@countyofsb.org 

Email: Nelson@bos.countyofsb.org 

Email: steve.lavagnino@countyofsb.org 

 

Re: Appeal of the Montecito Planning Commission’s Approval of Revised Conditional Use 
Permit for Music Academy of the West  

 

Dear Supervisors Williams, Capps, Hartmann, Nelson and Lavagnino;  

 

 This firm and the undersigned represent Butterfly Beach Association (hereinafter “Association” 

or “Appellant”).  Please keep this office on the list of interested persons to receive timely notice of all 

hearings, votes, determinations and official filings related to the above-referenced matter.  

 

 We submit this letter in response to the Montecito Planning Commission’s (“MPC”) approval of 

the Music Academy of the West (“MAW”) Revised Conditional Use Permit (“CUP”). Our client, the 

Association, has appealed the MPC’s approval of the CUP for the Project, and its use of an Addendum 

to an outdated Environmental Impact Report, pursuant to the California Environmental Quality Act 

(“CEQA”).  

 

  Appellant urges the Board of Supervisors to grant the appeal and deny the CUP. The Project 

cannot be approved since it violates the 2004 CUP conditions of approval, and a number of state statutes 

and municipal codes, as further explained in detail below.  

 

 Importantly, when the original CUP was approved in 2004, the Board of Supervisors specifically 

found that “the operation and site development at the Music Academy have reached a maximum level 

able to be found consistent with the health, welfare, safety, and convenience of the neighborhood and 

the Board of Supervisors recommends that no further increase in use, density, or development be 

allowed.” This finding was incorporated into the CUP’s Conditions of Approval, which stated: 
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Advisory statement from the Board of Supervisors with regard to neighborhood 
compatibility and its intent in approving 90-CP-111 RV01: In granting this permit, the Board 

of Supervisors advises future decision-makers that based on the evidence in the record at this 

time, the operation and site development at the Music Academy have reached a maximum level 

able to be found consistent with the health, welfare, safety, and convenience of the neighborhood 

and the Board of Supervisors recommends that no further increase in use, density, or 

development be allowed. 

 

(2004 Final Conditions of Approval, p. 1 [bold in original].) 

 

 The 2004 Conditions of Approval stated that the CUP was subject to compliance with the 

following conditions: 

 

This Conditional Use Permit is based upon and limited to compliance with the project 

description, the hearing exhibits marked A-L, with Planning Commission hearing stamp date of 

June 16, 2004 (plans dated May 2004 except plan PL-2 dated 1/30/04), and conditions of 

approval set forth below. 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. 

 

(2004 Final Conditions of Approval, p. 1 [bold added].) 

 

 The Conditions also state that “all provisions of the permit shall be strictly construed.” (2004 

Final Conditions of Approval, p. 13.) 

 

 Given the above-referenced directives and findings by the Board of Supervisors, the MPC erred 

in approving a “revised” CUP that simply piggybacked on a 20-year-old CUP for a vastly different 

Project that now seeks to not only intensify the operational use allowed, but transform an educational 

facility into a commercial enterprise. The CUP is improper and should be denied in its entirety. Further, 

the 2004 CUP’s conditions of approval should be enforced.    

 

I. THE MPC APPROVED THE PROJECT IN VIOLATION OF CEQA BY PROCEEDING 
UNDER AN ADDENDUM TO A 20-YEAR-OLD ENVIRONMENTAL IMPACT 
REPORT (“EIR”) FOR A 2004 APPROVAL OF A DIFFERENT PROJECT. 
 

 An addendum to a previously certified EIR or adopted MND may only be used if none of the 

conditions described in CEQA Guidelines section 15162 have occurred, and if only minor technical 

changes or additions are necessary.  (CEQA Guidelines § 15164(b).) A lead agency violates CEQA, on 

among other grounds, if it abused its discretion either by failing to proceed in the manner required by 

law or by making findings unsupported by substantial evidence.  (Pub. Resources Code (“PRC”) § 

21168.5.) The use of an addendum when a Subsequent, Supplemental, or new EIR or MND is required 

is a failure to proceed in accordance with law, and deprives the public and decision makers of the benefit 

of further public comment on the new or revised Project.  

 

 An agency must prepare a Subsequent EIR or Supplemental EIR for a project if the agency has 

some kind of continuing discretionary authority over the project (CEQA Guidelines § 15162(c)), and the 
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agency determines, based upon the basis of substantial evidence in light of the whole record, that 

“substantial changes proposed in the project require major revisions to a previous EIR because of the 

involvement of new significant environmental effects or a substantial increase in the severity of 

previously identified effects; substantial changes occur with respect to the circumstances under which 

the project is undertaken that will require major revision of a previous EIR because of the involvement 

of new significant environmental effects or a substantial increase in the severity of previously identified 

effects; or new information of substantial importance that was not known or could not have been known 

without exercise of reasonable diligence at the time of the previous EIR was certified shows any of the 

following:  (1) The project will have one or more significant effects not discussed in the previous EIR, 

(2) Significant effects previously examined will be substantially more severe than shown in the previous 

EIR, (3) Mitigation measures or alternatives previously found not feasible would, in fact, be feasible and 

would substantially reduce one or more significant effects of the project, but the project proponents 

decline to adopt them, (4) Mitigation measures or alternatives that are considerably different from those 

analyzed in the previous document would substantially reduce one or more significant effects, but the 

project proponents decline to adopt them.” (CEQA Guidelines § 15162(a).) 

 

 If a court finds that the lead agency's decision to rely on the Addendum instead of preparing a 

full EIR was arbitrary, capricious, or unsupported by substantial evidence, it may overturn the agency's 

action. A lead agency under CEQA must provide a basis for their CEQA findings, especially if the 

agency is to rely on an Addendum to a prior EIR. (CEQA Guidelines §15164(e) [explanation must be 

supported by substantial evidence]; See, e.g., IBC Business Owners for Sensible Development v. City of 
Irvine (2023) 88 Cal.App.5th 100 [court struck down use of an Addendum due to failure to quantify 

GHG emissions][“IBC Business Owners”].)  

 

 MAW is proposing to significantly modify the project from the description set forth in the 2004 

CUP. The significant modifications to the 2004 CUP proposed by the instant Revised CUP include, but 

are not limited to: 

 

1) increasing the maximum “any given time” public attendance from 330 to 410 people; 

 

2) increasing the attendance cap for meetings and seminars from 175 to 350 participants per event with 

an end time of 10:00 p.m.; 

 

3) eliminating the seasonal caps of “summer” (22,000 people) and “non-summer” (25,000 people), while 

maintaining the existing annual cap of 47,000 people;  

 

4) increasing the total allowances of use of the amplified spoken voice from twice per calendar year to 

17 per calendar year and allowing this to occur in outdoor zones along with non-amplified music;  

 

5) permitting a change in use to allow Significant Life Events (SLEs), such as weddings, memorial 

services, quinceaneras, birthday and anniversary celebrations, bridal/baby showers and other individual 

private parties up to 15 times per year, with reception attendance related to each SLE being limited to 

252 people and permitting amplified music at indoor locations in Lehmann Hall or Weinman Hall, 

which shall commence no earlier than 4:30 PM and end no later than 10:00 PM. However, Outdoor 

amplified sound for SLEs shall be limited to spoken voice. SLEs may take place in any appropriately-

sized indoor space, with the exception of Hahn Hall. Outdoor amplified spoken word and 

unamplified/acoustic music shall be limited to the following areas: Zone 1 Anne’s Garden, Zone 2/2.5 
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Holden Encore Society Garden/Presidents Garden, Zone 3/4 Bock Garden/Williams Garden, Zone 5 

Kuehn Court, Zone 7 Towbes Court, Zone 9 Lind Patio, and Zone 11 Kinnear Fountain (See Figure 1 

Map of MAW Outdoor Zones);  

 

6) Formally replacing the Cut Through Reduction Program with the Gate Closure Program where 

fairway road entrance requires access card and traffic attendants placed at gate for any public events; 

and  

 

7) Changing public use of studios from music practice and recordings to yoga, dance, visual and 

performing arts (See Staff Report pp. 7-8.)  

 

8) Increasing the instructional student population from 150 to 175 students. 

 

 These major changes may have significant environmental impacts that were not discussed in the 

previous 20-year-old EIR. At a minimum, additional analysis is required of the following impacts: 

 

• Traffic   

• Land use Compatibility 

• Noise 

• Air Quality 

• GHG Emissions 

 
a. Traffic Impacts 

 
 The MPC erred in approving the Addendum and the CUP, because it incorrectly determined the 

MAW project's traffic would have less than significant environmental effects. Here, there is no 

substantial evidence to support the MPC’s findings of no new or substantial impacts. Substantial 

evidence “includes fact, a reasonable assumption predicated upon fact, or expert opinion supported by 

fact.” PRC § 21080(e)(1). It also includes “reasonable inferences from this information that a fair 
argument can be made to support a conclusion, even though other conclusions might also be reached . . 

.” (CEQA Guidelines § 15384(a).)(Emphasis added.)  

 
 First, there is insufficient evidence to support the MPC’s explanation that the MAW project's 

traffic counts are consistent with the 2003 EIR. (CEQA Guidelines §15164(e).) The 2003 EIR only 

accounted for traffic in summer and non-summer events attendance because it relied on Project 

conditions that required such caps – 22,000 and 25,000 respectively. The MAW Project and Addendum 

deletes these mitigation measure/project component caps, while maintaining the overall 47,000 annual 

attendance cap. Not only is it “unclear” whether the MAW will be able to meet the EIR’s mitigation 

requirement of 22,000 summer public attendance totals, but it is impossible for the MAW Project to 

continue meeting this mitigation measure/Project component because it deletes it. Adding insult to 

injury, the Addendum provides no rationale for why deleting this vital mitigation measure/project 

design feature, meant to mitigate impacts to a less than significant level, could possibly result in no new 

or substantial impacts.  

 

 Second, the removal of the summer attendance cap will undoubtedly lead to the MAW hosting 

more public events (many of which will be commercial events) and therefore lead to more people 

visiting the MAW during the summer months. This obviously was not analyzed in the 2003 EIR because 
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the summer attendance cap was put in place by the 2003 EIR/2004 CUP. However, there is no analysis 

in the Staff Report for the instant project about how the increase in intensity of use resulting from the 

removal of the summer attendance cap will impact traffic, or any other resource for that matter. 

Moreover, no analysis was performed about how this increase in intensity would be amplified by the 

public commuting to the nearby Butterfly Beach during summer beach season.  

 

 In granting the 2004 CUP, the Board of Supervisors advised “future decision-makers that based 

on the evidence in the record at that time, the operation and site development at the Music Academy had 

reached a maximum level able to be found consistent with the health, welfare, safety, and convenience 
of the neighborhood and the Board of Supervisors recommends that no further increase in use, density, 

or development be allowed.” Thus, any deviations from what was analyzed in the FEIR on the 2004 

CUP must require subsequent environmental review. (CEQA Guidelines §15162.) The issue of traffic 

generated from the change in intensity and removal of attendance caps has not been examined in either 

the 2003 EIR, which did not and could not have analyzed the effects of these project changes, or the 

instant Addendum. 

 

 Here, the Addendum does not attempt to quantify the increase in traffic from the proposed 

changes to CUP, and, as such, its findings are not supported. (CEQA Guidelines § 15164(e) [explanation 

must be supported by substantial evidence]; See, e.g., IBC Business Owners, supra, 88 Cal.App.5th 100 

[court struck down use of an Addendum due to failure to quantify GHG emissions].) The 2022 Traffic 

Study glaringly omits any quantification of trips generated from these public attendance increases and 

solely focuses on the increase due to additional students. Thus, it cannot be relied upon to support an 

Addendum to the EIR. (IBC Business Owners, supra, 88 Cal.App.5th 100, 128-131; CEQA Guidelines § 

15162.) In contrast, as noted in the attached correspondence from Mr. Robert Kahn, a traffic engineer 

with over 40 years’ experience, the raised level of attendance caused by the proposed Project raises new 

significant impacts and increase in the severity of impacts identified in the EIR, such as: 

 

• Additional trips from public attendance at any time from 330 to 410 people: “several events 

could occur simultaneously that could generate additional AM and/or PM trips. The traffic study only 

assumed 5 additional AM or PM peak hour trips for the project. Increasing the maximum public 

attendance by 80 persons could easily increase the peak hour tips by at least 50 peak hour trips” 

(Attachment 1, p. 3.) 

 

• Additional trips from increasing the attendance for meetings and seminars from 175 to 350 
participants per event: “Scheduling events “back-to-back” has the potential for increasing trips and 

parking requirements during the peak hours… [the current CUP does not ensure] entering and exiting 

traffic won’t happen at the same time and the overlap of parking does not occur and overflow into the 

adjacent neighborhoods.” (Attachment 1, p. 3.) 

 

• Increasing peak traffic flows during the busiest season of the year by eliminating the seasonal 
caps of summer (22,000 people) and non-summer (25,000 people): see below. (Attachment 1, p. 3.)  

 

• Impacts from weddings and other special events: “Changing to allow for weddings and other  

special events as SLE’s (Significant Life Events) 15 times per year which will include up to 225 

attendees plus additional support staff, deliveries and other activities which will increase trip generation 

for the project.” (Attachment 1, p. 4.) 
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• Impacts from cut-through traffic: (see below page 7 of this letter, referencing Attachment 1, p. 4.) 

 

 The Addendum's failure to quantify the project’s anticipated traffic and noise increases would be 

overturned as an abuse of discretion on the part of the MPC in approving the Project with the 

Addendum. And there is substantial evidence that impacts from the Project are outside the scope of the 

prior EIR. (Attachment 1, Kahn Letter, pp. 3-5.) 

 

i. Elimination of seasonal attendance caps 

 

 A major change from the Project analyzed in the 2003 EIR is the removal of seasonal attendance 

caps. The Addendum draws the following conclusion regarding impacts from removing seasonal 

attendance caps: 

 

“The summer (22,000) and non-summer (25,000) maximum public attendance caps will be 

eliminated to allow MAW more flexibility in scheduling events throughout the year, but the 

daily and annual maximum public attendance caps will remain unchanged at 900 and 47,000, 

respectively. This mitigation measure was initially adopted to reduce land use compatibility 

impacts to less than significant levels. Elimination of the seasonal attendance caps will not 
result in any new significant impacts or increase the severity of impacts previously identified 
since the overall level of use on any given day, daily and on an annual basis will not change.” 

(Addendum, at p. 5 [emphasis added].) 

 

 This finding is not supported by logic, analysis, or the evidence in the record before the MPC. 

Below is Table 1 from page 9 of the 2004 CUP Final Conditions of Approval [highlights added] and 

illustrates why conditions of approval requiring caps on attendance figures was vital to mitigate 

significant impacts to the environment from the 2004 CUP project, specifically relating to traffic and 

noise.  
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 The 2004 CUP raised the summer attendance by 6,172. Footnote c states that seasonal attendance 

caps limit the number of days where the daily maximum could be reached, so dividing the 900 daily cap 

into the 22,000 summer total, would equal a total of 24 days in the summer that the 900 could be used 

under the current CUP as analyzed in the 2003 EIR. With the new CUP application, that 900 daily cap 

can be used many more days in the top summer season, up to 28 more days if MAW chooses to use the 

total 47,000 annual cap. Footnote d says that the new (2004) summer public attendance cap of 22,000 

would result in a 39% increase in attendance and an estimated 15.5% increase in traffic for the summer 

period. 

 

 Thus, MAW’s current CUP application's removal of the seasonal cap potentially allows MAW to 

have up to 900 public visitors per day in the summer beyond the 24 days allowed by the original CUP 

and analyzed in the EIR. Given the 2004 Board’s admonition that no new intensity of use be permitted 

given that the community impacts were already maxed out with the 2004 CUP, allowing an increase in 

summer attendance (and its resulting traffic and noise) will overburden the community and cause new 

significant impacts and more severe impacts not encompassed by the EIR. The EIR relied on the 

requirement that “[s]pecial events and rental activities would continue to be limited to the non-summer 

season as the summer season would continue to be devoted solely to the Academy's summer music 

program.” (FEIR, at p. 62, nt. 15.) This restriction has not been applied to the SLEs or other commercial 

activity (conferences, yoga, dance, performing arts studio rentals, etc...) anticipated to occur under the 

instant project.  
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 In fact, the proposed changes to the CUP represent an 850% increase in attendance, and with the 

proposed removal of seasonal attendance caps, a potential to more than double summer traffic and 

increase non-summer traffic by eliminating the seasonal caps relied on in the EIR that were intended to 

reduce significant impacts caused by the approval of the CUP (FEIR, at pp.62-63.)  

 

 As traffic expert Robert Kahn explains: 

 

Of particular concern is that although the annual projected attendance will not be changed with 

the action, the potential change in the distribution of trips for the project during the day could 

impact both the AM/PM peak hour trips and peak parking demand for the project. The action 

would also allow more activities to occur during the summertime than the currently approved 

CUP. Furthermore, the type of activities such as the SLE’s (Significant Life Events) has the 

potential for increasing trips generated by non- attendees for the various activities. This is 

especially true for the SLE’s where non-attendee traffic would occur beyond just the attendees at 

the events. (Attachment 1, p. 2.) 

 

 This represents new significant impacts not addressed in the EIR. As such, subsequent 

environmental review must occur, and the Board may not rely on an Addendum for the Project on this 

basis alone. 

 

ii. The Project’s deletion of the Cut-Through Reduction Plan elements presents new 
and more severe traffic impacts 

 

 The 2004 CUP required MAW to: “Implement a Cut-Through Reduction Plan (CTRP) to 

discourage vehicles coming to the MAW for no reason other than to gain access to the east of the site 

(Butterfly Lane and beyond) using the MAW internal road as a circulation ‘short-cut.’ In the short-term 

implement a more simple cut-through program prior to implementing the more elaborate long-term 

program.” (2004 CUP p. 4.)  

 

 The short-term CTRP consisted of: 1) a requirement to count roadway traffic; 2) placing an 

attendant at the MAW’s exit to monitor cut-through traffic (from 2-4 pm during the summer season) and 

inform motorist about not using MAW’s private drive as a cut-through and 3) closing the entrance gate 

at Fairway Road when activities are not occurring on-site. The Fairway Road gate hours were as 

follows: Summer hours - Weekdays [Opened at 10:00 AM, closed at 4:00 PM]; Saturdays [Opened at 

10:00 AM, closed at 4:00 PM]; and Sunday [Closed all day] AND for Non-summer hours - the start time 

was generally 11:00 a.m. A key card access system for faculty, staff and students was also implemented. 

(Staff Report for Informational Briefing on Cut-Through Traffic Reduction Program (CTRP) pp. 5-8.)  

 

 While this Short-Term CTRP was ongoing, MAW was required to submit a formal CTRP (that 

was to be consistent with the 2003 ATE Study and contained some additional limitations) to the County 

for review. It does not appear the formal CTRP was ever adopted, because sometime in 2009, the 

County determined (based on a letter from MAW’s traffic consultant who relied on a traffic study 

conducted in mid-march, i.e., not during the peak summer season) that the interim CTRP and the gate 

closure program were effective in reducing cut-through traffic by up to 77% by 2006. Thus, in 2009, the 

County further determined that reporting requirements for the CTRP were to be discontinued. 
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 The instant project proposes to replace the formal CTRP with a Gate Closure Program which 

provides: Gate Hours for the Fairway Rd. gate would be as follows – Summer Hours: [Weekdays and 

Saturdays Gate open 10:00 AM to 4:00 PM]; [Gate open for evening events held on campus with traffic 

attendant] and [Gate closed all day Sunday] AND Non-summer hours of: [Weekdays Gate open 11:00 

AM to 3:00 PM]; [Gate closed all day Saturday and Sunday, except for events held on campus with 

traffic attendant]. Finally, a traffic attendant shall be placed at the entrance to the driveway for any 

public events held on campus outside of open gate hours. Attendant shall monitor for cut-through 

vehicles which were not observed originating from a campus parking lot. Attendant shall record license 

numbers of confirmed cut-through vehicles and issue verbal warning to associated drivers and existing 

site and County signage warning on no through traffic at the Fairway Road entrance gate and along the 

exit road adjacent to The Rack. (Proposed Revised Permit pp. B-42-B43.)  

 

 Thus, in approving the Gate Closure Program, the MPC waived the following mitigation 

measures contained in the formal CTRP: 

 

“Provide a ‘ticket-spitter’ before arriving at the fork in the entrance drive, where the driver 

would receive a ticket and provide signage that indicates that validation of the ticket will be 

required or a minimum $10.00 fee will be charged upon exiting the site (and increasing this fee 

to $20.00 for non-validated tickets for persistent cut-through traffic);…  whenever the entrance 

gates are open, a kiosk on the exit segment shall be manned to collect validated tickets or the exit 

fee (for non-validated tickets).” (2004 CUP p. 30.)  

 

The Gate Closure Program does not control cut through traffic during hours when the gate is 

open and does not contain the measures from the CTRP that would have accomplished this. Sometime 

after our client’s appeal was filed, the County further revised the CUP to insert the following permit 

condition: “The Music Academy shall assign a full-time staff member year-round to actively monitor 

and direct parking, vehicular flow, and traffic on-site and at the gates to reduce neighborhood traffic 

impacts.” (Revised Conditions of Approval p. B-5.)   However, it is unclear if this refers to the front gate 

or exit gate or both, nor whether a ticket validation component will be included in this condition. The 

penalty of paying a fee absent a validated ticket is one way to deter cut-through traffic. 

 

Moreover, the reporting and monitoring under the 2004 CUP was faulty, as Appellant believes 

that MAW undercounted the total number of vehicles entering the property in that it only counted 

attendees, not staff, contractors, musicians etc., as was required. Traffic expert Robert Kahn notes the 

failure to properly assess the CTRP: 

 

RK recommends to quantify the current Cut-through problem; an updated Cut- through 

evaluation by another professional traffic consultant should be completed to determine the true 

extent of the Cut-through traffic traveling both through the MAW to Butterfly Lane and along 

the one-way section of Fairway Road. This would be done by the use of a license plate survey 

which would track vehicles traveling through the MAW and along the one-way section of 

Fairway Road and would compare it to amount of total traffic along both of these routes. 

(Attachment 1, Kahn Letter, p. 4.) 

 

  

 

000411



10 

 

iii. Current issues with traffic remain unaddressed and must be addressed in an EIR.
1
 

 

 Regardless of proper traffic counts, local neighborhood observations clearly indicate a major 

problem with cut through traffic that greatly impacts the neighborhood. (Attachment 2 [Map depicting 

route taken by cut through traffic].)  This cut-through traffic causes back-ups on the neighborhood roads. 

The location of the cut-through route is from the entrance at Fairway Road to Butterfly Lane. 

(Attachment 2.) This creates spillover traffic on Hill Road and Channel Road. Thus, the deletion of the 

CTRP mitigation measures and condition of approval constitutes new significant impacts and/or severity 

of previously identified significant impacts in the EIR, necessitating further environmental review. 

Appellants propose that the ultimate solution is to run a road from MAW to Channel Drive at the 
Santa Barbara Cemetery as this would bypass the neighborhood and mitigate the significant 
impacts from MAW’s traffic. 

 

 Fairway Road is a two-lane street from Channel Drive to the point of the entrance to the MAW. 

There is a gate immediately at the entrance to the MAW. If the MAW’s gate is closed, motorists will 

continue driving down the one-way portion of Fairway (which flows in the opposite direction west) to 

reconnect with Channel Drive. The second problem is that if MAW’s gate is open, motorists will take 

the left turn into the MAW and then drive to and make a right on the street near Wildwood Home for the 

Arts. Motorists will then travel down that street until they reach Butterfly Lane. From Butterfly Lane 

they will either make a left onto Hill Street and speed down Hill en route to their ultimate destination or 

drive further down Butterfly Lane traveling south and make a left onto Channel Drive and speed down 

Channel Drive. The problem is so widespread that the residents were forced to demand speed bumps be 

installed on Hill Street to prevent abuse of that street and speed bumps may now be required on Channel 

in order to mitigate the Project’s traffic impacts. 

    

iv. Cumulative traffic impacts were impermissibly ignored and represent potentially 
significant impacts. 

 

 The MPC relied on the 2022 ATE Traffic Study to support its use of an Addendum to conduct 

the required CEQA review. However, in addition to the defects discussed above, there is no mention of 

cumulative traffic impacts at all in the study. That a particular threshold for analysis may not be met 

does not mean, ipso facto, that no significant impacts, or cumulative impacts, exist. (Communities for a 
Better Environment v. California Resources Agency (2002) 103 Cal.App.4th 98, 117.)  

 

 

1
 On or about April 28

th
, Appellant was informed of more recent CUP Revisions. The added 

items were: 

 

“The Music Academy shall assign a full-time staff member year-round to actively monitor and 

direct parking, vehicular flow, and traffic on-site and at the gates to reduce neighborhood traffic 

impacts.” This was added to the project description under Condition #1, on page B-5. 

 

“For SLEs, traffic shall be routed in and out through the main gate on Fairway Road.” This was 

added to Operational Changes under Condition #1, on page B-11. 
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 A cumulative impact consists of an impact which is created as a result of the combination of the 

project together with other projects causing related impacts. (CEQA Guidelines § 15130(a)(1).) “One of 

the most important environmental lessons evident from past experience is that environmental damage 

often occurs incrementally from a variety of small sources. These sources appear insignificant, assuming 

dimensions only when considered in light of the other sources with which they interact.” (Los Angeles 
Unified School District v. City of Los Angeles (1997) 58 Cal.App.4th 1019, 1025.) (Internal citations 
and quotes omitted). 

 

 CEQA recognizes the potential for an accumulation of small contributions to a problem to create 

a cumulative effect, and requires investigation and disclosure of the potential of a project to be the straw 

that breaks the camel’s back. (CEQA Guidelines § 15065(a)(3).) If a lead agency finds a project’s 

incremental effect is not “cumulatively considerable,” the agency does need not to consider that effect 

significant, but it must “briefly describe its basis for [so] concluding. . ..” (CEQA Guidelines § 

15130(a).) As with other aspects of CEQA, “cumulative impact analysis must be interpreted so as to 

afford the fullest protection of the environment within the reasonable scope of the statutory and 

regulatory language.” (Citizens To Preserve the Ojai v. County of Ventura (1985) 176 Cal.App.3d 421, 

431-432.) 

 

 The 20-year-old EIR discussed a handful of projects in terms of cumulative traffic impacts, but 

noted that those projects had either been withdrawn or came with their own EIRs that stated no 

anticipated increases in traffic from those other projects. Although, the EIR did state that the closure [for 

improvements] of “the southbound on-ramp [to the 101] at the Cabrillo interchange would mean that... it 

is likely that the number of non-Music Academy vehicles using the Academy’s private road for 

eastbound travel between Cabrillo Boulevard and the Butterfly Beach area would increase.” (EIR p. 

185.) 

 

 The 1993 Montecito Community Plan EIR found there would be significant cumulative traffic 

impacts as a result of build-out under that plan. (MCP EIR Table 1.) Regional Traffic along S.R. 192, 

future Caltrans Freeway Improvements and Channel Drive Termination were all identified as impacts. 

The EIR concluded by confirming that residual cumulative traffic impacts even after mitigation would 

remain significant and unavoidable. (MCP EIR p. 5-65.)  

 

 The Addendum conveniently omits impacts identified in the EIR and MCP EIR. Projects in the 

immediate vicinity of the Project, as well as other nearby projects in the planning stages are reasonably 

foreseeable. Citizens Assn. for Sensible Development of Bishop Area v. County of Inyo (1985), 172 

Cal.App.3d 151, made it clear that consideration must reach beyond those projects currently under 

environmental review: “Related projects currently under environmental review unequivocally qualify as 

probable future projects to be considered in a cumulative analysis. [Citation.] In addition, even projects 

anticipated beyond the near future should be analyzed for their cumulative effect.” (Id. at 168, citing 

Bozung v. Local Area Formation Com. (1975) 13 Cal.3d at 284.)  

 

 In conclusion, the Addendum and Staff Report fails to perform the required cumulative impact 

analysis.  
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b. Land Use Impacts 
 

 In granting the 2004 CUP, the Board of Supervisors advised future decision-makers that based 

on the evidence in the record at that time, the operation and site development at the Music Academy had 

reached a maximum level able to be found consistent with the health, welfare, safety, and convenience 
of the neighborhood and the Board of Supervisors recommended that no further increase in use, density, 

or development be allowed. Thus, any deviations from what was analyzed in the EIR on the 2004 CUP 

requires subsequent environmental review. (Guidelines §15162.)  

 

 Per CEQA Guidelines Appendix G, a project may have a significant impact on Land Use if it 

will cause a conflict with any land use plan, policy, or regulation adopted for the purpose of avoiding or 

mitigating an environmental effect. The Project is inconsistent with several land use policies and codes. 

Thus, the Project represents a change in intensity that has not been examined in sufficient detail in either 

the 2003 EIR, which did not analyze the effects of these project changes, or the current Addendum. 

 

 The Planning and Zoning Law of California (Government Code (“Gov. Code”) § 65000 et seq.) 

establishes the authority of most local government entities to regulate the use of land. (Gov. Code § 

65850.) “The general plan is atop the hierarchy of local government law regulating land use.” 

(Neighborhood Action Group v. County of Calaveras (1984) 156 Cal.App.3d 1176, 1183.) 

 

 “Subordinate to the general plan are zoning laws, which regulate the geographic allocation and 

allowed uses of land.” (Neighborhood Action Group, supra, 156 Cal.App.3d 1176, 1183.) “Most zoning 

ordinances specify certain uses as of right and certain other uses allowed only by use permit for each 

zone. This mechanism enables localities to control uses that may be desirable, but whose unrestricted 

existence at a specific location could engender a nuisance. Most conditionally permitted uses are such 

that the use could easily become incompatible with the surrounding uses, especially residential uses. 

Other types of conditionally permitted uses (for example, mineral extraction or drive-through 

businesses) may raise specific issues such as traffic, noise, or health and safety, requiring close scrutiny 

regarding the desirability of the location and the need to impose conditions on the use to protect against 

nuisance. Common uses allowed by CUP are liquor stores, alcohol service at restaurants, cannabis retail 

locations, and automotive repair, and places of worship, schools, or hotels in residential zones.” (4 

California Environmental Law & Land Use Practice § 60.31 (2022) (Emphasis added).  

 

 Put another way, “Zoning laws regulate land uses in two basic ways. Some uses are permitted as 

a matter of right if the uses conform to the zoning ordinance. Other sensitive land uses require 

discretionary administrative approval pursuant to criteria in the zoning ordinance. (Gov. Code § 65901.) 

They require a conditional use permit. (See Cal. Zoning Practice, supra, § 7.55 et seq.) The reason for 

discretionary treatment is that these are uses which cannot be said to be always compatible in some 

zones while always incompatible in others. . .. uses that should not be allowed as of course, but could be 

allowed subject to conditions. . .. The traditional purpose of the conditional use permit is to enable a 

municipality to exercise some measure of control over the extent of certain uses, such as service stations, 

which, although desirable in limited numbers, could have a detrimental effect on the community in large 

numbers." (Neighborhood Action Group, supra, 156 Cal.App.3d 1176, 1183-1184.)  

 

 The state legislature has found and declared that “Decisions involving the future growth of the 

state, most of which are made and will continue to be made at the local level, should be guided by an 

effective planning process, including the local general plan, and should proceed within the framework of 
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officially approved statewide goals and policies directed to land use, population growth and distribution, 

development, open space, resource preservation and utilization, air and water quality, and other related 

physical, social and economic development factors." (Gov. Code § 65030.1.) 

 

 A local permit action taken without compliance with the hierarchy of land use laws is ultra vires 

as to any defect implicated by the uses sought by the permit. (Neighborhood Action Group, supra, 156 

Cal.App.3d 1176, 1184.) Zoning laws must conform to the adopted general plan and all of its elements. 

(Ibid.) Land use actions, including CUPs, must be consistent with any pertinent general plan elements. 

(4 California Environmental Law & Land Use Practice § 60.31 (2022); Neighborhood Action Group, 
supra, 156 Cal.App.3d 1176, 1185.) 

 

i. The CUP is Inconsistent with the Montecito Community Plan  
 

 The MAW is within the Montecito Community Plan (“MCP”) area. (MCP p. 3.) The goals, 

objectives and policies in the MCP were established to ensure that new development is sensitive to 

community desires and to conditions within the community. (MCP p. 10.) A main focus of the MCP is 

to allow development in a manner consistent with available resources and in keeping with the semi-rural 

residential quality of life in Montecito. (MCP p. 26.)  

 

 The MAW will conflict with the semi-rural residential quality of life in Montecito by increasing 

its hosting of commercial activity, including conferences, outdoor commercial events (i.e., SLEs) and 

rental activity (yoga, dance and performing arts studio sessions) without any regard to the semi-rural 

residential area in which these activities are to be conducted.  

 

 Pursuant to Policy LUG-M-l.l: The County shall recognize that the Montecito Planning Area is a 

community nearing its full buildout potential, and shall require that development respect its small town, 

semi-rural character. (MCP p. 49.)  

 

 Pursuant to Policy LUED-M-1.1: All educational, institutional, and other public and quasi-public 

uses shall be developed in a manner compatible with the community’s residential character. (MCP p. 

54.)  

 

 While the Staff Report identifies these two policies, the purported consistency analysis only 

states that “The proposed change of uses will not exceed the current allotted daily or maximum annual 

public attendance, nor will it result in a further increase in the uses allowed.” (Staff Report, p. 13.)  

 

 The Staff Report is wrong. Under the proposed CUP, there will be an increase in intensity of the 

summer season attendance as the summer season attendance cap is eliminated under the instant CUP. 

The summer attendance cap is being removed because the MAW knows that is likely to receive more 

people than the pre-existing 22,000 cap would permit through a combination of future musical events 

and new uses consisting of SLEs, yoga, dance and performing arts activities. The removal of the cap 

would also allow increased conferences and seminars. The Staff Report has not analyzed the impact of 

the increase in intensity of the summer season attendance on the land use policies in the MCP. As 

discussed in more detail herein, the increase in summer session attendance will result in traffic and noise 

that is not compatible with the semi-rural residential character of the area. Thus, the Staff Report has not 

performed the required analysis of the MCP’s land use policies.   
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 In fact, the MCP states that, “The roadway characteristics of the community are unique because 

of the semi-rural nature of the major and collector street system, the limited controls (i.e., only two 

intersections are signalized), and because most streets provide direct access to numerous residential 

driveways. Many roadways within Montecito are narrow and winding and often fail to meet typical 

County standards (twelve-foot lanes, five-foot paved shoulder). These narrow widths, winding design 

and extensive vegetation, while valued by area residents, tend to somewhat decrease road system traffic 

capacity.” (MCP p. 64.) 

 

 In terms of traffic, Policy CIRC-M-1.7 states: “The County shall continue to develop programs 

that encourage the use of alternative modes of transportation including, but not limited to, an updated 

bicycle route plan, park and ride facilities, and transportation demand management ordinances.” (MCP 

p. 70.) This policy was not analyzed in the Staff Report nor Addendum, but must be; implementation of 

the policy with the instant project could serve to reduce traffic impacts.  

 

 Policy CIRC- M-3.3 states: “If at any time, a traffic count accepted by the County Public Works 

Department determines that a local road (i.e., a road not designated on the Circulation Element) has an 

ADT count which exceeds 5,530 ADT, a review of land use densities and intersecting roadways of the 

surrounding area shall be conducted for possible inconsistencies with Circulation and Land Use goals 

and policies. (If appropriate, a road classification may be assigned to such a road after a review and 

approval by the Board of Supervisors).” (MCP p. 73.) This ties in with the fact that the Plan does not 

provide LOS standards for local roads (i.e., roadways that have and will likely continue to contain the 

highest levels of traffic. Local roads or roadways that lack the geometrics handle traffic associated with 

classified roadways). (e.g., MCP p. 72.)  

 

 In terms of noise, Policy N-M-1.1 states: Noise-sensitive uses (i.e., residential and lodging 

facilities, educational facilities, public meeting places and others specified in the Noise Element) shall 

be protected from significant noise impacts. 

  

 However, residents surrounding the MAW have made many complaints that MAW leaves its 

windows to the concert halls open during music performances, that the semi-trucks bringing sound 

equipment to the site for performances as well as some generators powering that equipment make an 

unreasonable amount of noise, and that the proposed outdoor events will also contribute to the already 

noisy environment at and around the MAW.  

 

ii. The CUP is Inconsistent with The Santa Barbara County Local Coastal 
Plan/Coastal Zoning Ordinance  

 

The Staff Report states that “No new structural development is included with the proposed 

revision to the CUP, the daily and annual maximum public attendance limitations will not be changed, 

there will be no significant traffic impacts, and the addition of amplified and acoustic sound outdoors 

will be monitored and managed to maintain compliance with existing CUP conditions and the 65 dBA 

CNEL maximum at property lines. Therefore, the proposed CUP revision will be consistent with the 

purpose and intent of the 1-E-1 Zone District.” (Staff Report p. 17.)  This finding of consistency is not 

supported by the evidence cited by the Staff Report, and constitutes an incomplete analysis of the facts. 

 

The County of Santa Barbara has a certified Local Coastal Plan and a component of that plan is 

the Santa Barbara County Coastal Zoning Ordinance. The R-1/E-1 Zone in which MAW is situated does 
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not permit educational institutions by-right. (Coastal Zoning Ordinance (“CZO”) Sec. 35-71.) A CUP 

can permit education facilities in R-1 Zones. (CZO Sec. 35-172.5) However, commercial activity such 

as yoga, dance and performing arts studios, corporate retreats, SLEs and other non-music education 

related activities purely for financial and commercial gain are not permitted in R-1 zones, even with a 

CUP. (Ibid.) Theoretically under the CUP, MAW could hold funerals, gun shows, political benefits and 

weddings on site, all of which are completely divorced from music education and are instead purely 

commercial endeavors which should not be permitted. Thus, the County’s approval of the CUP which 

allows commercial activities is, by definition, inconsistent with the zoning law in R-1/E-1 Zones.  

 

Thus, the MAW’s project is also inconsistent with the Santa Barbara LCP.  

 

iii. The County Cannot Approve the CUP as-is Because Doing So Would Permit a 
Nuisance to Continue to Exist on and around the MAW site. 

 

 The County is under an ongoing obligation to ensure that the MAW’s use of the site does not 

become a nuisance. (Neighborhood Action Group, supra, 156 Cal.App.3d 1176, 1183-1184.) The CUP 

will allow the MAW to increase its intensity and nature of use (e.g., new uses of non-music education 

related endeavors such as yoga, dance and visual and performing arts and outdoor Significant Life 

Events, as well as allowing the potential for an increase of total summer season attendance above 

22,000) as the MAW seeks to increase the commercial activity occurring onsite. This increase in 

intensity and nature of use will have impacts on traffic, noise and land use compatibility. Since there are 

no adequate safeguards and mitigation measures imposed on MAW that will control these impacts, the 

CUP will result in nuisance activity with respect to traffic, noise and land use.   

 

 For instance, the CUP reinstates weddings at MAW, when weddings were previously removed 

from the list of permitted activities in the 2004 CUP due to complaints by neighbors. (See 2003 FEIR p. 

20.) In fact, in the 2003 FEIR, the County recognized that “one of the most controversial aspects of the 

previous permit was legitimizing use of the Academy grounds for weddings.” (2003 FEIR p. 123.) It is 

unclear why the County and Applicant would implicitly admit the weddings are a nuisance by removing 

them from the 2004 CUP only to bring this nuisance activity back in the instant iteration of the CUP. To 

compound this error, not only is MAW proposing to bring back weddings, but it now proposes to role 

weddings into a larger category of “Significant Life Events” (“SLEs”) all of which are currently 

approved for outdoor use in the instant CUP. The instant CUP also represents a nuisance in that it is 

inconsistent with the hierarchy of applicable land use laws. 

 

 It must also be noted that MAW is not trying to hide the commercial use of its educational 

facility; it has publicly disseminated marketing materials that claim, “The Music Academy, formerly 

known as the Music Academy of the West, and now in its 76th season, celebrates the ‘Summer of the 

Artist’ with eight weeks of live events at its picturesque Miraflores campus and throughout scenic Santa 

Barbara, California (June 12–Aug 5). Learn more about the lineup here!” 

(https://www.broadwayworld.com/camp/Summer-Music-Academy) It goes without saying that the 

overarching purpose of these events are commercial, not educational.  

 

c. Noise Impacts 
 

  The Santa Barbara County Thresholds for Noise Impacts provides, “In the unincorporated 

County, it is estimated that as many as 8,000 housing units and 21,000 persons are potentially exposed 
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to transportation noise at Day-Night Average Levels exceeding 60 dB. The exposure level of 60-65 

dB(A) is considered to be the maximum outdoor noise level compatible with residential and other noise-

sensitive land use. In the planning of land use, 65 dB(A) Day-Night Average Sound Level is regarded as 

the maximum exterior noise exposure compatible with noise-sensitive uses unless noise mitigation 

features are included in project designs. The Montecito Community Plan requires that noise-sensitive 

uses, as defined in the Noise Element, shall be protected from significant noise impacts.” (Santa Barbara 

County Environmental Thresholds and Guidelines Manuel, p. 139.) 

 

 “If existing exterior noise levels, including at outdoor living areas, experienced by sensitive 

receptors is below 65 dB(A) CNEL, and if the proposed project will generate noise that will cause the 

existing noise levels experienced by the sensitive receptors to exceed 65 dB(A) CNEL – either 

individually or cumulatively when combined with other noise-generating sources – then the proposed 

project is presumed to have a significant impact. If existing exterior noise levels, including at outdoor 

living areas, experienced by sensitive receptors exceeds 65 dB(A) CNEL, and if the proposed project 

will generate noise that will cause the existing noise levels experienced by the sensitive receptors to 

increase by 3 dB(A) CNEL – either individually or cumulatively when combined with other noise-

generating sources – then the proposed project is presumed to have a significant impact.” (Santa Barbara 

County Environmental Thresholds and Guidelines Manuel pp. 140-141; See Also Santa Barbara Noise 

Element Policy No. 5.) 

 

 The Staff Report states that “The applicant provided an acoustical analysis of the proposed sound 

levels at seven designated outdoor areas (Attachment I). The analysis concluded that sound levels will 

not exceed the 24-hour equivalent exterior noise limit of 65 dBA CNEL at the property lines, in 

accordance with the County’s CEQA Thresholds and Guidelines Manual.” (Staff Report p. 14.)  

 

 However, noise expert Marlund Hale, the principal of Advanced Engineering Acoustics, has 

reviewed the MAW’s acoustical analysis from 45dB and determined that the application of the CNEL 

(LDN) 24-hour average noise descriptor that was originally developed for use primarily for 

transportation (highways, railways, airports, etc.) and construction noise is a poor fit for informational 

noise sources such as speech and music events, which typically have set performance times and venue 

locations. Instead, the Lmax standard is more appropriate to measure the impacts of sudden spontaneous 

noise events anticipated to occur at the MAW, including but not limited to speech, yelling, cheering and 

amplified music.  

 

 Mr. Hale concludes that the new uses of yoga, dance and visual and performing arts and outdoor 

Significant Life Events, as well as allowing the potential for an increase of total summer season 

attendance above 22,000, are all new activities that were not studied in the 2003 EIR and that could pose 

potential significant noise impacts to the neighborhood. (See Attachment 3.)  

 

 The 45dB report did not take into account that the CNEL standard is unequipped to deal with the 

unique noise issues presented by MAW and also appears to have omitted analysis of the noise from 

semi-trucks that bring in audio equipment for the MAW’s performances and the generators that run to 

power the amplification equipment during the MAW’s performances. Nor did the 45dB report address 

the noise from large amounts of attendees on the MAW’s property. Thus, the County’s analysis of noise 

impacts is insufficient and its conclusion regarding noise is not based on substantial evidence.   
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d. GHG Impacts 
 

 The Santa Barbara County CEQA GHG Thresholds state, “The environmental document shall 

first quantify and disclose a project’s GHG emissions by individual GHG and then convert the project’s 

emissions to metric tons of carbon dioxide equivalent per year (MTCO2e/year), based on the global 

warming potential of each gas...All industrial stationary-source projects shall be subject to a numeric, 

bright-line threshold of 1,000 MTCO2e/year to determine if GHG emissions constitute a significant 

cumulative impact. Annual GHG emissions that are equivalent to or exceed the threshold are determined 

to have a significant cumulative impact on global climate change unless mitigated.”  

 

 Recent case law held that an Addendum that does not quantify GHG emissions violates CEQA. 

(IBC Business Owners, supra, 88 Cal.App.5th 100.) A Project cannot proceed without a quantification 

and an analysis of GHG emissions, as is required also by the Santa Barbara County Environmental 

Thresholds and Guidelines. (Santa Barbara County Environmental Thresholds and Guidelines Manual, 

at p. 84.) The Addendum fails to do so and is invalid under CEQA 

 

 In summary, by not identifying these impacts and not performing the required analysis of these 

impacts, the County has erred a matter of law. 

 

II. SUBSTANTIAL EVIDENCE DOES NOT EXIST TO SUPPORT THE FINDINGS 
NECESSARY TO APPROVE REVISIONS TO THE CUP OR THE COASTAL 
DEVELOPMENT PERMIT. 

 

 The landmark case of Topanga Asso. for Scenic Community v. County of Los Angeles (1974) 11 

Cal. 3d 506, 515 established that a decision on an application for a quasi-judicial zoning action [like a 

CUP] must be accompanied by written findings, supported by substantial evidence in the record, that 

satisfy the criteria of the local zoning ordinance and, if applicable, Gov. Code § 65906. Although they 

need not be as formal as judicial findings, the findings must bridge the analytic gap between the raw 

evidence and the ultimate decision. The findings must be sufficient to enable the parties to determine on 

what basis they should seek review in court, and, in the event of a legal action, to apprise the court of the 

basis for the local jurisdiction’s decision. (Id., 515.) 

 

a. The County Cannot Make the Required Findings for a Revised Coastal Development 
Permit 

 

MAW is within the area governed by the CZO and is engaging in change of intensity of use, thus 

the provisions of the CZO regulating CDPs also apply to this project. Under CZO Sec. Section 35-l69.5, 

the approval of a Revised CDP requires the following:  

 

1. The proposed development conforms: To the applicable policies of the Comprehensive Plan, 

including the Coastal Land Use Plan and 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); 

 

2. The proposed development is located on a legally created lot;  
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3. 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;  

 

4. The development will not significantly obstruct public views from any public road or from a public 

recreation area to, and along the coast; 

 

5. The development is compatible with the established physical scale of the area; and 

 

6. The development will comply with the public access and recreation policies of this Article and the 

Comprehensive Plan including the Coastal Land Use Plan. 

 

 While the Staff Report includes each of the above six findings, the findings are not supported by 

substantial evidence, nor is the required analysis performed to support these findings, as explained 

herein. Therefore, the County has committed error under the CZO and the Coastal Act.  

 

b. The County Cannot Make the Required Findings for a Revised CUP 

 

 Pursuant to Government Code §§ 66474.60 and 66474.61, the MPC shall deny approval of a 

CUP if the proposed CUP is not consistent with applicable general and specific plans. As explained 

above, a finding of consistency with the applicable plans is not supported by the record, because the 

required analysis was not performed, and therefore the record lacks the substantial evidence to support 

the consistency finding. Moreover, the record demonstrates that the CUP is affirmatively inconsistent 
with the applicable plans.  

 

Moreover, under CZO Sec. 35-172.8, the findings for a Revised CUP requires the same findings 

as a new CUP or:  

 

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;  

2. That adverse environmental impacts are mitigated to the maximum extent feasible;  

3. That streets and highways are adequate and properly designed to carry the type and quantity of 

traffic generated by the proposed use;  

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;  

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;  

6. That the project is in conformance with the applicable provisions and policies of this Article 

and the Coastal Land Use Plan;  

7. That in designated rural areas the use is compatible with and subordinate to the scenic and 

rural character of the area;  

8. That the project will not conflict with any easements required for public access through, or 

public use of the property; and  

9. That the proposed use is not inconsistent with the intent of the zone district (Coastal 

Ordinance 35-172.8.)  
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As to finding 2, the MCP claims that the mitigation measures from the 2003 EIR are being 

carried over into the new CUP. (Findings p. 2.) That is not true; key provisions of the 2004 CUP 

intended to mitigate significant impacts have been deleted from the instant CUP.  

 

As to finding 3, the MCP claims that the attendance caps will prevent the project from resulting 

in a significant traffic increase. (Findings p. 3.) There is zero evidence in the record to support this 

claim; the Staff Report completely failed to analyze the impact of increased summer attendance due to 

the removal of the summer attendance cap.  

 

As to finding 5, the MCP failed to consider the impact of increased summer attendance resulting 

from the removal of the summer attendance cap, the deletion of the formal CTRP, and the pre-existing 

and new commercial uses being added to CUP. For the same reasons, the findings fail to properly bridge 

the gap between evidence and conclusion with respect to findings 6, 7 and 9.  

 

Finally, pursuant to CZO Sec. 35-215, the following findings for a development project shall 

also be made: 

 

1. That the project meets all the applicable development standards included in the Montecito 

Community Plan of the Coastal Land Use Plan; 

 

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; and 

 

3. For projects subject to discretionary review, a finding shall be made that the development will 

not adversely impact recreational facilities and uses.   

 

MCP’s finding as to item 2 fails to acknowledge an increase in intensity of traffic as a result of 

lifting the summer attendance cap and the elimination of key provisions of the contemplated formal 

CTRP. Thus, the finding is not supported. 

 

III. THE NEW CUP CREATES A USE NOT ALLOWED BY THE COASTAL ZONING 
ORDINANCE 

 

 The proposed Project turns the MAW into a commercial enterprise for renting out its facilities 

for events, meetings and weddings in violation of the original CUP. Approval of this revised CUP will 

result in the property being utilized predominantly for commercial purposes for uses that are not 

permitted in a R-1/E-1 district. The list of permitted uses allowed in such a zone with a CUP does not 

include an entertainment/recreation venue akin to what the instant CUP would allow.  (CZO Sec. 35-71 

and Sec. 35-172.) This unauthorized CUP will be materially detrimental to the public welfare, and 

injurious to the property or improvements in the same zone and vicinity. Therefore, the revised CUP 

must be denied outright. 
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IV. THE COUNTY HAS NOT MADE THE FULL RECORD AVAILABLE TO APPELLANT 
AND THE PUBLIC FOR REVIEW AND COMMENT, AND NO HEARING ON THE 
APPEAL SHOULD BE SCHEDULED UNTIL ALL DOCUMENTS ALLEGEDLY 
RELIED UPON BY THE MPC FOR ITS DECISION ARE PROVIDED TO APPELLANT 
WELL IN ADVANCE OF THE APPEAL HEARING DATE. 

 

 The 2003 EIR relied on the 2003 ATE study for its environmental assumptions and project 

design features intended to mitigate environmental impacts. There are also numerous appendices 

referred to by the 2003 EIR, but Appellant is unable to access these documents due to the County’s 

inability to locate them, and these documents must be released to Appellant and the public so that the 

public and decisionmakers may properly review and comment on the Project’s environmental review. 

Per Public Resources Code § 21082.1, the County must "submit, in an electronic form as required by the 

Office of Planning and Research, the draft environmental impact report...to the State Clearinghouse” 

(Pub. Res. Code § 21082.1(c)(4)), and post all environmental review documents on its internet website, 

if any. (Pub. Res. Code § 21082.1(b)).  The failure of the County to post its environmental documents is 

a violation of CEQA. The fact that these documents were not presented to the MPC also strongly 

suggests a failure by the MPC to properly consider the referenced documents prior to approving the 

Addendum. (See Guidelines §15164(d) [requiring decision-making body to consider the addendum 

along with the Final EIR].)  

 

 Appellant requests that the Board of Supervisors not set a hearing on its appeal until key 

environmental and case documents are located and provided to Appellant and the Board of Supervisors 

for review and consideration. (Guidelines §15164(d).) In particular, the 2003 EIR appendices, including 

the 2003 ATE Traffic Study, could not be located by the County in a digital medium.
2
 These documents 

are necessary. The California Supreme Court has stated: “Implicit in the democratic process is the notion 

that government should be accountable for its actions.  In order to verify accountability, individuals 

must have access to government files.”  (CBS, Inc. v. Block (1986) 42 Cal.3d 646, 651.)  Those precepts 

apply to the Board of Supervisors. As stated by the Supreme Court in Laurel Heights Improvement Assn. 
v. Regents of University of California (1993) 6 Cal.4th 1112, CEQA’s “purpose is to inform the public 

and its responsible officials of the environmental consequences of their decisions before they are made.  

Thus, the EIR protects not only the environment but also informed self-government.  To this end, public 

participation is an essential part of the CEQA process.” (Id. at 1123) (italics in original; underline 

added). 

 

 The CEQA process must provide accurate information to the public and decisionmakers to 

obtain a complete picture of the environmental context, as well as to provide government accountability.  

(See Laurel Heights, supra, and Concerned Citizens of Costa Mesa, Inc. v. 32nd Dist. Agricultural Assn. 
(1986) 42 Cal.3d 929, 935-936.)  

 

2 Appellant’s counsel performed a search for the complete 2003 EIR on the County of Santa 

Barbara’s website and the state’s CEQAnet portal. Neither the environmental document and its 

appendices were available on either website. Accordingly, Appellant’s counsel contacted the County and 

asked for the location of the 2003 EIR and its appendices. The County staff member indicated that the 

county was in the process of scanning prior environmental documents and that the 2003 EIR was one of 

those documents. The Staff Member indicated that the documents were most likely somewhere on site. It 

was later confirmed that hard copies of the documents were available for review and copy.  
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V. APPELLANT’S AND ITS MEMBERS’ DUE PROCESS RIGHTS WERE VIOLATED  
 

 Appellant and the public in general were denied the opportunity to engage in a fair and impartial 

hearing at the MPC. No advanced notice was given of the last-minute modification to the Project’s 

agenda item, nor the County’s decision to move the hearing to the afternoon session. This prevented 

those interested in voicing concerns about the project from participating in the hearing. Only a few 

concerned neighbors were permitted to provide comments during the public comment portion of the 

MPC meeting, preventing the Planning Commissioners from receiving the full input of the community.   

 

 Disturbingly, MAW was able to present their CUP revisions without any discussion from 

dissenters and without rebuttal. Many statements made to the MPC on behalf of MAW were incorrect 

and misleading. MAW inaccurately classified this as a “no impact proposal” with “no additional traffic,” 

and that they have received “no neighbor complaints,” a patently untrue claim.   

 

 Appellant and its members’ inability to participate at the hearing on the relevant agenda item 

resulted in a lack of accountability on the part of decisionmakers and the project proponent. Appellant 

was entitled to minimum procedural due process, including a right to adequate notice and opportunity to 

be heard in front of the MPC. (Horn v. County of Ventura (1979) 24 Cal.3d 605.) The MPC failed to 

give due consideration, and constitutionally required due process, to the community members who tried 

to raise these crucial public-interest issues. As such, we recommend that matter be sent back to the MPC 

to give proper notice and a full hearing on the merits of the CUP application and environmental review. 

(See, e.g., Laurel Heights Improvement Assn. v. Regents of University of California (1993) 6 Cal.4th 

1112, 1123 [“public participation is an essential part of the CEQA process”].) At the very least, the 

Board of Supervisors should give very little deference to the MPC’s findings based on the record before 

it. 

 

VI. CONCLUSION 
 

 Based on the foregoing, it is respectfully requested that the Board of Supervisors grant the appeal 

and deny the CUP as approved by the Montecito Planning Commission. 

 

 

 

         Sincerely, 

 

          

 

         Sabrina Venskus 

         Attorney for Appellant 
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May 18, 2023 
 
Ms. Emilee Annine Moeller  
VENSKUS & ASSOCIATES  
1055 Wilshire Blvd., Ste. 1996 
Los Angeles, CA 90017 
 
Subject: Music Academy of the West (MAW) CUP Revision – Traffic Review, 

County of Santa Barbara 
 
Dear Ms. Moeller: 
 
Introduction 
 
RK Engineering Group, Inc. is pleased to submit this review of the TIS (Traffic Impact Study) 
and VMT (Vehicle Miles Traveled) analysis for the proposed Music Academy of the West 
(MAW) CUP (Conditional Use Permit) revision. The Music Academy of the West (MAW) 
campus is located at 1070 Fairview Road in Montecito area of Santa Barbara County. 
Operations at the MAW campus is regulated under a CUP that was last revised in 2004.  
 
The project is proposing to revise 2004 CUP to provide more flexibility in the programming 
and activities at the campus. The goal of the CUP revision is not to increase the approved 
maximum attendance levels of 47,000 guests per year, but to reallocate the attendance 
limits for more flexibility. However, these changes could result in more traffic 
during the summer and peak period usage of the facility.  
 
The traffic study dated July 5, 2022 was prepared to assess the traffic, parking and VMT 
impacts of the Music Academy of the West CUP amendment. The study was prepared by 
an ATE (Associated Transportation Engineers). A previous traffic study was prepared for the 
project in the year 2009 by the same firm.  RK has also reviewed the Planning Commission 
staff report as related to the potential increase in activity and possible traffic impacts from 
the proposed change in operations allowed under the revised CUP. 
 
The Music Academy of the West (MAW) campus is located at 1070 Fairview Road in the 
Montecito area of Santa Barbara County. Operations at the MAW campus is regulated 
under a CUP that was last revised in 2004. The project is proposing to revise the 2004 CUP 
to provide more flexibility in the programming and activities at the campus. The goal of the 
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CUP revision is not to increase the approved maximum attendance levels of 47,000 guests 
per year, but to re-allocate the attendance limits for more flexibility. It also proposes to 
modify significantly the “Cut-through Reduction Plan” which was previously 
required by the 2994 CUP requirements. However, the local neighborhood still report 
that the cut-through traffic is still occurring with the measures that have been previously 
implemented by the MAW. Therefore, a more aggressive Cut-through program is needed 
to resolve this issue and it must be continued to be monitored in the future. This would 
include a current Cut-through evaluation by another traffic consultant to determine the 
true extent of the Cut-through traffic traveling both through the MAW to Butterfly Lane  
and along the one-way section of Fairway Road. 
 
Based upon our review, RK has identified a number of items that could potentially increase 
the trip generation, traffic impacts and VMT impacts of the proposed project during peak 
usage periods of the day. According to the traffic study, it is claimed that the trip 
generation for the adjusted operations would have only a minor increase in the ADT 
(average daily traffic) and AM/PM peak hour trips generated by the project. This is not 
justified based upon the proposed changes to the operation in comparison to both current 
operations and previously approved conditions analyzed in the past environmental 
documents as a result of changes in the activity levels that are now being proposed for the 
use of the project. 
 
 Of particular concern is that although the annual projected attendance will not be 
changed with the action, the potential change in the distribution of trips for the project 
during the day could impact both the AM/PM peak hour trips and peak parking demand 
for the project. The action would also allow more activities to occur during the 
summertime than the currently approved CUP. Furthermore, the type of activities such as 
the SLE’s (Significant Life Events) has the potential for increasing trips generated by non-
attendees for the various activities. This is especially true for the SLE’s where non-attendee 
traffic would occur beyond just the attendees at the events. Consideration should be given 
to reducing other activities or not having simultaneous events at the same time that SLE’s 
are occurring. Finally, RK has several suggestions to help ensure that the cut-through 
program is successful in reducing any possible outside traffic from cutting through the site 
to other destinations. 
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Comments  
 
The significant changes that are anticipated are as follows: 
 
1. Increasing the maximum public attendance at any time from 330 to 410 people. This 
will allow more than one public event in a location to occur other than Hahn Hall (350 
seats). These events could occur at any one time and if scheduled together would increase 
the am/pm peak hour trip generation for the project. Although there is no change in the 
daily attendance limit of 900 people, several events could occur simultaneously that could 
generate additional AM and/or PM trips. The traffic study only assumed 5 additional AM or 
PM peak hour trips for the project. Increasing the maximum public attendance by 80 
persons could easily increase the peak hour tips by at least 50 peak hour trips. The traffic 
study must assess the worse case additional project trips that could occur as a result of this 
change in operations. 
             
2. Increasing the attendance for meetings and seminars from 175 to 350 participants per 
event. Again, the impact of this change must be considered if it were to occur 
simultaneously with the previously mentioned increase in maximum public attendance 
limits. This could impact the peak hour trips to and from the project. Scheduling events 
“back-to-back” has the potential for increasing trips and parking requirements during the 
peak hours. An adequate time separation between events is essential in reducing 
trips and parking demand during the peak hours. This would be critical in ensuring 
the entering and exiting traffic won’t happen at the same time and the overlap of parking 
does not occur and overflow into the adjacent neighborhoods, 
 
3. Eliminating the seasonal caps of summer (22,000 people) and non-summer (25,000 
people) while still maintaining the annual cap of 47,000 people.  This change has the 
potential of increasing the site usage during peak summer conditions which occur in the 
Santa Barbara Community. Although the intent of the change is to provide more flexibility 
in the operation of the MAW, it has the potential to increase peak traffic flows during the 
busiest season of the year. The current restriction allows for more activity to occur when 
the road systems in the area are the least busy in comparison to the summer season when 
the more intense use of the site will have a larger impact to the adjacent roadways in the 
area. If this change is to be considered, a lower daily and peak period usage of the MAW 
should be considered during this busier season in the Santa Barbara area. 
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4. Changing to allow for weddings and other special events as SLE’s (Significant Life Events) 
15 times per year which will include up to 225 attendees plus additional support staff, 
deliveries and other activities which will increase trip generation for the project. If these 
events are to occur, they should be scheduled when there are additional restrictions on the 
number of other on-site activities are going on at the MAW. Perhaps a time restriction can 
be imposed to permit SLE’s to occur at times when no other, or a limited number of other 
events are occurring at the same time. By separating the time of simultaneous 
events, less direct impacts would occur in the neighboring areas at any one time 
of the day. 
 
5. The existing cut-through plan will be replaced with the gate closure program where the 
Fairview Road entrance would require access cards and traffic attendants will be placed at 
the gates during any public events. While these measures will be helpful in controlling 
traffic that does not belong within the site, additional traffic calming measures should be 
considered to further reduce cut-through traffic through the site. This could include 
installing traffic calming design features within the projects internal roadway 
system. Consideration should be given to installing speed humps/cushions, 
traffic calming striping, chokers, mini roundabouts, medians, etc. which will 
discourage non-site related vehicles from using the internal roadway system of 
the MAW. This should also include additional traffic calming features (i.e., speed 
humps/speed cushions) along the one-way section of Fairway Road to discourage vehicles 
from traveling the wrong direction on the one-way section of the roadway. A left turn 
pavement marking should be placed on Fairway Road at the main entrance to the MAW to 
further enforce the one-way operation of Fairway Road. These features would also have the 
benefit of reducing speeds within the site and on Fairway Road which would be a safety 
benefit to the project.  
 
RK recommends to quantify the current Cut-through problem  an updated Cut-
through evaluation by another professional  traffic consultant be completed  to 
determine the true extent of the Cut-through traffic traveling both through the 
MAW to Butterfly Lane  and along the one-way section of Fairway Road. This 
would be done by the use of a license plate survey which would track vehicles traveling 
through the MAW and along the one-way section of Fairway Road and would compare it 
to amount of total traffic ang both of these routes. 
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The CUP should maintain some form of reviewing the cut-through traffic once these 
measures and the Gate Closure Program are implemented. This should include an annual 
traffic review of the cut-through traffic volumes for a period of at least two-years after the 
gate closure plan and traffic calming design features are implemented. If it is found that 
they are not successful in reducing Cut-through traffic then additional measures should be 
required to reduce this problem and the follow-up program should be continued. 
 
Conclusions 
 
RK Engineering Group, Inc. appreciates this opportunity to review and provide input on the 
revisions to the Music Academy of the West’s CUP. RK has identified a number of concerns 
about the proposed revisions that could cause additional traffic impacts if they are not 
reconsidered. Of particular concern is that even if the existing daily limitations on 
attendance are made, the proposed changes could result in more peak period impacts than 
currently allowed by the current CUP. Larger events should not be scheduled to start or 
finish during the typical peak hours of 7 – 9 am and 4 - 6 pm during the weekdays and 
mid-days during the weekends.  A key solution to this would be to not schedule 
simultaneous events and to provide more time separation so that inbound and outbound 
flows of traffic do not occur at the same time. Perhaps a formalized program schedule 
review process should be required and submitted to the County to ensure that the local 
roadways would not be overused. Furthermore, eliminating the summertime caps will put 
more burden on the adjoining area as a result of increased traffic volumes on the local 
roadways in vicinity of the MAW site during that time of the year. Perhaps a lower daily 
attendance cap should be established that would compensate for the increase in 
summertime attendance. 
 
Finally, the change in the Cut-through plan should also consider updating the Cut-through 
traffic counts through the use of a license plate survey Also, adding additional internal 
traffic calming design features that would discourage cut-through traffic, reduce vehicle 
speeds and improve traffic safety. Some form of short-term monitoring of the effectiveness 
of the revised cut-through plan should be considered for at least two years after it is 
implemented to ensure that additional measures are not needed to eliminate cut-through 
problems. If this does not result in a reduction in the Cut-through traffic then an update to 
the program should be required.  
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RK appreciates the opportunity to work with If you have a VENSKUS & ASSOCIATES in 
reviewing and providing input on the revisions to the MAW CUP. If you have any questions 
regarding this review, please call me at (949) 474-0809. 
 
Respectfully submitted, 
RK ENGINEERING GROUP, INC. 
 
 
 
Robert Kahn, PE 
Founding Principal 
 
Registered Civil Engineer 20285 
Registered Traffic Engineer 0555 
 
Attachment 
 
RK19043 
JN:3101-2023-01 
 

XC: Jason Sanders, VENSKUS & ASSOCIATES  
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ADVANCED ENGINEERING ACOUSTICS 
663 Bristol Avenue 

Simi Valley, California 93065-5402 
(805) 583-8207 - Voice (805) 522-6636 - FAX (805) 231-1242 - Cell 

 
May 24, 2023 

 
Jason R. Sanders, Attorney at Law  
VENSKUS & ASSOCIATES, A.P.C.  
Los Angeles, 1055 Wilshire Blvd. Ste 1996, Los Angeles, CA 90017  
Ojai, 603 West Ojai Ave., Suite F, Ojai, CA 93023  

 
Subject: Music Academy of the West (MAW) 

` Review/Commentary: Proposed Revised CUP Noise Issues and Prior CUP Noise Study 
 

Dear Mr. Sanders: 
 

At your request Advanced Engineering Acoustics (AEA) has conducted a review of a prior 
noise study report and supporting documents produced for and by the County of Santa 
Barbara for a proposed Music Academy of the West (MAW) project to expand activities 
to include outdoor ceremonies, events, performances and concerts.  The Butterfly Beach 
Association (BBA), a group of MAW neighbors in Montecito, is challenging the County 
of Santa Barbara’s approval of the Music Academy of the West’s application to revise their 
existing CUP.  AEA also recently conducted short-term ambient noise measurements at 
two BBA residences near the Music Academy to get a sense of the character of the locale.  AEA 
has found that it is possible that the 24-hour ambient CNEL is already near 65 at these 
residences.  Thus, AEA has proposed conducting several weekday and weekend day 24-
hour ambient and event noise monitoring to determine the differences with and without 
MAW events, even though there are no outdoor MAW events currently. 
 
The Butterfly Beach Association Concerns 
The biggest noise issues the Butterfly Beach Association have are:  
1. The amount of people that show up on the MAW grounds. A member says that could be 

upwards of 1,000 people over the course of the day.  
2. Amplified sound (either voices or music) in the outdoor areas of the grounds near and 

far.  
3. During the summer amplified music from the indoor events at the MAW and MAW 

leaves the windows open during these events.  
4. Sound from heavy equipment/trucks transporting music equipment to and from the 

MAW.  
 
Prior 45dB Acoustics Noise Study Review 
The previous noise study report we reviewed was produced by 45dB Acoustics LLC, 
located in Buellton, CA.  Page 2 of their July 6, 2022 noise study report states the 
following: (underlining by AEA) “Based upon our analysis, and considering the previous 
EIR study and reports, we recommend implementation of the following self-management 
tools to be incorporated in the applicant’s project description for this revised CUP to be: 
a) At Zones 2/2.5, 7 and 9, i.e., event within the previous EIR:  Not more than four total 
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hours of unamplified acoustic music and/or amplified spoken word programming—EIR 
Mitigation Measure 4.a) 

b) At Zones 1, 3, 4, and 5 i.e, new proposed event areas near the southern property lines: 
not more than two total hours of unamplified acoustic music and/or amplified spoken 
word programming—EIR Mitigation Measure 4.a) 

c) Levels attributable to MAW events not exceed 65 dBA at property line—EIR Mitigation 
measure 4.d) 

d) PA systems be pointed away from neighbors whenever and wherever possible. 
e) Only to occur within the hours of 9am to 9pm; 
f) A MAW staff member to be designated as a point-of-contact for any potential neighbor 

concerns 
 

We reconfirm the requirement within the original EIR of self-monitoring by trained MAW 
staff with a sound level measurement device capable of accurate measurements. 
 
With utilization of the above-described self-management tools, the County Threshold of 
CNEL 65 would not be exceeded at the property line.  Additionally, the proposed/current 
CUP application is in compliance with the 2021 County Threshold criteria of not more 
than a 3 dB increase on existing CNEL at sensitive receptors with the above conditions in 
place.  The proposed project is consistent with the prior Environmental Analysis and the 
mitigation measures therein applied to the project.  Additional mitigation is not 
required.” 
 
AEA Comments After Review of Noise Report and Supporting Documents 
AEA has extensive experience over many years with outdoor concerts, celebrations, 
dances, receptions and other events with amplified vocal and music performances.  There 
is often a great deal of excitement, yelling, screams of joy and excessive happiness that is 
frequently much louder than the amplified announcements and music.  These issues must 
be addressed in MAW applicant contracts, since they can be and often are the major source 
of intrusive annoyance and disturbance for nearby residents and even those at great 
distances from the venue (see Figure 1), especially in evenings and at night when ambient 
noises tend to be lower. 

 
In addition, our review of the 45DB report and other documents regarding the upcoming 
MAW events and the potential impacts on nearby residences causes us to question the 
application of the CNEL (LDN) 24-hour average noise descriptor.  The CNEL was 
originally developed for use primarily for transportation (highways, railways, airports, 
etc.) and construction noises and is a poor fit for informational noise sources such as 
celebrations, receptions, speech and music events, which are not long-term events and 
which typically have set performance times and venue locations.  Since the MAW events 
may have set time durations (< 2 hours, < 4 hours, 9am-9pm), the 24-hour average CNEL 
noise limit of 65 would allow the residential property line live noise to be greater than the 
decibel level of the CNEL noise limit itself even if the event noise was a constant noise 
level (say 65 dBA Leq) throughout the shorter full event time period.  Since there are 
likely to be breaks and pauses in performances for a number of reasons, it is possible that 
the 24-hour average noise limit would allow much higher short-term startling events, that 
in the extreme might be as loud as a firecracker, starter pistol or cap gun (110 dBA) but 
could still comply with the 65 dBA CNEL event noise limit.  The CNEL noise descriptor 
is not suited for monitoring concerts and other informational events in order for those 
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tasked with monitoring to require performance sound level adjustments since one does 
not know the 24-hour average CNEL noise level until after the midnight-to-midnight time 
period is over.  However, it may have some use for up-front planning when all other 
factors are known in advance.  We have attached an Audio Engineering Technical 
Document which addresses many of the issues unique to musical concert noise pollution.  
 
Since the proposed changes to the existing CUP would allow outdoor functions with 
amplified voice and amplified and unamplified music, these would introduce new and 
potentially more intrusive noises into neighboring residential areas.  From a real-life 
standpoint it is important to know that, with the exception of on-going steady loud noises, 
people are not disturbed by noise level averages.  What is disturbing and most annoying 
and causes people to notice, alert and take action are sounds and noises that are different, 
impulsive and/or are louder than what they usually experience.  Especially when those 
sounds continue over a period of time and are distracting or are upsetting because of their 
unusual character compared to the normal ambiance of their local surroundings.  If 
approved, the new or changed CUP would allow new and different outdoor sounds of 
differing character and loudness, which will certainly be more intrusive due to changing 
information, inflection, pitch, tonal content and constantly varying sounds.  The varying 
informational sounds and changing acoustic frequencies of voice and music will bring a 
new and unwanted intrusion to the current peaceful surrounding residential properties. 
 
Should the new CUP still be approved, AEA strongly suggests that a more effective way 
be utilized to control the new proposed outdoor performances and events at levels of noise 
that are more effectively controllable and could cause event organizers to be better 
motivated to keep their events and party goers excitement noise levels more reasonable 
and less intrusive to nearby neighbors.  Replacing long-term noise descriptors, such as 
Leq (24 hr), CNEL and LDN, with descriptors more representative of event or celebration 
durations, such as continuous intervals of Leq (1 sec) or L1.67 (1 min), and Lmax, with 
selected appropriate limits which should be established by having two or more noise level 
monitors, one close to the event noise source, with the microphone at a specific short 
distance from a loud speaker and the meter screen visible to a designated noise monitoring 
person (possibly with a noise exceedance signal light near the DJ or PA controls) and 
another noise monitor located at another specified distance from the event in the direction 
of the nearest sensitive property of concern and manned by another designated noise 
monitor person. 
   
Noise limits for the two suggested event noise monitors should be established prior to the 
event itself using sound level checks at least a day prior to the scheduled event and at 
about the same time period as the planned event.  During a sound check a sensitive 
receptor site noise monitor should be set up at or on the closest receptor location to 
measure controlled test sounds from the planned event location.  This method will allow 
the establishment of the appropriate noise limits for the two on-site event monitor 
locations.  The test signal can be repeated a few times to be sure to avoid any other non-
site noise such as local traffic, bird calls, barking dogs, etc.  The test signal should be a 
similar type of sound as will be at the scheduled event, whether amplified or unamplified 
voice or music.  During the scheduled event, noise monitor people should be aware of 
event sounds (MAW traffic, music, vocals, guest excitement) causing noise limit 
exceedances and ignore sounds that are from other non-event noise sources.  In addition, 
there are noise monitoring devices that will cut the power to amplified sound sources, but 
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they cannot alter excessive event participant noise.   
 
Some community venues have adopted financial motivations for event planners and 
sponsors to avoid and even require cooperation from DJs and others responsible for lack 
of noise limit compliance by including financial penalties in their event contracts, such as 
hefty monetary fines for each and every event-caused noise limit non-compliance after 
receiving fair warning about exceedances or say after having a warning and then 
commiting three more exceedances. 
 
This completes our comments on our reviews of the documents we were provided and 
suggestions to help select appropriate event noise level descriptors and maintain 
compliance with more useful noise limits. 
 
Please contact us if you have any concerns, comments or questions. 
 
Sincerely, 

 
Marlund E. Hale, Ph.D., P.E. (Acoustics–OR) 
Technical Director 
ASA, ASME, INCE (Full Member), NCAC 
LADBS Acoustical Field-Testing Agency License # TA24874
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Figure 1. Project Area 
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DATE:   5 November 2021  
 
 

  TO:  County of Santa Barbara  
  Planning & Development 
  123 E. Anapamu St.  
  Santa Barbara, CA  93101  

  
SUBJECT:      Music Academy of the West – 1070 Fairway Rd. (APN: 009-282-029, -030) 
                      CUP Revision to 90-CP-111 RV01 with follow-up CDP    
 
 
ENCLOSED IS THE FOLLOWING: 
 
One (1) Check in the amount of $X,XXX.XX (to be invoiced by staff) 
One (1) Owner Agent Authorization form  
One (1) Agreement for Payment of Processing Fees form  
One (1) Indemnification Agreement  
One (1) CUP Application form with Project Description  
One (1) Cup Revision Key Objectives document  
One (1) Follow-up CDP Application form  
One (1) Copy of CUP Final Action letter, 10/26/2004 
One (1) Copy of Issued CDP (08CDP-00045) 
One (1) Redlined Final Action letter noting requested revisions  
One (1) Copy of CUP Master Plan project plans Oct. 2004  
One (1) Copy of Site plan A101 and MAW Garden locations exhibit  
One (1) ATE Traffic, Parking & VMT Analysis dated 5/12/2021 
One (1) Acoustics Analysis, 45db Acoustics dated 9/1/2021 
                           __      
COMMENTS:  If you have any questions or require additional information, please  
contact our office at 966-2758. 
 
Sincerely, 
SUZANNE ELLEDGE  
PLANNING & PERMITTING SERVICES, INC. 

 
Heidi Jones, AICP   
Senior Planner 
 

VIA:       Electronic Submittal  

PURPOSE:  For processing  
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Planning & Development 
Application 

 
Land Use Permit/Coastal Development Permit/ 

Zoning Clearance/Revision 
 
 
 
 
 
 
 

 
REQUIRED FORMS 
 
 Completed Application 
 
 
 Authorization of Agent form - signed by property owner 
 Click to download Authorization of Agent form 
 
 Indemnification Agreement - signed by property owner  
 Click to download Indemnification Agreement 
 
 Agreement to Pay form - signed by Financially Responsible Person 
 Click to download Agreement to Pay form    
 
 
REQUIRED PLANS & DOCUMENTS- See page 2 

 
 

 
 
 
 
http://www.countyofsb.org/plndev 
 

A LAND USE (LUP)/COASTAL DEVELOPMENT (CDP)/ZONING CLEARANCE (ZCI) 
or REVISION (RVP) permit is required before using any land or structure or commencing 
any work to erect, move, alter, enlarge or rebuild any building or structure in the 
unincorporated area of the County of Santa Barbara.  Exemptions from these permits are 
found in the applicable Ordinance. 

FOR SOUTH COUNTY SUBMITTALS, PLEASE CALL 568-2090 TO SCHEDULE AN 
INTAKE APPOINTMENT 

FOR NORTH COUNTY SUBMITTALS, PLEASE CALL 934-6250 FOR AN 
APPOINTMENT OR WALK-IN AT THE COUNTER BETWEEN 9:00 AND 11:30 A.M. 
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 SUBMITTAL REQUIREMENTS FOR LUP/CDP/ZCI/REV 
 
 
Cities Sphere of Influence 
 
Is this site within a city sphere of influence   Yes     No 
 
If yes, which city? ____________________________________________ 
 
 
 
Provide the following: 
 
 Proof that the project site is a legal lot:    Certificate of Compliance 
 http://surveyor.countyofsb.org/downloads/Parcel_Validity_Review_Form.pdf   Lot Line Adjustment 
    Voluntary Merger 
     Parcel Map or Tract Map 
 
 
 2 Copies of the Site Plan/Topographic Map    FOLDED TO 8½" X 11"  
 Click to download Site Plan and Topographical Map Requirements 
 
 
 2 Sets of floor plans and building elevations.     FOLDED TO 8½" X 11" 
 
 
 2 Sets of photos taken from three vantage points:   NO BLACK AND WHITE XEROX COPIES 

 close-up 
 mid-field         
 entire project site.  
 

  Photos must: 
 be mounted on heavy 8 1/2" x 11" paper    
 orient the viewer by direction ("looking northwest from...")     
 note any landmarks 

 
 
 Electronic submittal (all documents and plans) 
 
 
 Processing fee(s) - check made payable to Planning & Development or cash.  Credit cards are not 

accepted as a form of payment.  
  

N/A

N/A

N/A

N/A

N/A
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Planning & Development 
Application 

 
Land Use Permit/Coastal Development Permit/ 

Zoning Clearance/Revision 
 
SITE INFORMATION 

Site Address:  

Assessor Parcel No.(s):    Zone District:    

Parcel Size:  _______________(Gross)   _____________(Net) 

CONTACTS 

1. Financially Responsible Person:   Phone:  

Mailing Address:  
 Street               City                      State                  Zip  
 
2. Property Owner:    Phone:  

Mailing Address:   E-mail:  
 Street                City                      State                   Zip  

  
       LLC, LP or Corporation Name and File #:  __________________________________ 

 
3. Applicant (if different than property owner):   Phone:  

Mailing Address:  E-mail: 
 Street                City                      State                   Zip 
 
       LLC, LP or Corporation Name and File #:  __________________________________ 
 
4. Agent:   Phone:  

Mailing Address:  E-mail: 
 Street                City                      State                   Zip 

 

5. Arch./Designer: Phone:  

Mailing Address:  E-mail:    
 Street                City                      State                   Zip 
 
 

1070 Fairway Road

009-282-029, & -030

6.31 acres 6.31 acres

Mimi Do, Music Academy 805-695-7902

1070 Fairway Road, Santa Barbara, CA 93108

Music Academy of the West

1070 Fairway Road, Santa Barbara, CA 93108

805-969-4726

SReed@musicacademy.org

Heidi Jones, SEPPS Inc. 805-966-2758 Ext. 117

1625 State Street, Suite 1 Santa Barbara, CA 93101 heidi@sepps.com

Heidi Jones, SEPPS Inc.

1625 State Street, Suite 1 Santa Barbara, CA 93101 heidi@sepps.com

805-966-2758 Ext. 117

N/A
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PROJECT DESCRIPTION SUMMARY (description of all work proposed):  

 

 

 

 

 

 

 

 

PARCEL INFORMATION: (Check each that applies. Fill in all blanks or indicate "N/A") 

Existing Use:   Ag SFD   Duplex    Multi –Family    Commercial    Office    Indus  Vacant 

Proposed Use: Ag SFD    Duplex   Multi –Family    Retail    Commercial    Office    Indus  

Existing: No. of Buildings  Age of Structure(s)   No. Res. Units 

Proposed: No. of Buildings No. Res. Units 

Impervious Surfaces (sq. ft.): Existing Proposed 

Landscape (sq. ft.) Existing New Renovated Non-irrigated  

Parking Spaces: Existing Proposed Handicapped Total  

Utilities: Water:   Public  Private Sewer Disposal:  Public   Private  

Grading (cu. yd.):  Cut Fill Import Export 

Max % Slope:  Parcel Work site                    Max Height: Cut/fill combined slope 

Retaining wall(s):   Yes    No Height (measured from bottom of footing): 

Tree removal:   Yes    No  Species:  

Vegetation removal:   Yes    No  Sq. ft./acres:   

Lighting: Is exterior lighting proposed:   Yes    No   

Hillside/Ridgeline (defined as 16 foot drop in elevation within 100 feet of project):   Yes         No  

Creeks, Ponds, Drainages, Water Bodies, Oak or Riparian Habitat within 100 feet:   Yes    No 

  

N/A

Follow-up CDP to 2021 CUP Revision request. 

N/A N/A

N/A N/A

N/A N/A

N/A

N/A 

X X

N/A

N/A

N/A

000444



3 
Updated by CR 3/5/20 

CERTIFICATE OF ACCURACY AND COMPLETENESS 

Must be signed by the landowner or authorized agent before a permit can be accepted for processing 

 

I hereby declare under penalty of perjury that the information contained in this application and all attached 
materials are correct, true and complete.  I acknowledge and agree that the County of Santa Barbara is 
relying on the accuracy of this information and my representations in order to process this application and 
that any permits issued by the County may be rescinded if it is determined that the information and materials 
submitted are not true and correct.  I further acknowledge that I may be liable for any costs associated with 
rescission of such permits. 

 

Signature authorizes County staff to enter the property described above for the purposes of inspection. 

 

 

 Circle One:  Property Owner Agent 

 Print Name   

 

 

 Signature   Date 

 

 

 

Heidi Jones

8/30/2021

, Agent, SEPPS, Inc. 
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Conditional Use Permit 
 
 
 
 
 
 

 THIS PACKAGE CONTAINS 
 SUBMITTAL REQUIREMENTS  

 APPLICATION FORM 

 INDEMNIFICATION AGREEMENT 

AND, IF 'D, ALSO CONTAINS 
 AGREEMENT FOR PAYMENT OF PROCESSING FEES 
Click to download Agreement to Pay form   
 PLAN AND MAP REQUIREMENTS  
Click to download Site Plan and Topographical Map Requirements    
 AGRICULTURAL ACTIVITIES SUPPLEMENT 
Click to download Agricultural Activities Supplement form   
 WATER EFFICIENT LANDSCAPE ORDINANCE SUPPLEMENT FORM 
Click to download Water Efficient Landscape Ordinance Supplement Form 
 PERMIT COMPLIANCE APPLICATION 
Click to download Permit Compliance Application 
 MISSION CANYON SUPPLEMENT 
Click to download Mission Canyon Supplement form  
 ORDINANCE 661 INFORMATION 
Click to download Ordinance 661 information    
 SIGN PLAN REQUIREMENTS  
Click to download Sign Plan Requirements  
 FIRE DEPARTMENT VEGETATION PLAN INFORMATION 
For additional information regarding Fire Department Requirements click here 

 STORMWATER CONTROL PLAN  
For project applicability and SCP submittal requirements, click here  
 
 
South County Office 
123 E. Anapamu Street 
Santa Barbara, CA 93101 
Phone: (805) 568-2000 
Fax:      (805) 568-2030 

North County Office 
624 W. Foster Road, Suite C 
Santa Maria, CA 93455 
Phone: (805) 934-6250 
Fax:      (805) 934-6258 

 

Website: http://www.countyofsb.org/plndev/home.sbc 
 
 
 
 

A CONDITIONAL USE PERMIT (CUP) provides for discretionary review of uses that are 
essential or desirable but cannot readily be classified as principal permitted uses in 
individual zone districts. 
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SUBMITTAL REQUIREMENTS FOR CONDITIONAL USE PERMIT 

 
If this application is for an oil, gas or energy project, please contact the Energy Division of Planning and 
Development - (805) 568-2000 - for additional submittal requirements. 
 
Military Land Use Compatibility Planning Requirements  
 
Is the site located in an area with any military uses/issues?    Yes   No 
Please review the website to determine applicability. http://cmluca.gis.ca.gov/.  This requirement 
applies to all General Plan Actions and Amendments, and Development Projects that meet one or 
more of the following conditions: 

 
1) Is located within 1,000 feet of a military installation, 
2) Is located within special use airspace, or 
3) Is located beneath a low-level flight path 
 

Copy of report attached?   Yes   No 
 
Cities Sphere of Influence 
 
Is the site within a city Sphere of influence?1   Yes     No  
If yes, which city? _____________________________________________ 
 
___ 11 Copies of completed application form 
   (if the parcel is currently under AG Preserve Contract, submit  7 additional copies) 
 
___ 11 Copies of the Site Plan Folded To 8-1/2" X 11"  

Click to download Site Plan and Topographical Map Requirements 
   
___ 10 Copies of the Topographic Map  Folded To 8-1/2" X 11"  
   Click to download Site Plan and Topographical Map Requirements 
 
___ 10 Sets of preliminary building elevations Folded To 8-1/2" X 11" 
 
___ 10 Sets of floor plans indicating ground floor area and total floor area of each building  
   folded to 8-1/2" x 11" 
 
___ 3 Copies of a preliminary/conceptual landscape plan folded to 8-1/2" x 11" 
 
  Indicate the acreage/square footage of the following: 
 
  · drought tolerant areas 
  · non-drought tolerant areas 
  · non-vegetative areas (bark, granite, stone, etc.) 
 
___ 2 proposed grading and drainage plans folded to 8-1/2" x 11" showing: 
 
  ·   cut and fill calculations 
  ·   existing and proposed contour lines 
  ·   methods of conveying water off the site.   
                                                 
1 If additional information is needed regarding location of a City’s Sphere of Influence, please contact our zoning information counter. 

X

X

N/A

N/A

N/A

N/A

N/A
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___ 1 Stormwater Control Plan for Regulated Projects (See Section V) 
 
___ 2 Copies each:   (refer to application) 
 
  ___ existing hydrologic studies 
  ___ water well driller's reports 
  ___ well pump test reports 
  ___ water quality analysis 
  ___ percolation tests 
  ___ drywell performance tests   
 
___ 2 Copies of 10 year water use data:    (refer to application) 
  ___ District/Company meter records for the past 10 years 
  ___ pumpage records for the past 10 years   
         If ten year history is not available, provide available data  
 
___ 2 Copies of an 8 1/2" x 11" vicinity map showing project location with respect to identifiable 

landmarks, roadways, etc. 
 
___ 1 Copy of the site plan reduced to 8½"x11" 
 
___ 2 Sets of photos taken from three vantage points:  

 close-up 
 mid-field    NO BLACK AND WHITE XEROX COPIES 
 entire project site.  

 
 The following is also required: 
 

 mount the photos on heavy 8 1/2" x 11" paper    
 orient the viewer by direction ("looking northwest from...")     
 note any landmarks 
 

___ 1 Copy of the letter sent to each utility company requesting submission of utility easement 
requirements to P&D. 

 
___ 1 Copy of an Intent to Serve or can/will serve letter from an existing water company or district 

requesting approval for connection. (Developer must furnish the maps for their review). 
 Application cannot be deemed complete without intent to serve or can and will serve letter 
 
___ 1 Copy of a can/will serve letter from an existing sanitary company or district requesting approval for 

connection. (Developer must furnish the maps for their review). 
 
___ 1 Aerial photo(s) of the property and surrounding parcels, when available 
 
___ 1 For properties in Agricultural Preserve, a list of proposed parcels and their estimated dates of 

transfer of ownership. 
 
___ 1 Letter of Authorization from all owners noted in the title report if the subdivider and owner are not 

the same.  Full addresses of all owners must be on the map or Letter of Authorization. 
  Click to download Authorization of Agent form   
 

N/A

N/A

N/A

X

X

N/A

N/A

N/A

N/A

N/A

N/A

N/A
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___ 1 Title Report must be less than 60 days old. 
 
___ 2 If available, copies of any existing special studies or reports such as archaeological and historical 

assessments, traffic studies, marketing studies, employee data and noise studies.2 
 
___ 1 Check Payable to Planning & Development. 
 
___ 1 Agreement to Pay Form.         

Click to download Agreement to Pay form    
 
___ 1 Indemnification Agreement 
 
    
NOTES: 

1. If you had a pre-application meeting and submittals were recommended as a result of that meeting, your application may 
not be called complete until those items are also submitted. 
 

 

                                                 
2 Will remain confidential (not a part of the public case file) if requested by the applicant. 

N/A

X

X

X

X
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PLANNING & DEVELOPMENT  
PERMIT APPLICATION 

 

SITE ADDRESS:________________________________________________________________________  

ASSESSOR PARCEL NUMBER: ___________________________________________________________ 

PARCEL SIZE (acres/sq.ft.):   Gross                                                     Net ________________________   

COMPREHENSIVE/COASTAL PLAN DESIGNATION: __________    ZONING:  _________________ 

Are there previous permits/applications?   no  yes  numbers: _________________________________ 
                                                                                                      (include permit# & lot # if tract) 
Did you have a pre-application?    no     yes    if yes, who was the planner? _______________________ 
Are there previous environmental (CEQA) documents?  no  yes  numbers: _______________________ 
Is this application (potentially) related to cannabis activities?   no  yes   
 

 

1. Financially Responsible Person ________________________ Phone: ____________FAX: __________ 
   (For this project) 
    Mailing Address:  
                               Street              City               State                   Zip 
2. Owner:                                                                          Phone: _____________FAX:__________________ 
 
    Mailing Address: E-mail:___________________________ 
                               Street              City               State                   Zip 
3. Agent:                                                                           Phone: _________________FAX:_______________ 
 
    Mailing Address: E-mail:___________________________ 
                                Street             City               State                   Zip 
4. Arch./Designer:                                                            Phone: _________________FAX:_____________ 
 
    Mailing Address:                                                                                     State/Reg Lic#_____________ 
                                Street             City               State                   Zip 
5. Engineer/Surveyor:                                                     Phone:                                     FAX:_____________ 
 
    Mailing Address:                                                                                            State/Reg Lic#_____________ 
                                Street             City               State                   Zip 
6. Contractor:                                                                          Phone: ______________FAX:______________ 
 
   Mailing  Address:                                                                                          State/Reg Lic# ______________ 
                                Street             City               State                   Zip 

 
COUNTY USE ONLY 

Case Number:. Companion Case Number:  
Supervisorial District: Submittal Date:  
Applicable Zoning Ordinance: Receipt Number:  
Project Planner: Accepted for Processing  
Zoning Designation:       Comp. Plan Designation  
 

1070 Fairway Rd. 
009-282-029, -030 

1-E-1
9.04 acres 9.04 acres

 Educational
X

90-CP-111 RV01
X 03EIR-06
X

Mimi Do, CFO for MAW 805- 969-4726

1070 Fairway Rd. Santa Barbara, CA  93108 

Music Academy of the West 805-969-4726

1070 Fairway Rd. Santa Barbara, CA  93108 SReed@musicacademy.org

Heidi Jones, Suzanne Elledge (SEPPS, Inc.) 805-966-2758

1625 State St., Suite 1 Santa Barbara, CA 93101 
Suzanne@sepps.com 

Heidi@sepps.com

N/A

N/A

N/A 
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For all questions below, attach additional sheets if necessary, referencing the section and question number.  Please fill in every blank.  Use 
"N/A" where question is not applicable. 
 
II. PROJECT DESCRIPTION:  Please use the space below or type on a separate sheet and attach to the front 

of your application a complete description of your request including the permit/decision requested, location, 
setting, and purpose of the project. 

 
EXAMPLE:  We are requesting a major Conditional Use Permit for a church in the existing 
building at the corner of ____ and ____.  The church would serve a congregation of ____, with 
services on ____ and ____, classes on ____ and ____ and would include a preschool which 
would operate on weekdays from 6:30 a.m. to 7:00 p.m. serving a maximum of 50 children 
ages ____ to ____.  A playground is also proposed at the NE corner of the building site.  No 
signs are proposed at this time.  One tree will be removed at the SW corner to make room for 
improvements for parking.  The parking area will consist of 100 spaces and will be screened 
with a landscaped berm.  Include parking, grading, storm water drainage, trees fencing, walls, 
screening and any other details which help describe the project in full. If your project has the 
potential to impact storm water quality, describe measures that will be incorporated into the 
project description to minimize/eliminate the impacts. 

 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
 _________________________________________________________________________________________  
 
________________________________________________________________________________________  
 
________________________________________________________________________________________  

  

                                                 
 

Please see the enclosed Project Description, Key Objectives outline, and technical studies. 
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III. GRADING:  Will there be any grading associated with the project?     Y    N   

(NOTE:  For proposed access drives over 12% grade, a clearance letter from the Fire Dept. will be 
required) 

 CUT                       cubic yards AMOUNT TO BE EXPORTED                       c.y. 

 FILL                 _     c.y. AMOUNT TO BE IMPORTED                        c.y. 

 MAXIMUM VERTICAL HEIGHT OF CUT SLOPES    

 MAXIMUM VERTICAL HEIGHT OF FILL SLOPES    

 MAXIMUM HEIGHT OF ANY PROPOSED RETAINING WALL(S)   

 TOTAL AREA DISTURBED BY GRADING (sq. ft. or acres)   

 What is the address of the pick-up/deposit site for any excess cut/fill? 

 _____________________________________________________________________________________ 

 Specify the proposed truck haul route to/from this location. 

 _____________________________________________________________________________________ 

 
IV. SITE INFORMATION 
 
 A. Is this property under an Agricultural Preserve Contract?   Y    N 
  
 B. Describe any unstable soil areas on the site. 

 _____________________________________________________________________________________ 

  __________________________________________________________________________________ 
  
 C. Name and describe any year round or seasonal creeks, ponds, drainage courses or other water bodies. 

How is runoff currently conveyed from the site? 
  ___ __________________________________________________________________________________ 

  __________________________________________________________________________________ 
 
 D. Has there ever been flooding on the site?  Y   N 
  If yes, state the year and describe the effect on the project site. 

   __________________________________________________________________________________ 

   __________________________________________________________________________________ 
 
 E. Describe any proposed drainage and/or flood control measures. How will storm water be conveyed 

across and from the site? Where will storm water discharge? 
   ___________________________________________________________________________________ 

   ___________________________________________________________________________________ 

  

N/A
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 F. Will the project require the removal of any trees?   Y   N 
  If so, please list them here as requested.  Attach additional sheets as necessary. 

           Type Diameter (at 4' height)      Height 

   __________________________________________________________________________________ 

   __________________________________________________________________________________ 

  Explain why it is necessary to remove these trees. 

   __________________________________________________________________________________ 

   __________________________________________________________________________________ 

 
 G. Describe any noise sources that currently affect the site. 
   __________________________________________________________________________________ 

  __________________________________________________________________________________ 
 
 H. Are there any prehistoric or historic archaeological sites on the property or on neighboring parcels?        Y    

N    Unknown 
  If yes, describe.    

    
 
 I. Describe all third party property interests (such as easements, leases, licenses, rights-of-way, fee 

ownerships or water sharing agreements) affecting the project site, provision of public utilities to the site or 
drainage off the site. 

   ___________________________________________________________________________________ 
   ____________________________________________________________________________ 
 
 J. Have you incorporated any measures into your project to mitigate or reduce potential environmental 

impacts? Y    N    Unknown  If so, list them here. (Examples include tree preservation plans, creek 
restoration plans, and open space easements.) 

 _ ___________________________________________________________________________________ 

  ___________________________________________________________________________________ 
 
V. STORM WATER MANAGEMENT AND APPLICATION OF LOW IMPACT DEVELOPMENT 

FEATURES 
 

Is the project located in the NPDES Permit Area3 ?   Y    N    Undetermined 
 
If Yes and 2,500 square feet or more of new or replaced impervious area, the project shall comply with the 
following: 

 
Tier 1. If the project is 2,500 square feet or more of new or replaced impervious area, submit a 
Stormwater Control Plan for Small (Tier 1) Projects1 with this application that identifies Low Impact 
Development measures incorporated into the project design, such as: 
 
 
• Limit disturbance of natural drainage features 
• Limit clearing, grading, and soil compaction  

                                                 
3 See www.sbprojectcleanwater.org under “Development” for map of the NPDES Permit Area, Stormwater Technical Guide, 
Stormwater Control Plan template, Stormwater Control Plan for Small (Tier 1) Projects, and a definition of Low Impact Development. 
 

N/A

000453
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• Minimize impervious surfaces 
• Minimize runoff by dispersing runoff to landscape or using permeable pavements 
 
Tier 2. If the project is 5,000 square feet or more of new or replaced “net impervious” area (not Single 
Family Dwelling), or if the project is Single Family Dwelling with 15,000 square feet or more of new or 
replaced “net impervious” area, submit a Stormwater Control Plan with this application that identifies 1) 
Low Impact Development measures incorporated into the project design and 2) stormwater quality 
treatment measures.  [“Net impervious” is defined as the sum of new and replaced impervious surface 
area minus any reduction in impervious, such as new landscaped area. It is an incentive for 
redevelopment projects to increase pervious area.] 
 
Tier 3. If the project is 15,000 square feet or more of new or replaced impervious area, submit a 
Stormwater Control Plan with this application that identifies the above requirements and also identifies 
retention of stormwater runoff from a regulated storm event.  

  
If No, the project is not located in the NPDES Permit Area, but is a Regulated Project, the project shall 
comply with the following: 

 
Regulated Project: 
1. Residential subdivision developments with 10 or more dwelling units; 
2. Commercial development of 0.5 acres or greater; 
3. Parking lots of 5,000 square feet or more or have 25 or more parking spaces and are potentially 

exposed to storm water runoff; 
4. Automotive repair shops; 
5. Retail gasoline outlets; 
6. Restaurants, and 
7. Any new development or redevelopment where imperviousness exceeds one acre. 

 
Water Quality: Submit a Stormwater Control Plan with this application that identifies measures to reduce 
and remove pollutants from storm water runoff. The Stormwater Control Plan will follow the Tier 2 
approach described in the Stormwater Technical Guide, with storm water treatment, source control, and 
LID4 measures.  

 
VI. ACCESS 
 
 A. Describe the existing access road(s) to the site.  Include road widths, shoulders, and type of surface 

material. 
    

    
 
 B. Does property front on a public street?  Y   N 
  Is access to be taken from this public street?   Y   N 
  Name of public street:  ________________________________________________________________ 
 
 C. Will the proposed access utilize an easement across neighboring property?  Y*   N 
  *Submit documentation which supports the applicant's use of this easement. 
 
 D. Describe proposed construction equipment access   

    
 

                                                 
4 Low Impact Development is a design approach that minimizes or eliminates pollutants in storm water through natural 
processes and maintains pre-development hydrologic characteristics, such as flow patterns, onsite retention, and recharge 
rates.  For examples and design guidance see http://www.sbprojectcleanwater.org.   
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VII. DEVELOPMENT AND USE 
 
 A. Existing:  Describe the existing structures and/or improvements on the site. 
 
 Use Size (sq ft) Height # of Dwelling Units 
                                                                                       ________________ 

                                                                                       ________________ 
 
 B. Proposed:  Describe the proposed structures and/or improvements. 
 
 Use Size (sq ft) Height # of Dwelling Units 

                                                                                       ________________ 

                                                                                       ________________ 
 
 C. Will any structures be demolished or removed?          If so, please list them here as requested. 
 
 Current Use Historic Use Age  Rental Price (if rented) 

  __________ ___________ ________ ___________________ 

  __________ ___________ ________ ___________________ 
 
 D. Describe all other existing uses of the property. 
    

    

 
 E. How will the project affect the existing uses of the property? 
    

    
 
 F. Describe any other historic use(s) of the property.  This may include agricultural (include crop type), 

commercial, or residential uses. 
    

    
 
 G. Provide a short description of the land uses surrounding the site. 
  North    

  South    

  East     

  West     
  

Music Academy of the West 

N/A 

N/A

No change 

N/A 

Music Academy of the West 

U.S Highway 101
Residential 
Residential
Residential
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 H. STATISTICS:  Mark each section with either the information requested or "n/a" if not applicable. 
 
   EXISTING PROPOSED TOTAL 
  
 BUILDING COVERAGE _________ __________ _________ 
 
 IMPERMEABLE ROADS/PARKING/ _________ __________ _________ 
 WALKWAYS (sq. ft.) 
 
 OPEN SPACE (sq. ft.) _________ __________ _________ 
 
 RECREATION (sq. ft.) _________ __________ _________ 
 
 LANDSCAPING (sq. ft.) _________ __________ _________ 
 

 New _________ __________ _________ 
 

 Renovated _________ __________ _________ 
  

 Nonirrigated _________ __________ _________ 
 
 AGRICULTURAL LANDS (sq. ft.) _________ __________ _________ 
 
 POPULATION (#) _________ __________ _________ 
 (employees/residents) 

 DWELLING, HOTEL/MOTEL UNITS _________ __________ _________ 
 
 PARKING (on-site) 
 
 TOTAL # OF SPACES _________ __________ _________ 
 
 # OF COVERED SPACES _________ __________ _________ 
 
 # OF STANDARD SPACES _________ __________ _________ 
 
 SIZE OF COMPACT SPACES _________ __________ _________ 
 

Estimate the cost of development, excluding land costs. ________________________________ 

 
VIII. PARCEL VALIDITY   

P&D requires applications for development on vacant, unimproved property to provide clear evidence 
that the property is a separate legal lot. The following documents that show the subject property in its 
current configuration constitute acceptable evidence of a separate, legal lot: a recorded Parcel or Final 
Map, a recorded Official Map, a recorded Certificate of Compliance or Conditional Certificate of 
Compliance, an approved Lot Line Adjustment, a recorded Reversion to Acreage, a recorded Voluntary 
Merger or an approved Lot Split Plat.  

 
A. Type of evidence provided to demonstrate a separate, legal lot:  

_________________________________ 
 

  Copy of evidence attached: Yes No 
 
  Reference number for evidence supplied:  ____________________________________________ 

N/A N/A N/A 

N/A 
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IX. PUBLIC/PRIVATE SERVICES 
 

A. WATER: 
 

  1. If the property is currently served by a private well, submit the following for each well: 

   a. Pumpage records (electrical meter or flow meter readings) for the past 10 years 
   b. Pump test data 
   c. Location of other wells within 500 feet       
   d. Water quality analysis 
   e. Drillers report (with construction details) 
   f. Copy of applicable well sharing agreement 
 
  2. Does the well serve other properties?   Y   N 

   If yes, address(es):   

 
  3. Is a well proposed?    Y   N  If so, will it serve other properties?  Y   N 

   If yes, address(es):   

 
  4. If the property is currently served by a private or public water district, submit the following: 

   a. Name:    

  5. Will the project require annexation to a public or private water company?  Y   N 

   If yes, name:   

 
 B. SEWAGE DISPOSAL:    
 
  1. Existing:  Indicate if the property is currently served by the following: 

       Yes/No 

   a. Septic system* _______ 
   b. Drywell*                                                 _______ 
   c. Public sewer district                              _                If yes, name:_________________ 
 
 *Submit engineering details on septic tanks and dry wells, as well as calculations for leach field size, where 

applicable. 
 
  2. Proposed:  Indicate what sewage disposal services are proposed as part of this project? 
 
   a. Septic system* _________ 
   b. Drywell* _________ 
   c. Public sewer district _________             District Name:______________________________ 
 
 *Submit percolation tests and/or drywell performance tests as applicable. 
 
  3. Will the project require annexation to any public sewer district?  Y   N  

   Name:     
 
 C. FIRE PROTECTION 
 
  1. Fire protection is (will be) provided by the _________________________ Fire Department. 
                                                           (Montecito, Summerland, S.B. County) 

N/A 

Montecito
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  2. Is there an existing water main infrastructure in the vicinity?  Circle one:  Yes   No 
 
  3. How far away is the nearest standard fire hydrant?  _____________ feet. 
 
  4. Is a new fire hydrant proposed?   Circle one:   Yes   No 
 
  5. If a new hydrant is proposed, what is the longest driving distance from the proposed hydrant to the 

proposed building(s)? ______________ feet. 

  6. Will fire protection be provided by an on-site water storage tank?  Circle one:   Yes   No 
 
   Tank capacity:                        gallons 
 
  7. What is the driving distance from the water tank to the proposed structure(s)?  ______ feet.  
 
  8. Is a fire sprinkler system proposed?    Yes  No    Location  ________________________________ 
 
  9. Describe the access for fire trucks.  Include width and height clearance for access and surface 

material.   
   _______________________________________________________________________________ 

   _______________________________________________________________________________ 

  10. Will hazardous materials be stored or used?  Y/N   List any hazardous materials which may be used 

or stored on the site.  _____________________________________________________________ 

   _______________________________________________________________________________ 

 
 
 
 
 
 
 

  

N/A 
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HAZARDOUS WASTE/MATERIALS 
 

Please read and answer the following questions if, in the known history of the property, there 
has been any storage (above or underground) or discharge of hazardous materials or if the 
proposal includes storage, use or discharge of any hazardous material.  Hazardous materials 
include pesticides, herbicides, solvents, oil, fuel, or other flammable liquids.  Attach additional 
sheets if necessary. 
 
Past & Present: 
 
List any hazardous materials which have been or are currently stored/discharged/produced on the 
property.  Describe their use, storage and method of discharge.  Provide dates where possible. 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
If a characterization study has been prepared, please submit it with this application. 
 
Is the project site on the County Site Mitigation list?    Y   N   Unknown 
 
Is the site on the CA Hazardous Waste and Substances Sites list?  Y   N   Unknown 
 
Proposed Project: 
 
List any hazardous materials proposed to be stored/discharged/produced on the property.  Describe the 
proposed use and method of storage and disposal.  
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
If the proposed project involves use, storage or disposal of any hazardous materials, please contact 
Environmental Health Services Certified Unified Program Agency (CUPA) at (805) 681-4927 to 
determine whether additional submittals are required.   
 
 

  

N/A 
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The Music Academy of the West 
Revised Conditional Use Permit 

1070 Fairway Road APN’s: 009-282-029 & -030 
Project Description 

 
 
REQUEST SUMMARY  
 
On behalf of the property owner and project applicant, the Music Academy of the 
West (MAW), we are requesting a CUP Revision for the approved Master Plan (90-CP-
111 RV01) and CDP (07CDP-000018). No physical development is proposed as part of 
this request.  
 
Please refer to the key objectives outlined below followed by summaries of the 
technical analyses completed related to traffic, Vehicle Miles Traveled (VMT), and 
parking as well as an acoustics assessment. The application submittal also includes a 
redlined CUP for ease in tracking the requested changes. The redlined version contains 
proposed language reflecting the current request (please see Attachment A, redline 
and accepted changes version of original CUP).   
 
KEY OBJECTIVES  

 
After years of working with the County staff, neighbors, and decision makers, the Music 
Academy of the West (MAW) obtained approval of its most recent Conditional Use 
Permit (CUP) Revision in 2004. A phased construction of the MAW Master Plan followed 
this approval with the final phase completed in 2017.  
 
Presently, in 2021, nearly seventeen years after its 2004 CUP was approved, the MAW is 
seeking to update and simplify the document, and revise several of the CUP conditions 
to better serve its current and foreseeable needs and create operational flexibility while 
also maintaining, overall, maximum CUP restrictions set forth in 2004. Further, it is the 
express intent of the MAW to balance the proposed CUP changes in a manner that 
results in no new environmental impacts. Thus, where a change is sought to seating in 
one recital hall, a reduction of seats is proposed in another; where a new activity for 
public use is proposed, another existing public use is eliminated, and so on.  
 
Since the 2004 CUP approval, the Music Academy has successfully complied with the 
project conditions of approval, specifically the operational parameters that were 
established, and it has conducted all required surveys and filed required reports to the 
County. We are pleased to report that there have been no neighbor complaints filed 
with the County since the 2004 CUP approval.  Please note that two SCD’s were 
approved in 2015 & 2016 (5SCD-00038/15LUP-00220 and 16SCD-00005/16CDP-00046) 
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related to the Main house landscaping, pavers, doors windows and lighting which do 
not affect the 2004 Master Plan CUP Conditions of Approval.  
 
Also, since 2004, the MAW has reprogrammed some of its larger events to occur off-site 
which added multiple performances for thousands of Santa Barbarans in concert series 
downtown at the Granada and Lobero Theatres along with annual Community 
Concerts at the Granada Theater, La Playa Stadium, and the Santa Barbara Bowl. 
These events have mainly occurred on Tuesday and Saturday nights, resulting in having 
created more MAW events for the community to enjoy without increasing activity on 
the Miraflores campus.  
 
During the pandemic in 2020-2021, the MAW’s Remote Learning Institute and 
Innovation seminars were completely online, with very few administrators on campus 
during regular business hours. Online activity is anticipated to continue in the future, 
offering new programing opportunities without increasing physical presence on 
campus.  
 
Categorized and briefly summarized below are the proposed CUP changes. We have 
noted each relevant CUP condition of approval (COA). For further detail, please refer 
to the enclosed red-lined mark-up of the CUP that reflects the changes proposed by 
the MAW. 
 
Simplify Operations and Add Flexibility 
  
Hahn Hall Seating Capacity  
(COA #1 (Project Description) & COA #481) 
The seating capacity in Hahn Hall is currently limited to 300 fixed seats with the ability to 
set up an additional 50 temporary seats during the summer. The MAW would like to 
eliminate having to set up temporary seats in the summer and proposes to add 50 
permanent seats to Hahn Hall, allowing a maximum seating capacity of 350 seats. As 
required under the 2004 CUP, 330 seats would continue to be the maximum available 
to the public and the 20 remaining seats would continue to be used by students, staff 
and volunteers. 
 
To offset this increase in permanent seats within Hahn Hall, the MAW proposes to 
decrease an equal number of seats in Yzurdiaga Hall (formerly Stewart Hall) from 92 to 
42. It is important to emphasize that not only does the overall seat count remain the 
same as existing, there is no change proposed to the maximum annual attendance    
permitted to attend events at the MAW (47,000). 
 
Any Given Time – Public Attendance Limitation 
(COA #1 (Project Description) & COA #28) 
The MAW is requesting an increase to the “any given time” restriction of maximum 
public attendance from 330 to 410. This would allow more than one public event in a 
location other than Hahn Hall (350). Again, there is no change proposed to the 
maximum annual attendance of 47,000 members of the public/year.   
 
 

 
1 All Condition References are to existing/original CUP document 
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Seminars and Meetings 
(COA #1 (Project Description) & COA #38) 
The current CUP limits attendance at meetings and seminars to 175 participants per 
activity/event. The MAW proposes that this be increased to 350 consistent with the 
maximum seating capacity in Hahn Hall. Again, while an increase in attendance at 
individual events is proposed, the MAW is not proposing to increase the annual 
maximum attendance of 47,000. 
 
Flexible Annual Public Attendance CAP instead of Seasonal Caps 
(COA #1 (Project Description))  
In order to provide scheduling flexibility throughout the year the Music Academy 
proposes to simplify the public attendance cap by replacing the seasonal caps of 
“summer” (22,000) and “non-summer” (25,000) with one annual cap of the same 
number (47,000).  
 
Change Reporting Requirements from Biannual to Annual  
(COA #34) 
The MAW is not seeking to change what it is required to track and report to the County 
just to reduce its frequency from twice a year to once a year.  
 
Increase Seminar & Meeting Participants  
(COA #1 (Project Description) & COA #16)  
In concert with the proposed Hahn Hall seating capacity update, the Music Academy 
proposes an increase to the total number of participants for meetings and seminars 
from 175 to 350. The annual total number of meetings and seminars will remain capped 
at 41 events annually and the annual maximum would remain the same as existing.  
 
Increase Student Parking  
(COA #49) 
Currently the CUP restricts the number of parking spaces reserved for students to 10. The 
MAW proposes to increase this to 20 spaces to provide additional flexibility to students 
and reduce bus traffic without negatively impacting on-site parking availability. 
 
Student Population  
(COA #1 (Project Description)) 
Allow an increase in Instructional Student population from 150 to 175 students.  
 
Proposed Uses 
 
Reintroduce Significant Life Events and Repurpose the Treasure House & The Rack Resale 
Shop Uses for Mission Driven Activities  
(COA #1 (Project Description) and COA’s: #26 & #32) 
 
For many decades the MAW served as a community wedding and event venue. During 
the processing of the 2004 CUP, the MAW offered to eliminate weddings, while 
maintaining other events for community nonprofits and businesses. The MAW has 
experienced ongoing and steadfast interest from the community to once again make 
its beautiful campus available for such uses. This community interest reflects a 
potentially meaningful and sustainable income source to support its educational 
programs. Stable income is always important to non-profit educational and cultural 
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institutions, particularly in the midst and aftermath of a global pandemic. Restrictions to 
the number of these events, location, frequency, maximum attendance, hours and 
other protocols are detailed in the red-lined CUP (See COA #1, Project Description, 
attached). 
 
The MAW truly welcomes the opportunity to offer its campus to community use for 
significant life events (weddings, memorial services, quinceañeras, bridal/baby showers, 
etc.). To offset this proposed public use, the MAW will discontinue its resale shops uses 
(The Treasure House & The Rack) which are currently allowed to operate six days per 
week from 12:00 pm to 3:00 pm, and repurpose these spaces for MAW mission-driven 
activities such as guest artist accommodations and rehearsal space, significant life 
event preparation space, and residential use for alumni, faculty members, local 
organizations and community use. The Academy has made a commitment with local 
performing arts organizations such as the Santa Barbara Symphony to share this 
valuable resource.  
 
The proposed residential component reintroduces the historical uses of these buildings 
and does not result in an intensification of use. It is anticipated that the residential 
component would be utilized in the summer months for 8-10 weeks for Festival-related 
personnel. In non-summer months, durations of stay may range from 1-night to 30-days 
at a time, and with a 1–4-person maximum occupancy for The Rack, and 1–2-person 
maximum occupancy for the Treasure House. This request further supports the fiscal 
health of the MAW in generating revenue and off-setting rental expenses otherwise 
paid for by the MAW for off-site rentals for guest artists, alumni, and faculty members.  
 
Proposed Caretaker Residence Use Flexibility  
(COA #1 (Project Description)) 
 
The MAW requests flexibility in the prescribed use of the “caretaker” residential unit in 
order to provide the opportunity for other types of MAW employees to occupy the 
onsite residence located east of the Treasure House.  
 
Proposed Storage Building Use Flexibility  
(COA #1 (Project Description)) 
 
The existing 1,380 sq. ft. storage building, constructed during the Master Plan build-out, 
and located between the Treasure House and Rack was initially purposed for storage 
uses associated with the retail shops. With the proposed repurposing of those spaces, 
the MAW requests flexibility for that storage space use to allow for future use for MAW 
administrative offices. No intensification of use, increase in staff, or change in allowed 
populations is proposed with this change. In addition, no added square footage or 
changes to the exiting configuration or footprint of this structure is proposed.  
 
Proposed Outdoor Sound  
(COA #1 (Project Description) & COA #55)  
With the proposed significant life events, the Music Academy would like to have 
outdoor amplified spoken word and unamplified/acoustic music in the following areas: 
Lind Patio, Kuehn Court, Kinnear Fountain, Bock Garden/Williams Garden, Holden 
Encore Society Garden/Presidents Garden, Anne’s Garden and Towbes Court. This 
change would increase the total allowances of use of the amplified spoken voice from 
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twice a year to seventeen times per year to capture the SLE uses. The SLE may occur in 
seven outdoor areas and event durations consistent with the recommendations 
outlined below from the acoustical assessment. Amplified music would be allowed only 
indoors as per the current CUP guidelines. 
 
Public Use of Studios for Other Artistic and Wellness Endeavors  
(COA #1 (Project Description) & COA #47) 
In addition to music practice and recordings for community members, the MAW 
requests that public use of the studio spaces for other artistic and wellness purposes 
(dance, yoga, meditation, visual and performing arts, etc.) be allowed in the revised 
CUP. 
 
The foregoing proposed changes to uses allowed at the MAW better support the 
institution and the local community without increasing annual attendance. Further by 
stabilizing and optimizing revenue stream, the MAW is able to reduce pressure on the 
philanthropic community and keep ticket prices lower for audiences. 
 
Augment Safety and Security Lighting 
(CUP Condition #4) 
The MAW proposes to augment existing safety and security lighting on campus in 
compliance with current CUP lighting requirements.  
 
Conditions that Need to be Updated 
CTRP Conditions (CUP Condition #30 through #33) 
The current CUP contains conditions of approval that require implementation of a Cut-
Through Reduction Plan (CTRP) to discourage members of the public who are not 
visiting the MAW campus from “cutting through” the campus in their vehicles. Pursuant 
to the required review by MPC, a decision was made in 2009 to discontinue reporting as 
the MPC found the Interim CTRP condition was satisfied with Phase I Occupancy and 
the Phase I CTRP reporting. Therefore, this condition should be revised to reflect the 
gate closure program that was approved to replace the CTRP.  
 
Building Names, References to Cate School Need to be Updated 
Since 2004 there have been a number of changes to the names of on-campus 
buildings referenced in the CUP. Additionally, the CUP refers to Cate School as the 
location where MAW students reside off-site and since 2016 students have resided at 
Westmont College. To avoid confusion, the CUP should be updated to reflect these 
changes.  
 
TECHNICAL STUDIES 

Traffic, Parking and VMT Analysis  

Associated Transportation Engineers (ATE) prepared the enclosed traffic, parking and 
VMT Analysis for the project, Attachment B. The report analyzes the County zoning 
ordinance parking requirements and project trip generation estimates for County review. 
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Project Trip Generation  

The revised project is anticipated to generate 39 Average Daily Trips (ADT), 4 A.M. peak 
our trips (PHT) and 4 P.M. PHT during the summer months when the MAW is in session. The 
study area roadways currently operate at volumes acceptable to the County’s carrying 
capacity and the proposed additions would not cause an exceedance of adopted 
capacities. The project would not generate impacts or be inconsistent with the City or 
County of Santa Barbara’s transportation traffic operations policies. Further, the project 
would add less than significant traffic increases at the key intersections in the City of 
Santa Barbara (Hot Springs Rd/U.S. 101 and Olive Mill Rd./U.S. 101). 

Parking  

The MAW currently has 275 marked and 18 stacked parking spaces, for a total of 293 
spaces. The proposed project would increase parking demand on campus. The baseline 
parking data indicates that existing peak demand levels range from 107 to 242 spaces 
during the peak summer concert and masterclass events resulting in 51 to 186 reserve 
spaces available which could accommodate the additional 50 parking space demand 
required by the proposed CUP Revision changes.  

VMT Analysis  

Based on the new Santa Barbara County Transportation analysis guidelines, ATE’s report 
concludes the proposed project meets the applicable screening criteria and would have 
a less than significant impact. Based on the screening categories, additional VMT analysis 
is not required.  Please see the enclosed ATE report dated 5/12/2021, for additional 
information.  

Acoustics Analysis  

45dB Acoustics prepared the enclosed acoustics analysis, Attachment C, for the seven 
outdoor areas proposed for significant life event use (with amplified spoken voice and 
non-amplified acoustic music), see Figure 1: 

 Zone 1: Anne’s Garden  
 Zone 2/2/5: Holden Encore Society Garden/Presidents Garden  
 Zone 3/4: Bock Garden/Williams Garden  
 Zone 5: Kuehn Court  
 Zone 7: Towbes Court  
 Zone 9:  Lind Patio  
 Zone 11: Kinnear Fountain  

The assessment considers the proposed noise sources, topography, the layout of the 
physical environment as well as fundamental vibration and noise considerations. Federal, 
State, and local regulations specific to sound were analyzed and the report concludes 
that the proposed outdoor acoustics will not exceed CNEL levels above 65 dB(A) beyond 
the site’s property lines, and is therefore consistent with the parameters of the County’s 
Environmental Thresholds Manual. The proposed outdoor acoustics are consistent with 
Santa Barbara County’s Code of Ordinances (Section 40-2). It is recommended that the 
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proposed sounds in association with all Zones comply with the hourly limitations (3 hours 
at the Kinnear fountain or in the Bock and Williams Gardens and 2 hours or less at Ann’s 
Garden and Kuehn court with no use of horns or drums) to conform to CEQA guidelines. 
Please see the enclosed report dated 9/1/2021 for additional information.  

Management of Acoustic Levels 

The Music Academy proposes to follow the recommended self-management strategies 
outlined by 45dB Acoustics as to limit durations of sounds to 2 hours or less in Zone 1, 3, 4, 
5 & 11 and ensure acoustic music does not include horns or drums in locations 3, 4, & 11 
without monitoring. Acoustic music and amplified spoken voice would be prohibited past 
10:00 p.m. Further, the MAW will designate and train a staff person to monitor events with 
acoustic music and/or amplified voice and make any necessary adjustments based on 
reasonable judgment and good neighbor practices.  

The events in the Zones 1, 3, 4, 5 & 11 will be self-monitored utilizing one of the methods 
outlined in the analysis, likely the “Audio Tools” app. and associated external 
microphone.  PA systems will be directed towards events and away from neighbors 
whenever and wherever possible and a staff contact will be assigned as a designated 
point-of-contact.  

NEIGHBOR INQUIRY REGARDING EUCALYPTUS TREES  

A neighbor has requested the MAW explore the removal of three (3) existing Eucalyptus 
trees located near the south east corner of the MAW property. Please refer to the 
enclosed CUP Master Plan project plans, and, Attachment D (Google Street View images, 
aerial imagery mark-up) for reference. The neighbor has concerns that these trees create 
a fire hazard and has requested they be removed. The MAW understands the General 
Plan and Community Plan ESHA and Monarch Butterfly mapped designations, and, in an 
effort to accommodate this request, we ask for the County to advise on the feasibility 
and describe options to pursue this specific request.  

CONCLUSION  

The MAW has conducted neighborhood outreach, meetings with individual households 
and the adjacent homeowners’ association in addition to hosting a neighborhood 
meeting in September 2021 to discuss the proposed CUP Revision. A number of 
suggestions were made (such as using smaller buses to transport students to and from 
Westmont and making sure signage related to reducing cut through traffic is 
unobstructed by vegetation) that are not directly related to the proposed changes and 
the MAW is currently acting upon these in good faith. Some neighbors also wanted to 
obtain copies of the CUP application revision documents and provided their email 
addresses so we could provide them with a link to the application package upon 
submittal.  

We look forward to working collaboratively with the County of Santa Barbara to 
accomplish these needed updates. Please feel free to contact Heidi Jones, or Suzanne 
Elledge with any questions. We can be reached via email at Heidi@sepps.com and 
Suzanne@sepps.com.  
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Attachments:  
 
A: Redlined CUP Condition of Approval (90-CP-111 RV01) 
B: ATE Traffic, Parking and VMT Analysis dated 5/12/2021  
C:  45dB Acoustics Assessment dated 9/1/2021 
D: Google Earth Imagery and Photographs of Eucalyptus trees  
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County of Santa Barbara 
Planning and Development 

Lisa Plowman, Director 
Jeff Wilson, Assistant Director 
Elise Dale, Assistant Director 

  
August 5, 2022 
Heidi Jones  
SEPPS 
1625 State Street, Suite 1 
Santa Barbara, CA 93101 
heidi@sepps.com  
 
RE: Determination of Application Completeness 
 Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129 
 APN 009-282-028 and -030 
 
Dear Ms. Jones: 
 
Thank you for the July 6, 2022 resubmittal for the Music Academy of the West (MAW) Conditional 
Use Permit (CUP) Revision (RVP) project. Planning and Development (P&D) reviewed your 
application and found it to be complete for processing.   
 
P&D will immediately begin review of your project to determine the appropriate level of 
environmental review under the California Environmental Quality Act (CEQA) and the Santa Barbara 
County Guidelines for Implementation of CEQA. P&D will begin an evaluation of the proposed 
project's consistency with applicable State and County regulations and conduct a more detailed 
analysis of its environmental impacts as necessary. Please note that during the review of your 
project, additional information may be requested in order to complete our analysis and make the 
necessary findings for approval.  
 
The length of time P&D will need to process the proposed project will vary and is dependent on 
the type of environmental document that is required pursuant to CEQA. In general, the 
Department’s goal is to complete reviews for projects that are exempt from CEQA within four 
months and those requiring a Negative Declaration within approximately six months. Please note 
that any delays as a result of CEQA-required environmental review, or if your project requires plan 
revisions, will cause the tentative hearing schedule to shift accordingly. If P&D determines that the 
length of processing or hearing date will change, you will be advised accordingly.    
 
Our review is based on the following project description:  
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The project is for a revision to 90-CP-111 to allow the following project components associated 
with the MAW Master Plan:  

 Increase the maximum seating capacity in Hahn Hall from 300 permanent seats and 50 
temporary seats during the summer to 350 permanent seats year-round. As required 
under the CUP, 330 seats will continue to be the maximum available to the public and the 
20 remaining seats will continue to be used by students, staff, and volunteers. 

 Decrease the permanent seats in Yzurdiaga Hall (formerly Stewart Hall) from 92 to 42 
seats. 

 Increase the maximum “any given time” public attendance from 330 to 410 people. This 
would allow more than one public event in a location other than Hahn Hall (350 seats). 

 Increase the attendance cap for meetings and seminars from 175 to 350 participants per 
event.  

 Replace the seasonal caps of “summer” (22,000 people) and “non-summer” (25,000 
people) with one annual cap of the same number (47,000 people). 

 Change reporting requirements from biannual to annual. 
 Increase the number of parking spaces available to students from 10 to 20 spaces.  
 Increase in instructional student population from 150 to 175 students. 
 Change in use to allow MAW operation as a venue for weddings and other special events 

known as Significant Life Events (SLE). 
 Change in use to discontinue operation of retail shops (The Treasure House and the Rack) 

and allow residential use of these spaces for alumni, faculty members, local organizations, 
guest artists and other community-related uses such as rehearsal space and significant life 
event preparation space.  

 Change in use to allow “caretaker” residential unit to be used by other MAW employees.  
 Change in use to convert existing storage building to administrative office. 
 Allow outdoor amplified spoken word and unamplified/acoustic music associated with SLE 

in the following areas: Lind Patio, Kuehn Court, Kinnear Fountain, Bock Garden/Williams 
Garden, Holden Encore Society Garden/Presidents Garden, Anne’s Garden, and Towbes 
Court. 

 Increase the total allowances of use of the amplified spoken voice associated with SLE 
from twice a year to seventeen times per year. 

 Allow SLE in seven outdoor areas and event durations consistent with the proposed self-
management recommendations outlined below: 

o At Zones 1, 3, 4, and 5, i.e., areas near the southern property lines: not more than 
two total hours of acoustic music programming, and/or amplified spoken voice. 

o At Zones 2, 2.5, 7, and 9: Not more than four total hours of acoustic music 
programming/or amplified spoken voice. 

o PA systems be pointed away from neighbors whenever and wherever possible. 
o SLE only to occur within the hours of 9AM to 9PM. 
o A MAW staff member to be designated as a point-of-contact for any potential 

neighbor concerns. 
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 Modification in community use of the studio spaces to allow other art- and wellness-
related uses, including dance, yoga, meditation, visual and performing arts, etc. 

 Updates to conditions of approval related to Cut-Through Reduction Plan (CTRP), for which 
reporting requirements were discontinued as of 2009. The CTRP Condition would be 
revised to reflect the gate closure program that was approved to replace the CTRP. 

 Updates to several references to MAW campus building names. 
 
The project does not propose any change to the maximum annual attendance of 47,000 people. 
No grading is proposed as part of the project.  No physical development is proposed as part of the 
CUP Revision. The parcel will continue to be served by the Montecito Water District, the 
Montecito Sanitary District, and the Montecito Fire Protection District. Access will continue to be 
provided off of Fairway Drive. The property is a 2.77-acre parcel zoned 1-E-1 and shown as 
Assessor's Parcel Number 009-282-029 and -030, located at 1070 Fairway Drive in the Montecito 
Community Plan Area, First Supervisorial District. 
 
Please review this description carefully. If you believe the project description is incorrect or does not 
include components that you intend to include as part of the project, please contact us immediately.  
Further review of the project will be limited to this project description unless you provide us with 
corrections within five (5) days of receipt of this letter. We reserve the right to request additional 
information to clarify any changes or additions that are made to the project description in response 
to this letter, as our completeness determination is based upon the material provided with your 
application. 
 
Advisory Information 
 
Based on our preliminary review of your application, we offer the following advisory statements: 
 
1. Subdivision/Development Review Committee. This project will be scheduled at an 

upcoming Subdivision/Development Review Committee (SDRC) hearing. Any comments or 
requests for additional information will be forwarded to the agent at the time they are 
received.  
 

2. Development Impact Mitigation Fees. Your project, if approved, may be subject to the 
payment of development impact mitigation fees. The total amount of fees will be estimated 
during the processing of this application. If you feel that the project should not be subject to 
such fees, based on the absence of a reasonable relationship between the impacts of the 
proposed project and the fee category for which fees have been assessed, you may appeal 
to the Board of Supervisors for a reduction, adjustment or waiver of any of those fees. An 
appeal must be made in writing and must state the factual basis on which the particular fee 
or fees should be reduced, adjusted or waived. The appeal must be submitted to the 
director(s) of the relevant departments within 15 calendar days following approval of the 
project. 
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3. Advisory on Fees  

 
If your project requires an environmental document, you will be charged for time spent 
by staff preparing the document. If an EIR is required and an outside consultant is required 
to prepare the EIR, the County will work with you to select a private consulting firm to 
prepare the document. The applicant is responsible for paying all consultant and staff 
costs associated with the EIR preparation.   
 
Effective January 1, 2007, all environmental documents must be sent to the Department 
of Fish and Game for review and comment. The Department of Fish and Game charges a 
filing fee pursuant to Section 711.4 of the California Fish and Game Code. These fees shall 
be paid at the end of the environmental review process prior to filing the Notice of 
Determination. Furthermore, pursuant to Section 711.4(c)(3) of the Fish and Game Code, 
“no project shall be operative, vested or final, nor shall local government permits for the 
project be valid until the filing fees required pursuant to this section are paid.” 
 
Additionally, effective July 5, 2018, County Clerk of the Board charges an Administrative 
Handling Fee for all environmental document filings including Notice of Exemptions and 
Notice of Determinations. Please refer to the Clerk of the Board's website for the most 
up-to-date fees (http://countyofsb.org/ceo/cob/ceqa.sbc). This fee shall be paid at the 
time the document is filed with the Clerk of the Board. 

 
All of the information and advisories contained in this letter are based on the current project 
description as provided above. Please be aware that substantial changes to your project may affect 
the time estimates, fees, and levels of review outlined in this letter.  
 
If you have any questions regarding this letter, please call me at (805) 568-2081 or email me at 
conners@countyofsb.org  
 
Sincerely, 
 

Steve Conner 
Steve Conner, Development Review Division 
Planning and Development Department 
County of Santa Barbara 
123 E. Anapamu St., Santa Barbara, CA 93101 
 
cc: Case File 
   
 
 
G:\GROUP\PERMITTING\CASE FILES\RVP\21 CASES\21RVP-00000-00109 MUSIC ACADAMY OF THE WEST\300 COMPLETENESS\21RVP-
00109_COMPLETELTR_080522.DOCX 
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DATE:   6 July 2022 
 
 

  TO:  Mr. Steve Conner 
  County of Santa Barbara 
  Planning & Development 
  123 E. Anapamu St.  
  Santa Barbara, CA  93101  

  
 
SUBJECT:      Music Academy of the West - CUP Revision, 1070 Fairway Drive  
 Response to Incompleteness #2 
 Case Nos. 21RVP-00000-00109 and 21CDP-00000-00129  
 APN 009-282-029 and -030   
 
 
ENCLOSED IS THE FOLLOWING: 
One (1) Copy of County Incompleteness letter dated 4/26/22 
One (1) Applicant Response letter to Incomplete #2 
One (1) Updated Project Description/Applicant Letter  
One (1) Copy of Prior ATE and 45dB Acoustics Reports  
One (1) Copy of Updated ATE and 45dB Acoustics reports/letters (EIR related) 
One (1) MAW Building Name Summary Table  
One (1) Updated MAW Redlined CUP Document (reference Word and .pdf) 
One (1) Copy of CUP Approved Project Plans (for reference)  
                           __      
COMMENTS:  If you have any questions or require additional information, please  
contact our office at 966-2758. 
 
Sincerely, 
SUZANNE ELLEDGE  
PLANNING & PERMITTING SERVICES, INC. 

 
Heidi Jones, AICP   
Senior Planner 
 
 
Cc:  Music Academy of the West    
 

VIA:       Electronic Submittal  

PURPOSE:  For processing  
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The Music Academy of the West 
Revised Conditional Use Permit 

1070 Fairway Road APN’s: 009-282-029 & -030 
UPDATED Project Description 

 
 
REQUEST SUMMARY  
 
On behalf of the property owner and project applicant, the Music Academy of the 
West (MAW), we are requesting a CUP Revision for the approved Master Plan (90-CP-
111 RV01) and CDP (07CDP-000018). No physical development is proposed as part of 
this request.  
 
Please refer to the key objectives outlined below followed by summaries of the 
technical analyses completed related to traffic, Vehicle Miles Traveled (VMT), and 
parking as well as an acoustics assessment. The application submittal also includes a 
redlined CUP for ease in tracking the requested changes and how the language in the 
existing conditions of approval might change to facilitate this request (please see 
Attachment A, redline and accepted changes version of original CUP).   
 
KEY OBJECTIVES  

 
After years of working with the County staff, neighbors, and decision makers, the Music 
Academy of the West (MAW) obtained approval of its most recent Conditional Use 
Permit (CUP) Revision in 2004. A phased construction of the MAW Master Plan followed 
this approval with the final phase completed in 2017.  
 
Presently, in 2021, nearly seventeen years after its 2004 CUP was approved, the MAW is 
seeking to update and simplify the document, and revise several of the CUP conditions 
to better serve its current and foreseeable needs and create operational flexibility while 
also maintaining, overall, maximum CUP restrictions set forth in 2004. Further, it is the 
express intent of the MAW to balance the proposed CUP changes in a manner that 
results in no new environmental impacts. Thus, where a change is sought to seating in 
one recital hall, a reduction of seats is proposed in another; where a new activity for 
public use is proposed, another existing public use is eliminated, and so on.  
 
Since the 2004 CUP approval, the Music Academy has successfully complied with the 
project conditions of approval, specifically the operational parameters that were 
established, and it has conducted all required surveys and filed required reports to the 
County. We are pleased to report that there have been no neighbor complaints filed 
with the County since the 2004 CUP approval.  Please note that two SCD’s were 
approved in 2015 & 2016 (5SCD-00038/15LUP-00220 and 16SCD-00005/16CDP-00046) 
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related to the Main house landscaping, pavers, doors windows and lighting which do 
not affect the 2004 Master Plan CUP Conditions of Approval.  
 
Also, since 2004, the MAW has reprogrammed some of its larger events to occur off-site 
which added multiple performances for thousands of Santa Barbarans in concert series 
downtown at the Granada and Lobero Theatres along with annual Community 
Concerts at the Granada, La Playa Stadium, and the Santa Barbara Bowl. These events 
have mainly occurred on Tuesday and Saturday nights, resulting in having created 
more MAW events for the community to enjoy without increasing activity on the 
Miraflores campus.  
 
During the pandemic in 2020-2021, the MAW’s Remote Learning Institute and 
Innovation seminars were completely online, with very few administrators on campus 
during regular business hours. Online activity is anticipated to continue in the future, 
offering new programing opportunities without increasing physical presence on 
campus.  
 
Categorized and briefly summarized below are the proposed CUP changes. We have 
noted each relevant CUP condition of approval (COA). For further detail, please refer 
to the enclosed red-lined mark-up of the CUP that reflects the changes proposed by 
the MAW. 
 
Simplify Operations and Add Flexibility 
  
Hahn Hall Seating Capacity  
(COA #1 (Project Description) & COA #481) 
The seating capacity in Hahn Hall is currently limited to 300 fixed seats with the ability to 
set up an additional 50 temporary seats during the summer. The MAW would like to 
eliminate having to set up temporary seats in the summer and proposes to add 50 
permanent seats to Hahn Hall, allowing a maximum seating capacity of 350 seats. As 
required under the 2004 CUP, 330 seats would continue to be the maximum available 
to the public and the 20 remaining seats would continue to be used by students, staff 
and volunteers. 
 
To offset this increase in permanent seats within Hahn Hall, the MAW proposes to 
decrease an equal number of seats in Yzurdiaga Hall (formerly Stewart Hall) from 92 to 
42. It is important to emphasize that not only does the overall seat count remain the 
same as existing, there is no change proposed to the annual (47,000) members of the 
public permitted to attend events at the MAW. 
 
Any Given Time – Public Attendance Limitation 
(COA #1 (Project Description) & COA #28) 
The MAW is requesting an increase to the “any given time” restriction of maximum 
public attendance from 330 to 410. This would allow more than one public event in a 
location other than Hahn Hall (350). There is no change proposed to the maximum 
annual attendance of 47,000 members of the public/year.   
 
 

 
1 All Condition References are to existing/original CUP document 
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Seminars and Meetings 
(COA #1 (Project Description) & COA #38) 
The current CUP limits attendance at meetings and seminars to 175 participants per 
activity/event. The MAW proposes that this be increased to 350 consistent with the 
maximum seating capacity in Hahn Hall. Again, while an increase in attendance at 
individual events is proposed, the MAW is not proposing to increase the annual 
maximum attendance of 47,000. 
 
Flexible Annual Public Attendance CAP instead of Seasonal Caps 
(COA #1 (Project Description))  
In order to provide scheduling flexibility throughout the year the Music Academy 
proposes to simplify the public attendance cap by replacing the seasonal caps of 
“summer” (22,000) and “non-summer” (25,000) with one annual cap of the same 
number (47,000).  
 
Change Reporting Requirements from Biannual to Annual  
(COA #34) 
The MAW is not seeking to change what it is required to track and report to the County 
just to reduce its frequency from twice a year to once a year.  
 
Increase Seminar & Meeting Participants  
(COA #1 (Project Description) & COA #16)  
In concert with the proposed Hahn Hall seating capacity update, the Music Academy 
proposes an increase to the total number of participants for meetings and seminars 
from 175 to 350. The annual total number of meetings and seminars will remain capped 
at 41 events annually and the annual maximum would remain the same as existing.  
 
Increase Student Parking  
(COA #49) 
Currently the CUP restricts the number of parking spaces reserved for students to 10. The 
MAW proposes to increase this to 20 spaces to provide additional flexibility to students 
and reduce bus traffic without negatively impacting on-site parking availability. 
 
Student Population  
(COA #1 (Project Description)) 
Allow an increase in Instructional Student population from 150 to 175 students.  
 
Proposed Uses 
 
Reintroduce Significant Life Events and Repurpose the Treasure House & The Rack Resale 
Shop Uses for Mission Driven Activities  
(COA #1 (Project Description) and COA’s: #26 & #32) 
 
For many decades the MAW served as a community wedding and event venue. During 
the processing of the 2004 CUP, the MAW offered to eliminate weddings, while 
maintaining other events for community nonprofits and business. The MAW has 
experienced ongoing and steadfast interest from the community to once again make 
its beautiful campus available for such use. The significant interest in having the MAW 
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available for such use reflects a potentially meaningful and reliable income source to 
support its educational program. Stable income is always important to non-profit 
educational and cultural institutions and particularly so in the midst and aftermath of a 
global pandemic. Restrictions to the number of these events, location, frequency, 
maximum attendance, hours and other protocols are detailed in the red-lined CUP 
(See COA #1, Project Description, attached). 
 
The MAW truly welcomes the opportunity to offer its campus to community use for 
significant life events (weddings, memorial services, quinceaneras, bridal/baby showers 
and other individual private parties). To offset this proposed public use, the MAW will 
discontinue its resale shops uses (The Treasure House & The Rack) which are 
currently allowed to operate six days per week from 12:00 pm to 3:00 pm, and 
repurpose these spaces for MAW mission-driven activities such as guest artist 
accommodations and rehearsal space, significant life event preparation space, and 
residential use for alumni, faculty members, local organizations and community use. The 
Academy has made a commitment with local performing arts organizations such as the 
Santa Barbara Symphony to share this valuable resource.  
 
The proposed residential component reintroduces the historical uses of these buildings 
and does not result in an intensification of use. It is anticipated that the residential 
component would be utilized in the summer months for 8-10 weeks for Festival-related 
personnel. In non-summer months, durations of stay may range from 1-night to 30-days 
at a time, and with a 1–4-person maximum occupancy for The Rack, and 1–2-person 
maximum occupancy for the Treasure House. This request further supports the fiscal 
health of the MAW in generating revenue and off-setting rental expenses otherwise 
paid for off-site rentals for MAW guest artists, alumni, and faculty members.  
 
Proposed Caretaker Residence Use Flexibility  
(COA #1 (Project Description)) 
 
The MAW requests flexibility in the prescribed use of the “caretaker” residential unit in 
order to provide the opportunity for other MAW employees to occupy the onsite 
residence located east of the Treasure House.  
 
Proposed Storage Building Use Flexibility  
(COA #1 (Project Description)) 
 
The existing 1,380 sq. ft. storage building, constructed during the Master Plan build-out, 
and located west of the Treasure House and Rack was initially purposed for storage 
uses associated with the retail shops. With the proposed repurposing of those spaces, 
the MAW requests flexibility for that storage space use to allow for future use for MAW 
administrative offices. No intensification of use, increase in staff, or change in allowed 
populations is proposed with this change. In addition, no added square footage or 
changes to the exiting configuration or footprint of this structure is proposed.  
 
Proposed Outdoor Sound  
(COA #1 (Project Description) & COA #55)  
With the proposed Significant Life Events (SLE), the Music Academy would like to have 
outdoor amplified spoken word and unamplified/acoustic music in the following areas: 
Lind Patio, Kuehn Court, Kinnear Fountain, Bock Garden/Williams Garden, Holden 
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Encore Society Garden/Presidents Garden, Anne’s Garden and Towbes Court. This 
change would increase the total allowances of use of the amplified spoken voice from 
twice a year to seventeen times per year to capture the SLE uses. The SLE may occur in 
seven outdoor areas and event durations consistent with the proposed self-
management recommendations outlined below from the acoustical assessment. 
Amplified music would be allowed only indoors as per the current CUP guidelines. 
 
Proposed MAW Acoustics Self-Management  
 
Self-Management Components  

a) At Zones 1, 3, 4, and 5, i.e., areas near the southern property lines: not more 
than two total hours of acoustic music programming, and/or amplified 
spoken voice   

b) At Zones 2/2.5, 7, and 9: Not more than four total hours of acoustic music 
programming /or amplified spoken voice 

c) PA systems be pointed away from neighbors whenever and wherever 
possible; 

d) only to occur within the hours of 9am to 9pm; 
e) a MAW staff member to be designated as a point-of-contact for any 

potential neighbor concerns 
 
Public Use of Studios for Other Artistic and Wellness Endeavors  
(COA #1 (Project Description) & COA #47) 
In addition to music practice and recordings for community members, the MAW 
requests that public use of the studio spaces for other artistic and wellness purposes 
(dance, yoga, meditation, visual and performing arts, etc.) be allowed in the revised 
CUP. 
 
Please note: the current CUP contains the statement: 
Existing audience attendance in the non-summer season has been reduced under this 
permit to provide assurance to the community that the Academy does not become a 
commercial endeavor. 
 
The foregoing proposed changes to uses allowed at the MAW better support the 
institution and the local community without increasing annual attendance. Further by 
stabilizing and optimizing revenue stream, the MAW is able to reduce pressure on the 
philanthropic community and keep ticket prices lower for audiences. 
 
Conditions that Need to be Updated 
CTRP Conditions (CUP Condition #30 through #33) 
The current CUP contains conditions of approval that require implementation of a Cut-
Through Reduction Plan (CTRP) to discourage members of the public who are not 
visiting the MAW campus from “cutting through” the campus in their vehicles. Pursuant 
to the required review by MPC, a decision was made in 2009 to discontinue reporting as 
the MPC found the Interim CTRP condition was satisfied with Phase I Occupancy and 
the Phase I CTRP reporting. Therefore, this condition should be revised to reflect the 
gate closure program that was approved to replace the CTRP. It is expected that with 
implementation of a final gate closure program and closure of resale shops, cut-
through traffic will be insignificant. 
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Building Names, References to Cate School Need to be Updated 
Since 2004 there have been a number of changes to the names of on-campus 
buildings referenced in the CUP. Additionally, the CUP refers to Cate School as the 
location where MAW students reside off-site and since 2016 students have resided at 
Westmont College. To avoid confusion, the CUP should be updated to reflect these 
changes. Please see the enclosed Building Summary table for reference.  
 
TECHNICAL STUDIES 

Traffic, Parking and VMT Analysis  

Associated Transportation Engineers (ATE) prepared the enclosed traffic, parking and 
VMT Analysis for the project, Attachment B. The report analyzes the County zoning 
ordinance parking requirements and project trip generation estimates for County review. 

Project Trip Generation  

The revised project is anticipated to generate 39 Average Daily Trips (ADT), 4 A.M. peak 
our trips (PHT) and 4 P.M. PHT during the summer months when the MAW is in session. The 
study area roadways currently operate at volumes acceptable to the County’s carrying 
capacity and the proposed additions would not cause an exceedance of adopted 
capacities. The project would not generate impacts or be inconsistent with the City or 
County of Santa Barbara’s transportation traffic operations policies. Further, the project 
would add less than significant traffic increases at the key intersections in the City of 
Santa Barbara (Hot Springs Rd/U.S. 101 and Olive Mill Rd./U.S. 101). 

Parking  

The MAW currently has 275 marked and 18 stacked parking spaces, for a total of 293 
spaces. The proposed project would increase parking demand on campus. The baseline 
parking data indicates that existing peak demand levels range from 107 to 242 spaces 
during the peak summer concert and masterclass events resulting in 51 to 186 reserve 
spaces available which could accommodate the additional 50 parking space demand 
required by the proposed CUP Revision changes.  

VMT Analysis  

Based on the new Santa Barbara County Transportation analysis guidelines, ATE’s report 
concludes the proposed project meets the applicable screening criteria and would have 
a less than significant impact. Based on the screening categories, additional VMT analysis 
is not required.  Please see the enclosed ATE report dated 5/12/2021, for additional 
information.  

Acoustics Analysis  

45dB Acoustics prepared the enclosed acoustics analysis, Attachment C, for the seven 
outdoor areas proposed for significant life event use (with amplified spoken voice and 
non-amplified acoustic music), see Figure 1: 

 Zone 1: Anne’s Garden  
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 Zone 2/2/5: Holden Encore Society Garden/Presidents Garden  
 Zone 3/4: Bock Garden/Williams Garden  
 Zone 5: Kuehn Court Kinnear Fountain 
 Zone 7: Towbes Court  
 Zone 9:  Lind Patio  

The assessment considers the proposed noise sources, topography, the layout of the 
physical environment as well as fundamental vibration and noise considerations. Federal, 
State, and local regulations specific to sound were analyzed and the report concludes 
that the proposed outdoor acoustics will not exceed CNEL levels above 65 dB(A) beyond 
the site’s property lines, and is therefore consistent with the parameters of the County’s 
Environmental Thresholds Manual. The proposed outdoor acoustics are consistent with 
Santa Barbara County’s Code of Ordinances (Section 40-2). It is recommended that the 
proposed sounds in association with all Zones comply with the hourly limitations (3 hours 
at the Kinnear fountain or in the Bock and Williams Gardens and 2 hours or less at Ann’s 
Garden and Kuehn court with no use of horns or drums) to conform to CEQA guidelines. 
Please see the enclosed report dated 9/1/2021 for additional information.  

Management of Acoustic Levels 

The Music Academy proposes to follow the recommended self-management strategies 
outlined by 45dB Acoustics as to limit durations of sounds to 2 hours or less in Zone 1, 3, 4, 
& 5 and ensure acoustic music does not include horns or drums in locations 3 & 4 without 
monitoring. Acoustic music and amplified spoken voice would be prohibited past 9:00 
p.m. Further, the MAW will designate and train a staff person to monitor events with 
acoustic music and/or amplified voice and make any necessary adjustments based on 
reasonable judgment and good neighbor practices.  

The events in the Zones 1, 3, 4, & 5  will be self-monitored utilizing one of the methods 
outlined in the analysis, likely the “Audio Tools” app. and associated external 
microphone.  PA systems will be directed towards events and away from neighbors 
whenever and wherever possible and a staff contact will be assigned as a designated 
point-of-contact.  

CONCLUSION  

The MAW has conducted neighborhood outreach, meetings with individual households 
and the adjacent homeowners’ association in addition to hosting a neighborhood 
meeting in September 2021 to discuss the proposed CUP Revision. A number of 
suggestions were made (such as using smaller buses to transport students to and from 
Westmont and making sure signage related to reducing cut through traffic is 
unobstructed by vegetation) that are not directly related to the proposed changes and 
the MAW is currently acting upon these in good faith. Some neighbors also wanted to 
obtain copies of the CUP application revision documents and provided their email 
addresses so we could provide them with a link to the application package when it is 
finalized.  

We look forward to working collaboratively with the County of Santa Barbara to 
accomplish these needed updates. Please feel free to contact Heidi Jones, or Suzanne 
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Elledge with any questions. We can be reached via email at Heidi@sepps.com and 
Suzanne@sepps.com.  

Enclosures:  
 
A: Redlined CUP Condition of Approval (90-CP-111 RV01) 
B: ATE Traffic, Parking and VMT Analysis dated 5/12/2021 & 7/5/2022 
C:  45dB Acoustics Assessment dated 9/1/2021& 7/5/2022 
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BOARD OF SUPERVISORS 
AGENDA LETTER 

 
Clerk of the Board of Supervisors 
105 E. Anapamu Street, Suite 407 

Santa Barbara, CA  93101 
(805) 568-2240 

Agenda Number:  

 

Department Name: Planning and 
Development 

Department No.: 053 
For Agenda Of: October 15, 2024 
Placement:   Administrative; Set 

Hearing on October 15, 
2024, for November 5, 
2024 

Estimated Time:   1 hour 
Continued Item: No  
If Yes, date from: N/A 
Vote Required: Majority  

 

 

 

TO: Board of Supervisors 
FROM: Department 

Director 
Lisa Plowman, Planning and Development (805) 568-2086 

 Contact Info: Travis Seawards, Deputy Director, Planning and Development 
(805) 568-2518 

SUBJECT:   Sanford Appeal, Case No. 23APL-00021, of the Montecito Planning Commission 
Approval of the Music Academy of the West Revised Conditional Use Permit, Case 
No. 21RVP-00000-00109, First Supervisorial District 

 

County Counsel Concurrence Auditor-Controller Concurrence  
As to form: Yes As to form: N/A  
Other Concurrence:    
As to form: N/A   

 

Recommended Actions:  
On October 15, 2024, set a hearing for November 5, 2024, to consider Case No. 23APL-00021, an appeal 
of the Montecito Planning Commission’s approval of the Music Academy of the West Revised 
Conditional Use Permit (Case No. 21RVP-00000-00109). The appeal was filed by John Sanford. 
 
On November 5, 2024, staff recommends that your Board take the following actions to deny the appeal 
and approve the Project: 
 

a)  Deny the appeal, Case No. 23APL-00021; 
 
b) Make the required findings for approval of the Project; Case No. 21RVP-00000-00109, 

including CEQA findings; 
 
c) Determine that the previously certified Final Environmental Impact Report (FEIR) (03-

EIR-06) and Addendum are adequate and no subsequent Environmental Impact Report or 
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Negative Declaration is required pursuant to CEQA Guidelines Sections 15162, 15164, 
and 15168(c)(2); and 

 
d) Grant de novo approval of the Project, Case No. 21RVP-00000-00109, subject to the 

conditions of approval. 
 

Summary Text:  

On November 24, 2021, the Applicant, Music Academy of the West (MAW), submitted an application 
for a Revision (Case No. 21RVP-00000-00109) to Conditional Use Permit (CUP) (Case No. 90-CP-111 
RV01), to update and revise operational conditions. No new structural development or increases in annual 
or daily attendance caps are requested. On April 5, 2023, the Montecito Planning Commission (MPC) 
approved the proposed project, finding it consistent with the policies and goals of the Comprehensive Plan 
and the Montecito Community Plan. A timely appeal of the Montecito Planning Commission’s decision 
was filed on April 14, 2023. A supplemental appeal letter with additional appeal issues, dated June 8, 
2023, was subsequently submitted by the appellant. 
 
In the appeal application, included as Attachment 5 to this Board Letter, the Appellant raises the following 
issues: 
 

 The Montecito Planning Commission erred in approving a revised CUP 
 Project inconsistency with the Article II Coastal Zoning Ordinance (CZO), the Local Coastal Plan 

and the Montecito Community Plan 
 Insufficient analysis under CEQA 
 Findings can’t be made for the Coastal Development Permit (CDP) and Revised CUP  
 County staff failed to provide complete record 
 Lack of a fair and impartial hearing 

 
Staff reviewed the appeal issues and finds they are without merit. The proposed project is consistent with 
the Santa Barbara County Comprehensive Plan, including the Coastal Land Use Plan and the Montecito 
Community Plan, and the CZO. The information included in the administrative record, including this 
Board Letter, supports de novo approval of the proposed project. 
 
Background:  
The proposed project site is located within the 1-E-1 (Single Family Residential) Zone District in the 
Montecito Community Plan area and adjacent to the southbound lane of Highway 101. The MAW has 
been operating under various CUPs at the subject site since 1951. The previous CUP revision (90-CP-111 
RV01) was approved in 2004 for various operational changes and a phased construction of the MAW 
Master Plan. A Final Environmental Impact Report (03-EIR-06) was prepared for the 2004 Revised CUP 
and approved by the Board of Supervisors. The final phase of the Master Plan was completed in 2017. 
 
The request is for a CUP Revision and CDP to allow changes to the 2004 Revised CUP. The primary 
objectives of the project are to update and simplify the CUP document, revise several of the CUP 
conditions to better serve the MAW’s current and foreseeable needs, and create operational flexibility 
while also maintaining the maximum restrictions set forth in the 2004 CUP. Further, it is the express intent 
of the MAW to balance the proposed CUP changes in a manner that results in no new environmental 
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impacts. Thus, where a change is sought to seating in one recital hall, a reduction of seats is proposed in 
another; where a new activity for public use is proposed, another existing public use is eliminated. 
Additionally, the following previous requests related to attendance caps have been withdrawn: 
 

1. An increase any-given-time attendance from 330 to 410; 
2. An increase the maximum participants at seminars/meetings from 175 to 350; and  
3.  Elimination of a summer attendance cap of 22,000 and non-summer cap of 25,000  

 
The key project changes being requested at this time include: 

1. Eliminating the on-site retail shops and reintroducing residential uses to the corresponding 
structures.  

2. Increasing student enrollment from 150 to 175 students.  
3. Re-introducing weddings and other “Significant Life Events” that had previously been eliminated 

as part of the prior approval, all of which would count towards the daily, any-given-time and annual 
attendance caps and towards the annual cap of 41 non-conservatory events.  

4. Allowing greater use of amplified spoken word and non-amplified acoustic music outdoors while 
adhering to activity hours and sound level requirements at the property lines. 

  
The project includes previously instituted measures to address potential concerns with noise, circulation, 
privacy, and general neighborhood compatibility, and also includes new measures to ensure the proposed 
changes do not cause new impacts to the surrounding community. These include: maintaining the daily 
cap of 900 visitors; maintaining the any-given-time cap of 330 visitors; maintaining the annual cap of 
47,000 visitors; maintaining the summer cap of 22,000 visitors; maintaining the non-summer cap of 
25,000 visitors; maintaining the maximum seminar/meeting participant cap of 175; eliminating retail shop 
uses; repurposing of the Rack and Treasure House buildings (a reduction in traffic and parking demands); 
and implementing new noise control measures during outdoor events to protect surrounding sensitive 
noise receptors.  
 
Noise and Traffic studies (Attachment 7) were also prepared to evaluate the effects of the proposed 
operational changes, as summarized below.  
 
Noise  
The existing CUP allows up to two outdoor events per year with amplified sound in a single area of the 
campus. The Applicant desires to have weddings and other “Significant Life Events” (SLEs) with 
amplified speech and non-amplified music in more campus areas than previously approved, up to 15 
additional times per year with up to 175 attendees (for a total of 17 times per year).  
 
The proposed project will be compatible with the adjacent sensitive receptor neighborhoods and 
comparable to the noise conditions associated with the existing CUP approval. The acoustic analysis 
(45dB Associates, LLC, Attachment 7) considered the 2004 EIR and noise studies, as well as the proposed 
new outdoor amplified and non-amplified sound on noise levels at the property lines, and the resulting 
analysis recommends the implementation of self-management tools (e.g. limiting event durations and 
timeslots in specified locations, pointing PA systems away from neighbors, designating point-of-contact 
staff for potential neighbor concerns) in the Applicant’s project description for the revised CUP. With 
utilization of the self-management tools, the proposed project is not expected to generate noise levels in 
excess of the 65 dB CNEL threshold or result in an increase of more than three decibels over ambient 
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noise levels (an increase in noise levels of less than three decibels is generally considered imperceptible). 
Thus, the proposed project is consistent with the 2004 EIR analysis and the mitigation measures therein 
applied to the current project, and no additional mitigation is required. 
 
Traffic and Circulation  
The 2004 EIR identified potentially significant, but mitigable impacts associated with traffic and 
circulation. A Traffic, Parking and VMT Analysis (Associated Transportation Engineers, Attachment 7) 
was provided to evaluate the effects of the proposed project on traffic levels, and the consultant concluded 
there will be no significant increase in roadway volumes and/or intersection delay as a result of the 
proposed operational changes. Existing mitigation measures will continue to lessen potential traffic and 
circulation impacts to a less than significant level.  
 
A. Proposed Project 

The project description in Attachment 9 reflects the requested revisions to the 2004 CUP project 
description, with strikethroughs highlighting changed project features and conditions. As discussed in the 
summary above, the key changes include: 
 

1. Eliminating the on-site retail shops and reintroducing residential uses (including guest artist 
accommodations) to the corresponding structures.  

2. Increasing student enrollment from 150 to 175 students.  
3. Re-introducing weddings and other “Significant Life Events” that had previously been eliminated 

as part of the prior approval, all of which would count towards the daily, any-given-time and annual 
attendance caps and towards the annual cap of 41 non-conservatory events that are currently 
allowed to occur in the non-summer season.  

4. Allowing greater use of amplified spoken word and non-amplified acoustic music outdoors while 
adhering to existing activity hours and sound level requirements at the property lines. 

 
B. Appeal Issue and Staff Response 
The appeal application (Attachment 5) contains attachments that outline the appeal issues. The appeal 
issues and staff’s responses are provided below. 
 
Appeal Issue No. 1: The Montecito Planning Commission (MPC) erred in approving a revised CUP 
The Appellant asserts that the MPC should have denied the Revised CUP because the proposed project 
would be vastly different from the 2004 CUP project, would intensify the permitted uses beyond the 
operations allowed under the 2004 CUP, and would transform an educational facility into a commercial 
enterprise. The Appellant cites the advisory statement from the Board of Supervisors’ approval of 90-CP-
111 RV01, as follows:  
 

In Granting this permit, the Board of Supervisors advises future decision-makers that based on 
evidence in the record at this time, the operation and site development at the Music Academy have 
reached a maximum level able to be found consistent with the health, safety, and convenience of 
the neighborhood and the Board of Supervisors recommends that no further increase in use, 
density, or development be allowed. 
 

The Appellant also cites Condition No. 1 on Page 1 of the 2004 Final Conditions of Approval, which 
states: 
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This Conditional Use Permit is based upon and limited to compliance with the project description, 
the hearing exhibits marked A-L, with Planning Commission hearing stamp date of June 16, 2004 
(plans dated May 2004 except plan PL-2 dated 1/30/04)), and conditions of approval set forth 
below. 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…” 

 
Staff Response: 
The proposed project is a request for a Revised CUP, consistent with the requirements of the CZO for 
changes to an existing CUP. The requested changes to the CUP comply with the requirements of the CZO 
and are consistent with all applicable policies of the Comprehensive Plan, including the Local Coastal 
Plan and the Montecito Community Plan. The MPC acted within their discretionary authority by reviewing 
and approving a Revision to an existing CUP.  
 
The proposed changes are minimal and new uses will be offset by removing existing uses; daily, any-
given-time, seasonal, and annual attendance limits will not change; and traffic and noise studies 
demonstrate no adverse impacts to the surrounding area will occur. Furthermore, consistent with the 
Board’s previous advisory statement on the project, as proposed and conditioned, the project does not 
result in an overall increase in the use of the site, density or development. Regardless, the Board of 
Supervisors’ statement on the 2004 Revised CUP was only advisory and the Board retains discretion to 
approve the project as proposed based on the substantial evidence in the record that the project is consistent 
with the Santa Barbara County Comprehensive Plan, including the Coastal Land Use Plan and the 
Montecito Community Plan, and the CZO, and would not result in any new or increased impacts to the 
neighborhood. 
 
The MPC considered the CEQA Addendum and approved the changes, as required in Condition No. 1 of 
the CUP. There will be no increase in intensity of use. Uses such as seminars, meetings, and non-profit 
events were allowed under the 2004 CUP and were not specifically restricted to educational purposes. 
MAW proposes to revise the list of allowed non-educational uses to include weddings, among other events 
defined as SLEs. As discussed in the Summary section above, MAW is no longer proposing to increase 
attendance caps. The proposed student population increase is not characterized as a commercial use, and 
no additional environmental impacts were identified in the Addendum to the EIR. 
 
Appeal Issue No. 2: Project Inconsistency with the Coastal Zoning Ordinance (CZO), the Local 
Coastal Plan (LCP) and the Montecito Community Plan (MCP) 
The Appellant asserts that the decision of the MPC was inconsistent with the CZO because the proposed 
project violates the intent of the Single-Family Residential zoning to protect the residential characteristics 
of an area and to promote a suitable environment for family life. The Appellant makes the same assertion 
regarding inconsistency with the LCP, although no additional evidence or explanation was provided. The 
Appellant cites that the list of uses permitted with a Major CUP under CZO Sections 35-71 and 35-172 
does not include an entertainment/recreation venue akin to the uses of the proposed project. Specifically, 
the Appellant asserts the proposed CUP revision will convert the primary use of the property from 
educational purposes to commercial purposes.  

 
The Appellant goes on to state that the decision of the MPC was inconsistent with the MCP because the 
proposed project will conflict with the semi-rural residential quality of life that is described in the goals, 
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objectives and policies of the MCP. Specifically, the Appellant asserts that the proposed project will 
increase the intensity of educational and non-educational uses beyond the development capacity and 
availability of resources in the area and result in traffic and noise that is not compatible with the semi-
rural residential character of the area. The Appellant referenced the MCP description of local roads as 
semi-rural with narrow widths winding designs, and extensive vegetation. The Appellant asserts that the 
MPC Staff Report, dated March 7, 2023, did not properly analyze MCP Circulation policies, including: 
 

CIRC-M-1.7 The County shall continue to develop programs that encourage the use of alternative 
modes of transportation including, but not limited to, an updated bicycle route plan, park and ride 
facilities, and transportation demand ordinances. 
 
CIRC-M-3.3 If at any time, a traffic count accepted by the County Public Works Department 
determines that a local road (i.e., a road no designated on the Circulation Element) has an ADT 
count which exceeds 5,530 ADT, a review of land use densities and intersecting roadways of the 
surrounding area shall be conducted for possible inconsistencies with Circulation and Land Use 
goals and policies. (If appropriate, a road classification may be assigned to such a road after a 
review and approval by the Board of Supervisors).  
 

Staff Response: 
The proposed project meets all requirements of the CZO, LCP, and MCP and, as detailed in Attachment 
1, the findings for approval of the Revised CUP and CDP can be made. Pursuant to CZO Section 35-
172.5.2.e, MAW has been established as an educational facility use allowed under major Conditional Use 
Permits at the current location since 1951. In addition, the proposed changes are minimal and new uses 
will be offset by removing existing uses; daily, any-given-time, seasonal, and annual attendance limits 
will not change; and traffic and noise studies demonstrate no adverse impacts to the surrounding area will 
occur. Furthermore, as proposed and conditioned, the project does not result in an overall increase in the 
use of the site, density or development.  
 
The MPC found 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. The project 
site would remain primarily an educational facility, and the existing and proposed new non-educational 
activities can be approved through the CUP Revision. The proposed project will be compatible with the 
neighborhood’s mixed lower density residential and commercial character because the changes will not 
exceed the existing maximum 47,000 annual, 22,000 summer, 25,000 non-summer, 900 daily, or 330 any-
given-time public attendance caps; nor will it result in a further increase in the intensity of uses allowed. 
The proposed changes include shifting a portion (50 seats) of the maximum allowed seating capacity in 
one venue (Yzurdiaga Hall) to another (Hahn Hall), maintaining the maximum participants per 
seminars/meetings at 175, increasing the instructional student population from 150 to 175, reintroducing 
Significant Life Events (maximum of 175 attendees) and associated outdoor sound, repurposing the resale 
shops (Treasure House & The Rack) for mission-driven activities (residences and event support), allowing 
administrative office use of the resale shop storage building (no associated increase in staff/population), 
and allowing other MAW employees to occupy the caretaker residence. 
 
MAW has added more robust Traffic Demand Management Plan components to incentivize use of 
carpooling and shuttle services, provided by MAW and/or event organizers for MAW employees, 
attendees, and event support staff. These components, which include discounted event rental rates, raffle 
prizes, event merchandise, and preferred parking, could serve to reduce potential traffic impacts associated 
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with MAW operations and events. In response to the Appellant’s reference to the proposed project’s 
inconsistency with CIRC-M-3.3, the ATE Traffic, Parking and VMT Analysis, dated July 5, 2022, 
(Attachment 7) noted that the annual attendance cap would not change. The Supplemental Traffic and 
Parking Analysis for Music Academy of the West Master Plan DEIR, dated October 16, 2003, 
(Attachment 7) noted that none of the local roads (including Fairway Road, Butterfly Road, and Hill Road) 
would exceed design capacities for the proposed project with existing conditions, nor would they exceed 
the referenced 5,530 Average Daily Trips (ADT). Therefore, the overall annual traffic at the campus would 
not cause Levels of Service to decrease below acceptable ratings of A or B. The ATE Analysis noted that 
the increase in student population and change in use of the Rack and Treasure House would generate 20 
ADT, 5 AM Peak Hour Trips (PHT), and 5 PM PHT. Therefore, the proposed project would not cause an 
exceedance of the County’s acceptable capacity policies which require a minimum LOS of C. In addition, 
the 2022 ADT Analysis discussed Vehicle Miles Traveled (VMT) metrics and determined that the 
proposed project trip generation would not exceed the County’s established threshold (110 ADT) of 
significance. 
 
Finally, no new structural development is proposed with this project. The applicant has provided 
substantial evidence that the proposed project will not have an increased impact on the community and 
will not be detrimental to the health, safety, comfort, convenience, and general welfare of the 
neighborhood. Therefore, based on the analysis above, the project complies with the CZO, and is 
consistent with the Comprehensive Plan, including the MCP and the LCP, and the findings for approval 
of the Revised CUP and CDP can be made. 
 
Appeal Issue No. 3: Environmental Impacts not sufficiently analyzed under CEQA 
The Appellant cites CEQA Guidelines Section 15162(a)(1) and (2) and asserts that substantial changes 
are proposed in the project or occur with respect to the circumstances under which the project is 
undertaken and that a Subsequent, Supplemental, or new EIR is warranted. The Appellant asserts that 
significant modifications to the project description of the 2004 Revised CUP will change the predominant 
land use. The Appellant claims these changes will cause significant environmental impacts that were not 
discussed in the previous EIR. The Appellant asserts that additional analysis of traffic, air quality, GHG 
emissions, noise, and land use compatibility is required, as outlined below.  
 
Transportation/Circulation Impacts 
The Appellant asserts that the MPC relied on the 2022 ATE Traffic, Parking and VMT Analysis to support 
an EIR Addendum, but cumulative impacts identified in the 2003 project EIR and the 1993 Montecito 
Community Plan EIR were not accounted for in the project CEQA analysis. The Appellant also claims 
that there is insufficient evidence to support the MPC’s determination that traffic counts are consistent 
with the 2003 EIR because MAW proposes to remove the seasonal caps and increase the caps for any-
given-time or meetings/seminars. Additionally, the Appellant asserts that allowing weddings and other 
SLEs will increase trip generation for the project because these events will include up to 225 attendees 
plus additional support staff, deliveries and other activities. The Appellant claims that deletion of the Cut 
Through Reduction Plan (CTRP) (i.e. replacement of the formal CTRP with a Gate Closure Program) 
presents new and more severe traffic impacts and waives mitigation measures contained in the CTRP. 
Furthermore, the Appellant asserts that MAW undercounted the total number of vehicles entering the 
property (i.e. did not count staff, contractors, musicians, etc.) and that local neighborhood observations 
clearly indicate a major problem (traffic backup/spillover on Hill and Channel Roads) with cut through 
traffic that greatly impacts the neighborhood. 
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Land Use Impacts 
The Appellant asserts that the project represents a change in intensity that has not been examined in detail 
in either the 2003 EIR or the EIR Addendum. The Appellant asserts that the CUP will allow MAW to 
increase its intensity and nature of use (e.g., new uses of non-music education related endeavors such as 
yoga, dance, and visual and performing arts and outdoor SLEs, as well as allowing the potential for an 
increase of total summer seasonal attendance above 22,000). The Appellant cites the reinstatement of 
weddings as contradictory to the 2003 FEIR statement that “one of the most controversial aspects of the 
previous permit was legitimizing use of the Academy grounds for weddings.” (Attachment 7, FEIR 
pg.123). The Appellant notes that weddings were previously removed from the list of permitted activities 
in the 2004 CUP due to complaints by neighbors. 
 
Noise Impacts 
The Appellant asserts that noise associated with the addition of amplified voice and acoustic music 
outdoors could be inconsistent with the CZO, LCP and MCP because the analysis of noise impacts 
provided in the 45dB Acoustics Letter, dated July 6, 2022, is insufficient and not based on substantial 
evidence (i.e. use of the CNEL/LDN standard for measuring the potential noise impacts of the proposed 
project was a poor fit). The Appellant asserts that sufficient analysis would include application of the 
Lmax standard because it is a better metric to measure the potential impacts of the proposed project, such 
as speech, yelling, cheering, and amplified music, and a more general category of “noise from large 
amounts of attendees on the MAW’s property”. The Appellant asserts that the 45dB Acoustics Letter 
appeared to omit analysis of the noise from semi-trucks associated with events (e.g. equipment transport 
to the site) and noise from generators associated with event equipment. The Appellant asserts that the 
proposed new activities (yoga, dance and visual and performing arts) and elimination of the seasonal 
attendance caps were not analyzed in the 2003 EIR, and could therefore pose potential significant noise 
impacts to the neighborhood. 
 
GHG Impacts 
The Appellant asserts that the Addendum does not quantify GHG emissions, is invalid under CEQA, and 
that GHG quantification and analysis is required by the Santa Barbara County Environmental Thresholds 
and Guidelines Manual.  
 
Staff Response: 
The Planning and Development Department, acting as the lead agency for CEQA analysis, determined 
that none of the conditions described in CEQA Section 15162 will occur as a result of the proposed 
changes to the project. Therefore, an Addendum to the previously certified EIR was prepared. This 
determination was based on substantial evidence provided in the Addendum (Attachment 4) and Findings 
(Attachment 1). On the basis of the whole record, the project changes described in the Addendum will not 
create any new significant effects or a substantial increase in the severity of previously identified 
significant effects on the environment nor present new information of substantial importance pursuant to 
State CEQA Guidelines Sections 15162 and 15164. 
 
The Addendum addressed the following issues: land use compatibility, noise, and 
transportation/circulation (see additional analysis below for each issue). All other issue areas were 
determined to be unaffected by the proposed project. As compared to the 2004 Revised CUP, the proposed 
project consists only of operational changes and will not add any new structural development. These 
changes will not result in any changes with respect to the impacts of the project on aesthetics/visual 
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resources, archaeological resources, biological resources, grading/drainage, fire protection, solid waste 
generation, or water quality.  
 
As detailed above, since the appeal was filed, the Applicant has revised the project description to remove 
previous requests related to increases in attendance caps.  The Appellant’s arguments concerning alleged 
potential environmental impacts from those increases are no longer relevant to the appeal. 
 
Transportation/Circulation 
The proposed project will not adversely impact traffic circulation. County staff reviewed the proposed 
project application and requested that the Applicant provide a traffic study that included analysis of the 
impacts of the proposed changes as compared to the prior EIR impact determinations. Staff determined 
that the prior mitigation measures were adequate and no new mitigation measures would be required. The 
ATE Traffic, Parking and VMT Analysis (Attachment 7) analyzed the proposed increase in students from 
150 to 175, the proposed changes in use at the Rack, Treasure House, Administration Storage building, 
and practice studios, the proposed reintroduction of Significant Life Events (SLEs/cultural events), and 
other changes that have since been removed from the project description. The analysis concluded that 
none of the changes would generate additional traffic or parking impacts, and therefore would not increase 
overall traffic at the campus on an annual basis. The analysis also noted that the trip generation and parking 
demands assumed in the EIR were significantly higher than the levels that will be generated by the 
proposed project. Therefore, the impacts generated by the proposed project will be less than those 
identified in the EIR. In addition, the analysis considered Vehicle Miles Traveled (VMT), which is a new 
set of transportation analysis guidelines implemented under CEQA. The analysis concluded that the 
proposed project will have a less-than-significant impact, based on the VMT screening criteria in the 
County’s adopted Environmental Thresholds and Guidelines Manual. The project would generate a net 
increase of 20 Average Daily Trips (ADT), which is well under the County’s adopted CEQA threshold of 
110 ADTs. Furthermore, MAW is no longer proposing the elimination of seasonal attendance caps, 
increasing any-given-time attendance caps, or increasing meeting/seminar caps.  
 
As described in the EIR Addendum (Attachment 4), an Interim CTRP was presented to the MPC at the 
June 20, 2007, Informational Briefing on the CTRP. The Consultant (ATE) and MAW proposed to finalize 
the Interim CTRP and Gate Closure Program (i.e. Final CTRP) as an effective means to reduce the average 
amount of cut-through traffic because the Interim CTRP monitoring and Gate Closure Program had 
demonstrated a minimum cut-through traffic reduction of 52 percent during peak summer commute hours 
(3:30-6:30 p.m.). In order to ensure that the CTRP was effective for Phase 1 buildout of the Master Plan, 
the Board of Supervisors (at the October 26, 2004, approval hearing) determined that CTRP would need 
to fully offset traffic increases (identified in the project EIR/03-EIR-06) directly attributable to the project 
during peak summer commute hours. Specifically, the average cut-through volume was 221 trips per day 
in 2003, and a 52% reduction would require a reduction of 114 trips per day. The consultant’s monitoring 
included identification of faculty, staff, and students in order to help the gate attendant differentiate them 
from potential cut-through traffic. The Appellant’s assertion that MAW undercounted the total number of 
vehicles has no basis because staff, contractors, and musicians are not transient or otherwise considered 
cut-through traffic. In addition, the effectiveness of the Interim CTRP was evaluated by ATE using 
machine traffic counts conducted at the site driveways and license plate tracking studies conducted at the 
front and rear gates. This method enabled ATE to identify the actual cut-through traffic volume more 
accurately by determining which cars stopped at the campus for a period of time versus those cars which 
just drove through campus. Therefore, MPC found the monitoring data and analysis to be acceptable in 
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determining that the Interim CTRP and Gate Closure Program was successful in reducing traffic volumes 
to offset any new traffic potentially generated by the Music Academy Master Plan. 
 
Although the Appellant asserts that current issues with traffic remain unaddressed and must be addressed 
in an EIR, no substantial evidence was provided. The data and analysis provided in the ATE traffic reports 
demonstrate that local road capacities have not been exceeded and the proposed project will not cause 
those capacities to be exceeded.  
 
The Appellant’s assertion that the project did not include cumulative impact analysis on traffic impacts is 
not accurate. Cumulative effects were analyzed in the EIR Addendum. The 2003 EIR included mitigations 
to reduce cumulative impacts associated with the physical development proposed under the Master Plan. 
The proposed project does not propose any new development, nor does it increase the existing public 
attendance caps. The proposed project will not increase overall traffic associated with public attendance 
at the campus because the any-given-time, seasonal, meeting/seminar/SLE and annual attendance caps 
will remain unchanged. Thus, the proposed changes are within the scope of the previously-certified EIR, 
and they will not create any new significant effects or a substantial increase in the severity of previously 
identified significant effects. 
 
Land Use Compatibility 
The Appellant’s assertion that the Revised CUP will allow MAW to increase its intensity and nature of 
use with the addition of yoga, dance, and visual and performing arts in music practice and recording 
studios is no longer relevant because MAW no longer proposes to add activities in practice and recording 
studios. Although weddings were specifically excluded from permitted uses under the 2004 revision, other 
non-music activities (such as seminars and non-profit events) were allowed and subject to public 
attendance caps on annual, seasonal, any-given-time, and event bases. The proposed non-educational 
activities are not prohibited by the site’s land use designation or residential zone. Various non-residential 
uses are permitted with a Conditional Use Permit in the Coastal Zone which might host “significant life 
events”, including clubs, conference centers, churches, and educational facilities. MAW has proposed 
additional Traffic Demand Management Plan components, including incentives for employees and event 
attendees to carpool or use alternative transportation modes such as bicycles and shuttle buses. MAW will 
continue to be subject to compliance monitoring of traffic on an annual basis. MAW will voluntarily 
provide outdoor event noise monitoring through self-management tools.  
 
The proposed project will not create adverse land use compatibility impacts. The MAW property has been 
used and permitted as a music conservatory since 1951. Prior to this use, the property was part of a country 
club. The nine-acre project site has a coastal land use designation of Educational Facility and is zoned 
Single-Family Residential, with a 1.0-acre minimum parcel size (1-E-1). The site is located in an area with 
a variety of land uses, including the Montecito Sanitary District, Southern Pacific Railroad, Santa Barbara 
Cemetery, Four Seasons Biltmore, Coral Casino Beach and Cabana Club, Butterfly Beach, and residences. 
The Montecito Sanitary District (MSD) facility is located adjacent to the northwest corner of the property 
and the railroad tracks and Highway 101 are located to the north. These surrounding nonresidential uses 
have been located in the neighborhood for many decades. In addition, nearby Butterfly Beach and scenic 
Channel Drive regularly draw considerable numbers of walkers, joggers, cyclists, and additional vehicular 
traffic to the area. Therefore, the project is not incompatible with the surrounding land uses. 
 
Noise 
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The proposed project will not create adverse noise impacts. County staff reviewed the proposed project 
application and requested that the Applicant provide an acoustic study that included analysis of the impacts 
of the proposed changes as compared to the prior EIR impact determinations. Staff determined that prior 
mitigation measures were adequate and no new mitigation measures would be required. The Acoustic 
Analysis (Attachment 7) analyzed the proposed addition of SLEs with amplified spoken voice and 
additional outdoor locations. The analysis concluded that the proposed project is consistent with the prior 
EIR and the mitigation measures therein applied to the project. The analysis also concluded that additional 
mitigation is not required. 
 
The Appellant incorrectly asserted that use of the Lmax standard was more appropriate than the CNEL 
standard use in the Acoustic Analysis.  The 45dB Acoustics letter notes that there is no momentary or 
short-duration limit criteria within the County’s policies, Environmental Guidelines, nor in CEQA. 
Therefore, the Lmax standard cannot be applied within the context of existing regulations. The proposed 
self-management tools will address these sources because the noise activity will be actively monitored 
and adjusted during events. Similarly, the proposed self-monitoring tools will also address the more 
general description of “noise from large amounts of attendees on the MAW’s property” and the cumulative 
effect of adding noise to the existing environment during event monitoring.  
 
Air Quality/GHG Emissions 
The proposed project will not adversely impact air quality or GHG emissions. As discussed above, the 
proposed project does not include new construction or physical development. Therefore, no impacts will 
occur due to construction equipment, dust or odors associated with short-term construction. The FEIR 
analyzed long-term air quality impacts by identifying the peak daily operational emissions associated with 
motor vehicles under the 2004 Revised CUP. The projected daily operational emissions for the 2004 
Revised CUP did not exceed the ozone precursor (NOx and ROC) threshold of 25 pounds per day, as 
defined in the County’s adopted Environmental Thresholds and Guidelines Manual. The FEIR analysis 
was based on higher assumptions for attendance limits under the 2004 Revised CUP, including a limit of 
480 people for any-given-time, 1,170 people per day, and 57,291 people per year. Both the approved 2004 
Revised CUP and the currently proposed project have smaller attendance limits, as shown in Table 1. 
Therefore, the proposed project impact on long-term operational air quality and GHG emissions will 
remain less than significant. 

Table 1 Attendance Limits 
Limit FEIR 2004 Revised CUP Proposed Project 
Any-given-time 480 330 330 
Daily 1,170 900 900 
Annual 57,291 47,000 

(22,000 summer/ 
25,000 non-summer) 

47,000 
(22,000 summer/ 

25,000 non-summer) 
 
Appeal Issue No. 4: Required Findings for CDP and CUP cannot be made 
The Appellant asserts that the required Findings for a CDP and Revised CUP cannot be made because the 
proposed project is not consistent with the applicable components of the Comprehensive Plan and CZO. 
Specifically, the Appellant asserts the following: 
 

 CUP Finding 2: Key mitigation provisions of the 2004 CUP were deleted and not carried over to 
the project.  
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 CUP Finding 3: No evidence was provided to support a claim that the attendance caps will prevent 
the project from resulting in a significant traffic increase due to removal of the summer attendance 
cap. 

 CUP Findings 5-8: Increased summer attendance resulting from removal of the summer attendance 
cap, deletion of the formal CTRP, and addition of pre-existing and new commercial uses to the 
project. 

 Montecito Community Plan Findings cannot be made because the increase in intensity of traffic 
as a result of lifting the summer attendance cap and the elimination of key provisions of the 
contemplated formal CTRP. 

 
Staff Response 
The proposed project meets all requirements of the CZO, LCP, and MCP and, as detailed in Attachment 
1, and the findings for approval of the Revised CUP and CDP can be made. As discussed in Appeal Issue 
No. 2, pursuant to CZO Section 35-172.5.2.e, MAW has been legally established as an educational facility 
use allowed under major Conditional Use Permits at the current location since 1951. In addition, the 
proposed changes are minimal and new uses will be offset by removing existing uses; daily, any-given-
time, seasonal, and annual attendance limits will not change; and traffic and noise studies demonstrate no 
adverse impacts to the surrounding area will occur. Furthermore, as proposed and conditioned, the project 
does not result in an overall increase in the site use, density or development.  
 
As detailed above, since the appeal was filed, the Applicant has revised the project description to remove 
previous requests related to increases in attendance caps, including the removal of the existing the summer 
attendance cap.  The Appellant’s arguments concerning findings related to those increases are no longer 
relevant to the appeal. 
 
Regarding CUP Finding 2, the Appellant did not cite any specific key provisions that were deleted from 
the CUP. With regard to CUP Findings 3, 5-8 and the Montecito Community Plan Findings, as discussed 
above, the project will maintain the existing seasonal caps, the formal CTRP was not eliminated, and uses 
such as seminars, non-profit events, and SLEs are common occurrences at educational facilities. The Final 
CTRP and Gate Closure Program has been an iterative effort to address cut-through traffic. As discussed 
in Staff’s response to Appeal Issue No. 3, the Interim CTRP and Gate Closure Program fully offset traffic 
increases (identified in the project EIR/03-EIR-06) directly attributable to the project during peak summer 
commute hours. Therefore, the applicant has continued to adjust these measures and the proposed project 
includes the most recent iteration of the Final CTRP and Gate Closure Program. 
 
Appeal Issue No. 5: CUP creates a Use not allowed by the CZO 
The Appellant asserts that the proposed project turns MAW into a commercial enterprise for renting out 
its facilities for events, meetings and weddings in violation of the original CUP and that the project will 
be materially detrimental to the public welfare and to properties in the same zone and vicinity. 
 
Staff Response 
The proposed project complies with all requirements of the CZO. As discussed in Staff’s response to 
Appeal Issue Nos. 3 and 4, uses such as seminars, non-profit events, and SLEs are an acceptable accessory 
use to an educational institution authorized by a Conditional Use Permit, and MAW has been allowed to 
operate as an educational institution in the area among various land uses for decades.   
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Appeal Issue No. 6: Availability of the public record  
The Appellant asserts that the County did not make the full record available to the Appellant and the public 
for review and comment, and no hearing on the appeal should be scheduled until all documents relied 
upon by the MPC for its decision are provided to the Appellant well in advance of the appeal hearing date.  
 
Staff Response 
The public record for this project, including all application materials, was made available to the Appellant 
when requested, in compliance with the Public Records Act. No other requests to review the project 
application materials were received by P&D staff. The MPC staff report was available on the MPC website 
approximately one week prior to the hearing, in compliance with the MPC procedures manual.  
 
Appeal Issue No. 7: Fair and Impartial Hearing 
The Appellant asserts that the community at-large was denied the opportunity to engage in a fair and 
impartial hearing because there was no advance notice of the intention to modify the order of the agenda 
and move the hearing to the afternoon session. As a result of the agenda order change, the Appellant 
asserts the following: 
 

 Interested parties were prevented from voicing their concerns in the hearing. 
 Only a few of the concerned neighbors were permitted to provide comments during the hearing. 
 Planning Commissioners were prevented from engaging with concerned neighbors. 
 The Applicant was able to present the proposed project without rebuttal from concerned neighbors. 
 Statements from Applicant team were incorrect and misleading (i.e. there were no new impacts, 

no additional traffic, and no history of neighbor complaints). 
 The community’s concerns over MAW’s existing operations under the current 2004 Revised CUP 

and proposed project have been ignored, including: 
o Traffic mitigation and the Cut Through Reduction Plan from the 2004 Revised CUP  

 A traffic guard is not provided at the gate 
 A ticket machine is not provided to charge cut-through traffic 
 Inaccurate reporting of traffic counts 
 Alternative solutions to traffic mitigation 

o Land use compatibility 
 
Staff Response 
The hearing before the Board is de novo, and the Appellant will have a full and fair opportunity to present 
its position on this project for the Board’s independent review. Regardless, the public hearing conducted 
by the MPC on March 15, 2023, complied with the Brown Act and the Montecito Planning Commission 
Procedures Manual, and the public was given multiple opportunities to address the MPC on the project1.  
 
The interested parties were not prevented from participating and voicing concerns on the project at the 
hearing. To the contrary, the MPC allowed members of the public multiple opportunities to address the 
MPC that exceeded minimum requirements. As noted at the bottom of the first page of the MPC Agenda 
for the Special Hearing of April 5, 2023, the MPC has the discretion to adjust the order of the hearing. 
Unless specified, there is no guarantee that an item will be heard at a particular time. The MAW project 
                                                           
1 The MPC Procedures Manual is available at: https://content.civicplus.com/api/assets/21e7a631-41fe-444f-bc8b-
e5a767de823f (last visited April 23, 2024) and available in hard copy at the Planning and Development Department offices 
located at 123 E. Anapamu Street, Santa Barbara, CA 93101. 
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was agendized to be heard as the fourth of five items, but due to a concern about losing a quorum on the 
fifth item, that fifth item was heard before the MAW project. As a result, the MAW project was heard in 
the afternoon. Prior to the MPC breaking for lunch, the Appellant and one other member of the public 
indicated that they were either unable or unwilling to return for the afternoon portion of the meeting. In 
response, the MPC allowed these individuals the opportunity to provide their testimony on the MAW 
project before the lunch break. This opportunity exceeded minimum requirements for public testimony, 
and the testimony was included in the record, which formed the basis of the MPC’s independent review 
of the project.  
 
The Appellant’s claims regarding statements by MAW Staff, which the Appellant characterizes as 
“incorrect” and “misleading”, relate to the Appellant’s opposition to the project, not the hearing 
procedures. The MPC approved the proposed project based on their independent review of the hearing 
documents, staff and Applicant presentations, and public comment. 
 
Furthermore, the Appellant provided no credible evidence for their assertion that the community’s 
concerns regarding traffic mitigation and land use compatibility have been ignored. The CTRP was 
initially adopted to reduce traffic impacts associated with buildout of the Master Plan by controlling 
vehicle traffic through the MAW campus. An interim CTRP was designed and implemented prior to 
occupancy clearance for Phase I buildout of the MAW Master Plan. An information briefing was held at 
an MPC hearing on June 20, 2007, to review the effectiveness of the interim CTRP. The briefing included 
a letter from the traffic consultant with an analysis of the effectiveness of the CTRP. The analysis indicated 
that the interim CTRP had reduced the average amount of cut-through traffic by up to 77% by the year 
2006. MAW proposed that the measure of success for the CTRP should be a 60% reduction in cut-through 
traffic (a voluntary reduction over the minimum 52 % reduction necessary to offset any potential future 
traffic increases that may occur as a result of the Master Plan). Therefore, the MPC determined that the 
interim CTRP and Gate Closure Program was acceptable and the monitoring program for the CTRP was 
discontinued after the program was determined to be effective by the end of the non-summer season of 
2009 and the completion of the Phase I construction of the MAW Master Plan. The proposed project will 
replace the interim CTRP with a final CTRP, which incorporates an access card system with summer and 
non-summer program hours at the Fairway Road entrance gate. A traffic attendant will be present for any 
public events outside of open gate (summer and non-summer) hours. The attendant will record cut-through 
vehicles and issue verbal warnings to associated drivers. The Final CTRP will further the effectiveness of 
the interim CTRP and no additional traffic mitigation measures are necessary.  
 
Finally, the Appellant provided no credible evidence that there will be land use incompatibility with the 
proposed project. As discussed in staff’s response to Appeal Issue No. 1, MAW has been an established 
use under major Conditional Use Permits at the current location since 1951. In addition, the proposed 
changes are minimal and new uses will be offset by removing existing uses, daily, any-given-time, and 
annual attendance limits will not change, and traffic and noise studies demonstrate no adverse impacts to 
the surrounding area. No new structural development is proposed with this project. Therefore, the 
proposed project is not incompatible with the surrounding land uses. 
 
In summary, staff finds that the appeal issues asserted are without merit and that the proposed project 
meets all applicable standards in the CZO, complies with all policies within the Comprehensive Plan, 
including the MCP and the Local Coastal Plan, and the findings for approval can be made. 
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Fiscal and Facilities Impacts: 

Budgeted: Yes 

Total costs for processing the appeal are approximately $59,000 (200 hours of staff time). The costs for 
processing project appeals are partially offset by a fixed fee, however, no appeal fee was collected because 
this project is located within the Coastal Commission’s Appeals Jurisdiction. Funding for this project is 
budgeted in the Planning and Development Department’s Permitting Budget Program as shown on Page 
317 of the County of Santa Barbara Fiscal Year (FY) 2024-25 Adopted Budget. 
 
Special Instructions:  
The Clerk of the Board shall publish a legal notice in The Montecito Journal at least 10 days prior to the 
hearing on November 5, 2024. The Clerk of the Board shall fulfill mailed noticing requirements (labels 
attached). The Clerk of the Board shall forward the minute order of the hearing to the attention of Planning 
and Development Department: Hearing Support, David Villalobos. 
 
Attachments: * 

1. Findings 
2. CUP with Conditions 
3. Coastal Development Permit with Conditions 
4. CEQA 15164 Letter 
5. Appeal Application and Cover Sheet, dated April 14, 2023 
6. Montecito Planning Commission Action Letter, dated April 7, 2023 
7. Montecito Planning Commission Staff Report, dated March 7, 2023 
8. Facilitation Memo, dated December 22, 2023 
9. Project Description 
 

Authored by:  
Steve Conner, Planner, (805) 568-2081  
Development Review Division, Planning and Development Department 
 
 
G:\GROUP\PERMITTING\Case Files\APL\2020s\23 Cases\23APL-00021 Sanford Appeal Music Academy\600 Decision 
Maker\BOS\01 BAL\Docket_110524\BdAgendaLtr_23APL-21_100224.docx 
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EXHIBIT B 
(November 1, 2024 Supplemental Appeal Letter) 
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Board of Supervisors Approval Date: October 26, 2004 

 
SANTA BARBARA COUNTY CONDITIONAL USE PERMIT 

ARTICLE III, CHAPTER 35 
CASE NO. 90-CP-111 RV01 

I. A Conditional Use Permit is Hereby Granted: 

TO:  The Music Academy of the West  

APN:  9-282-029, -030 

PROJECT ADDRESS: 1070 Fairway Rd 

ZONE:  1-E-1 

AREA:  Montecito 

SUPERVISORIAL DISTRICT:  First 

FOR:  Music Conservatory 

Advisory statement from the Board of Supervisors with regard to neighborhood 
compatibility and its intent in approving 90-CP-111 RV01: In granting this permit, the Board 
of Supervisors advises future decision-makers that based on the evidence in the record at this 
time, the operation and site development at the Music Academy have reached a maximum level 
able to be found consistent with the health, welfare, safety, and convenience of the neighborhood 
and the Board of Supervisors recommends that no further increase in use, density, or 
development be allowed. 

II. This permit is subject to compliance with the following condition(s): 

1. This Conditional Use Permit is based upon and limited to compliance with the project 
description, the hearing exhibits marked A-L, with Planning Commission hearing stamp 
date of June 16, 2004 (plans dated May 2004 except plan PL-2 dated 1/30/04), and 
conditions of approval set forth below.  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. 

The project description is as follows: 

The Music Academy of the West (MAW) Revised CUP, 90-CP-111 RV01, (also referred to as 
the MAW “Master Plan” or “Renaissance Plan”) includes both physical and operational 
components. A summary of these components is listed immediately below, with specific details 
described later in this section. This CUP (90-CP-111 RV) represents a revision to the previous 
Music Academy of the West CUP (90-CP-111cz) and supersedes the prior CUP.   
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Summary of Physical Changes: 

• Remove 61 mature trees and plant a minimum of 203 replacement trees; four (4) oak 
trees are proposed to be (removed and) transplanted; 

• Modify existing landscape components including the entrance allee, garden pathways and 
courtyards; 

• Earthwork necessary to accommodate new structures, circulation and parking. Earthwork 
would involve 11,089 cubic yards cut, 10,670 cubic yards fill. Approximately  419 cubic 
yards of excess fill would need to be exported off of the site; 

• Construct a secondary (emergency only) access from Fairway to the motor court in front 
of  Miraflores; 

• Widen, regrade and otherwise modify internal access roads and parking areas1;  

• Alter campus-wide development with a net increase of  50,630 square feet of structural 
development and a net increase in overall building footprints of 15,900 square feet; 

• Provide 290 surface parking spaces; 

• Add 2,790 SF through reconstruction of Abravanel Hall (the primary recital hall). 
Abravanel Hall will have a total of 300 fixed seats plus 50 temporary seats in the summer 
season only. No more than 300 of the total 350 seats shall be sold to/used by the public 
(defined as anyone not a student, faculty or staff);  

• Demolish Harger Studio and storage building north of Harger Studio and Wood 1 as well 
as Wood 2 Practice Studios (including the employee apartment); 

• Construct a new Instructional Building in the general location of existing Wood 2 
practice studio building and not extending north of existing Wood 2; 

• Construct a new Practice Studio Building including a residential unit between Abravanel 
Hall and the new Instructional Building in the general location of existing Wood 1; 

• Construct a new Student Services Building that would link Miraflores (the historic main 
residence) and the new Instructional Building;  

• Construct a new maintenance & storage building in the northwest corner of the site; and 

• Construct a new storage building between Treasure House and The Rack. 

 

 

 

 

                                                 
1No grading to occur within the easternmost section of the internal roadway, which is a paved easement not owned 
by the MAW.  
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Summary of Operational Changes: 

• Relocate primary instruction for the (up to) 50 vocal and accompanying students to the 
on-site campus. These, along with the up to 100 instrumental students historically 
receiving instruction exclusively on-site, will bring total enrollment allowed to no more 
than 150 students. The number of vocal and instrumental students is to be determined by 
the MAW, but cannot exceed 150 total students. 

• Students would continue to reside off-site but all (up to150) students would receive lunch 
and dinner at the proposed new and improved catering kitchen and indoor dining 
facilities at the Music Academy. (The existing terrace on the east side of Miraflores 
would remain as well); 

• Limit public attendance for all activities2 as follows: Any- given- time (330), Daily (900), 
eight-week Summer Season (22,000) and 44-week Non-Summer Season (25,000) for an 
Annual Public Attendance Maximum of 47,000. The limitations would not apply to staff, 
faculty, other employees, summer music students, other performers, or people attending 
or performing administrative functions (e.g., volunteers); 

• Activities related to a music conservatory shall be subject to the proposed attendance 
caps and other restrictions (conservatory uses/activities would no longer be unrestricted 
as under 90-CP-111cz); 

• Weddings shall not be an allowed use on-site; 

• Educational programs in the arts shall be subject to (and included within) the proposal for 
campus-wide any- given- time, daily, and non-summer season public attendance 
limitations;  

• Meetings/seminars and non-profit benefits, taken together, shall total no more than 41 
events annually to occur during the non-summer season only. Any given time attendance 
for meetings and seminars shall be limited to 175 participants and otherwise subject to 
the daily and non-summer attendance limits. Non-profit benefits shall be subject to the 
any given time, daily and non-summer season public attendance caps; 

• Provide all project generated parking on-site; 

• Provision of 285 parking spaces plus an additional 5 spaces using stacked parking (per 
the approved modification to the standard Zoning Ordinance requirement for 332 spaces 
for this use),;   

• Allow for parking lot paving in the north end of the property within the sideyard setback 
from the western property line;  

• Allow for modification to the Zoning Ordinance height limitation of 25 feet for the 
renovated Abravanel Hall (existing Hall is currently 34.8 feet, no change to height is 
proposed); 

• The hours of operation for Treasure House and The Rack shall be Monday-Saturday, 
12:00-3:00 p.m. During the non-summer period the same hours shall apply; 

                                                 
2 The exception to this would be one, 1-day fundraiser per year, held during the non-summer season, which shall be 
unrestricted with regard to attendance caps (e.g., May Madness). 
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• Implement a Cut-Through Reduction Plan (CTRP) to discourage vehicles coming to the 
MAW for no reason other than to gain access to the east of the site (Butterfly Lane and 
beyond) using the MAW internal road as a circulation “short-cut.” The plan as proposed 
by the applicant would require cut-through traffic to pay a substantial fee $10.00 
minimum) to exit the campus; 

• In the short-term implement a more simple cut-through program prior to implementing 
the more elaborate long-term program. 

• Provide summer student bus remote control access for entry at gates on Butterfly Lane 
and implement a cell phone system allowing large delivery truck (and other non-summer 
student buses) entry at Butterfly Lane (some trucks would continue to enter on Fairway). 

Following is a more detailed discussion of the proposed Master Plan Revised Conditional Use 
Permit project description: 

Landscaping 

The Landscape Master Plan includes landscape enhancements throughout the property, such as new 
screening elements along The Fairway, and new slope planting north and east of Miraflores. The 
design goals of the landscape plan are to: 1) honor the historic landscape by restoring critical design 
elements to the allee and by using historically accurate plantings and skyline trees, 2) effectively 
enhance vegetation and trees along the perimeter of the site to screen MAW building improvements 
from the street and neighboring properties, so that the site appears substantially unchanged to the 
immediate neighbors (with retention of many existing trees and following establishment of new 
landscaping) and 3) to supplement and enhance landscaping in the southeast corner of the site, in an 
attempt to attract monarch butterflies back to this historic roosting area, behind the main house 
(Miraflores). These landscape improvements would result in landscape coverage of approximately 
197,040 SF (~ 4.75 acres) of the 9 acre project site. Of this total, approximately 12,000 SF (~ .28 
acres) would be lawn and non-drought tolerant landscaping with the balance, approximately 
185,040 SF (~ 4.47 acres), made up of a combination of mature landscaping and trees, as well as 
new drought tolerant plantings.  

With incorporation of project conditions, 61 trees will be removed (including two oak tree), a 
minimum of 203 new trees will be planted, and 4 oak trees will be transplanted elsewhere on-
site. Planting of 106 new oaks (5-gallon, 15 gallon and 24-inch box) is included in the project 
landscape plan.   

 

 

 

 

 

 

 

 

Board of Supervisors 10/26/04 Approved Final Conditions of Approval  
Page 4  

000268



 Building Revisions/Physical Changes 
.  

SITE PLAN REVISIONS 

BUILDINGS 
 
 

EXISTING 
FOOTPRINT 
(SF) 

PROPOSED 
FOOTPRINT 
(SF) 

EXISTING 
FLOOR 
AREA 
(SF) 

PROPOSED 
FLOOR 
AREA 
(SF) 

NET 
CHANGE 
 
FOOTPRINT 
(SF) 

NET 
CHANGE 
 
FLOOR 
AREA(SF) 

CAMPUS TOTAL 34,730  49,270  44,370  95,920 +15,900 +50,630  

ABRAVANEL 
HALL-– Additions 

7,290   10,080  11,340   14,130  +2,790  +2,790  

COMBINED NEW 
PRACTICE 
STUDIO 
BLDG/INSTRUCTI
ONAL CENTER, 
(INCLUDING ~1,900 SF 
RESIDENTIAL UNIT) - 
replaces Wood 1 
and Wood 2 practice 
studio (and ex. 
apartment) bldgs 

6,440 13,670 7,900 39,480 7,230 31,580 

       
STUDENT 
SERVICES 

N/A 3,980 * N/A 14,530 * +3,980* + 
14,530*  

THE RACK 1,200  Same  1,600  Same No Change No Change 

TREASURE 
HOUSE 

940  Same  940  Same  No Change No Change 

NEW 
MAINTENANCE/ 
STORAGE 

N/A 1,610  N/A 1,470 +1,610 +1,470 

RESIDENCE (near 
Treasure 

1,270 Same 1,270 Same No Change No Change 

NEW STORAGE N/A 1,080 N/A 950 +1,080 +950 

MIRAFLORES 
(former residence) 

11,250 Same  14,980 Same  No Change No Change 

CLAEYSSENS 
STUDIOS 

4,650 Same 4,650 Same No Change No Change 

HARGER BRASS 
STUDIO & 
MAINTENANCE 
ADDITION 

1,690 N/A 1,690 N/A -1,690 -1,690 
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EXISTING 

AREA 
(SF) 

 
PROPOSED 

AREA 
(SF) 

NET CHANGE 
FOOTPRINT 

(SF) 

NET 
CHANGE 

AREA 
(SF) 

LANDSCAPE N/A N/A 259,280 197,040  -62,240 
PAVING)) N/A N/A  80,380 SF 115,670  +35,280 
   EXISTING   PROPOSED    
PARKING  N/A N/A 2143 SPACES 285 SPACES 

(+5 
w/stacked 
parking) 
 

 +76 

Rehearsal/Recital Hall (Reconstruction of Abravanel Hall) 

Abravanel Hall (the main recital hall) would be reconstructed, featuring raked, fixed seating with 
a maximum permanent seating capacity of 300 plus allowance for an additional 50 removable 
seats during the summer season only. No more than 300 of the total 350 seats shall be sold 
to/used by the public4.  The hall would have improved acoustics, optimized for chamber music 
and would remain the indoor venue with the largest seating capacity. The MAW will continue to 
schedule events off-site that will be attended by more members of the public than the maximum 
allowed in the replacement hall. 

Based on the County’s methodology for calculating building height; the existing building is 34.8 
feet. Because there is a 25-foot height limitation in this zone district, pursuant to Section 35-
172.12 of the Coastal Zoning ordinance, this revised CUP includes approval of a modification to 
allow the reconstructed hall to remain at its current height, as the proposed changes to the hall 
will not alter the existing exterior roof height in any way. The finished floor elevation of the 
lower lobby for both the existing and reconstructed recital hall will be at approximately the same 
elevation. 

Parking 

A new expanded parking area is included in the northwest corner of the property. A total of 285 
parking spaces plus 5 additional spaces using stacked parking (see Civil Plan) are included, most 
will be located in the northwest portion of the property. 

Wood Practice Studio Replacement Building (Instructional Building) 

Wood 2 practice studio building will be removed and replaced with a new instructional building 
which will provide expanded and improved practice studio spaces for individual students and a 
range of ensembles, including vocal students’ preparation for opera performance.  The height of 
the new building will be 25-feet. The new Instructional building would be lower in height (above 
sea level) than Miraflores, to which it will be linked (via the proposed student services building). 
(The floor plans, including specific uses and spaces specified for the new Instructional, Practice 
Studio and Student Services Buildings, may be rearranged within these three buildings as part of 
the final building plans, to reflect the physical revisions to these buildings during the MPC 
hearings on the project.) 
                                                 
3 The 214 spaces include the 31 temporary parking spaces approved in the northwest corner. Use of the temporary 
gravel parking area is proposed to continue until the new parking is developed. 
 
4 The public is anyone who is not a student, faculty, or staff, including, but not limited to MAW donors, students’ 
friends and family, etc. 
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Student Services (Link building between the new Instructional Building and Miraflores) 

Linking the proposed Wood Replacement/Instructional Building with the main house 
(Miraflores) is a building dedicated primarily to administrative offices supporting student 
services. The student services building will include a basement storage area, a catering kitchen 
(not an industrial or commercial type of kitchen) and a faculty and student dining area. The 
Music Academy will continue to have all meals catered under the proposed plan (caterers 
typically prepare food off-site, but some limited on-site food preparation is permitted). Catered 
meals will be provided to Music Academy students, faculty and staff as well as to those groups 
attending some of the permitted activities on-site (meetings/seminars, non-profit benefits, and 
MAW administrative functions such as Council dinners etc.) When these aforementioned 
activities are not occurring, the kitchen uses and foodstuffs will be limited to a typical office 
lounge (popcorn, heating or keeping cold food brought from home, etc.) The dining room will 
not be open to the general public and the improved MAW facilities will not serve as a restaurant 
or snack bar to the general public. (Caterers will be used to provide and serve food on-site. The 
MAW will not hire a chef or other kitchen employees to staff the kitchen/dining facilities). For 
specific allowances /restrictions for the kitchen/dining facilities, refer to condition of approval 
40. 

In joining together the Instructional Building,  Miraflores,  the Student Services Building, and 
the new Practice Studio Building, a new “interior” courtyard is created in the heart of the 
campus. Outdoor MAW gatherings could occur here in an insulated and well-screened area. (The 
floor plans, including specific uses and spaces specified for the new Instructional, Practice 
Studio and Student Services Buildings, may be rearranged within these three buildings as part of 
the final building plans, to reflect the physical revisions to these buildings during the MPC 
hearings on the project.). 

New Practice Studio Building 

A new, larger practice studio building is included in the area where the existing Wood 1 practice 
studio building is located. This structure will contain approximately 20 teaching studios, 
ensemble rooms and individual practice rooms.  A residential unit to replace the one being 
removed from Wood 2 will also be located in this structure. (The floor plans, including specific 
uses and spaces specified for the new Instructional, Practice Studio and Student Services 
Buildings, may be rearranged within these three buildings as part of the final building plans, to 
reflect the physical revisions to these buildings during the MPC hearings on the project.). 

New Storage & Maintenance Buildings 

A 1,610 SF structure is proposed in the northwest portion of the site and will be used for campus 
maintenance and storage. The building will have a maximum height of 18.6-feet.  A storage 
building of 1,380 with a height of 13-feet is proposed between the Rack and Treasure House at 
the toe of the slope on which these buildings are located. 
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Operational Changes 

The physical changes described above are intended to improve the quality of the existing 
instructional, practice and performance facilities on the MAW campus and to accommodate 
instruction for all 150 summer students at the project site. The revised CUP maintains the same 
total number of students in the summer program, but will relocate primary instruction for the 
vocal and vocal accompanying students from Cate to the MAW campus.  

1. Revise the project description condition (#1), to reflect the revised CUP approval;  

2. Eliminate weddings as a permitted use onsite; 

3. Allow meetings/seminars and non-profit events, taken together, to total no more than 41 
events and limit these to the non-summer season. Public attendance at these events shall 
be subject to and included within the campus-wide attendance caps: any given time (330), 
daily (900) and non-summer season (25,000) limitations, with the exception that 
meetings/seminars shall be restricted to no more than 175 participants/event (consistent 
with historic levels); and  

4. Upon completion of on-site parking improvements (290 spaces), project related parking 
demand shall be accommodated on the project site (not in overflow lots or on-street).  

Attendance Limitations 

In addition to Abravanel Hall, the other existing indoor venues that can accommodate group 
gatherings are two large rooms in Miraflores that will remain (Lehmann Hall and Stewart Hall) 
and one in the Wood studio building (Singher Studio), which will be removed with the 
demolition of the Wood practice studio building. Singher Studio will be replaced by two larger 
rooms in the proposed Instructional Building. During the summer, one of these new rooms is 
proposed to normally be reserved for use by the vocal students for the blocking of operas 
(rehearsing where to stand on the stage) and vocal instruction and orchestra practice will take 
place in the other room. During the non-summer period, these rooms can be used for instruction, 
practice, rehearsals, auditions and meetings associated with music.  

The maximum allowable capacities of the proposed venues are identified in table below.  

 
 

Venue  
 Floor Area 

(SF) 
Maximum Allowable 

Seating Capacity  
Abravanel Hall 14,130 350 MAX 

(300 fixed public seats 
+50 removable seats - no more 

than 300 seats for public use/sale)  
Lehmann Hall 1,761 195 
Stewart Hall 972 92 

Instructional Bldg Lower Level 1,800 171 
Instructional Bldg Upper Level  2,700 257 

New Practice Studio Building Rooms N/A N/A 
Master Plan Maximum Indoor Seating 

Capacity with Public Attendance Caps (330-
Any-Given-Time Public Attendees) 

(with 50 removable seats in Abravanel Hall for 
summer use only) 

 330 max public attendees  ) 
(Summer & Non-Summer)  
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Attendance shall be limited through restrictions on the maximum number of members of the 
public who can be on the Academy campus.  Faculty, staff, summer music program students, 
performers and non-staff attendees at administrative activities on-site (including volunteers) will 
not be counted toward the proposed maximum attendance limits. Fundraisers shall be subject to 
the any given time, daily and seasonal attendance caps and are not considered   administrative 
functions. The exception to this is the one day fundraiser to be held during the non-summer 
period, which is not subject to any of the attendance caps.   

The specific public attendance limitations proposed are as follows: 

1. Any given time (330) - this will apply to either individual or conjunctive use of multiple 
venues on-site (indoor and outdoor).  

2. Daily 900; and  

3. Annual (47,000) based on the following seasonal attendance caps:   

a) Summer (22,000) 
b) Non-Summer (25,000) season   

 

Table 1 

Music Academy Attendance Figures (a)

 
Music Academy Attendance 

  
Maximum Attendance  Existing Baseline Proposed Project Net Change 
 

Any-given-time 

 

382 

 

330 

 

-52(b)

Daily None 900 N/A(c)

Summer (8-weeks) 15,828(d) 22,000 +6,172 

Non-Summer (44 weeks) (e) 53,766 25,000 -28,766 

Annual  71,447 47,000 -24,447 

    
(a)Figures do not include faculty, staff, students, other performers or employees or people attending administrative 
functions. 
(b)To avoid parking and other conflicts, special administrative functions (board meetings, dinners, etc.) shall not 
occur concurrently with high attendance events. Therefore, administrative activities are not expected to increase 
occupancy of the site over and above the proposed any-one time attendance maximum. Also, special administrative 
functions are not be subject to the daily, seasonal and annual attendance limits either under baseline conditions or 
the proposed project scenarios (Fundraisers shall not count as administrative functions). 
(c) Seasonal attendance caps  limit the number of days where the daily maximum could be reached.  
(d) The new summer public attendance caps will result in a 39% increase in public audience members (est. 15.5% 
increase in traffic) for the summer period. 
(e)When more than 95 performers and staff are present for a maximum capacity non-summer event, staff or 
performers above this number shall be bused to the MAW campus.  

These limitations shall apply to all activities and events conducted on campus and shall apply 7 
days a week. Any exceptions to these limitations are identified below.  
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The Music Academy shall not seek an upward revision of the maximum attendance caps for a 
period of at least ten (10) years from the date of occupancy of the student services, instructional, 
or practice studio buildings. 

Non-Summer Season 

The proposed non-summer attendance limit shall include participants at both conservatory activities 
(musical classes, rehearsals, recitals, recording and concerts, classes and meetings sponsored by the 
Music Academy related to education in music, meetings related to music not sponsored by the 
Music Academy), MAW fundraisers, and rental activities (meetings, seminars, and non-profit 
benefits). The rental activities/special events (seminars, meetings, non-profit benefits and 
educational programs in the arts5) shall only occur during the non-summer season.  

Existing audience attendance in the non-summer season has been reduced under this permit to 
provide assurance to the community that the Academy does not become a commercial endeavor. 
Activities subject to the attendance limitations shall include all music conservatory activities 
associated with the Music Academy, community groups, and other members of the public (e.g., 
concerts, meetings related to music, rehearsals, workshops and instruction, public use of practice 
studios, recording sessions, etc.,) and all special events/rental activities (conferences, meetings, 
seminars, non-profit benefits, educational programs in the arts). Special events/rental activities 
shall be permitted as follows:  

1.  Seminars/meetings and non-profit benefits, taken together, shall be restricted to a total of 
41 events, subject to, and included within, the campus-wide attendance restrictions. The 
exception to this will be that the seminars and meetings will be further restricted to the 
historic maximum of no more than 175 participants per activity/event. 

2.  Educational programs in the arts are be subject to the attendance caps, with all non-
summer students, faculty, and/or instructors (other than those performing at a concert) 
counted toward the maximum attendance limitations. 

3.  Weddings shall not be a permitted use6. 

Music Academy administrative activities will remain unchanged under the new permit and are 
specifically not included within these attendance limits. However, the Academy shall schedule 
any special administrative activities7, such that they shall not occur at the same time as large 
events on-site. The intent of this is to avoid the combination of event and administrative 
attendance at levels that would challenge traffic circulation and on-site parking demand or that 
will create other logistical problems.  

 

 

                                                 
5 Educational programs in the arts are defined as “programs or classes in the performing arts that are not sponsored 
or directed by the Music Academy.” 
6 The other non-conservatory uses allowed on-site shall be limited to meetings, seminars, non-profit benefits, 
educational programs in the arts, MAW administrative functions, maintenance activities, fundraisers subject to 
attendance caps (except one day per year not subject to the caps) and the resale shops (as conditioned). Inclusion of 
an accessory musical component in an activity other than the above allowed uses shall not convert a non-permitted 
use to a permitted use simply because music has been included (e.g., rental for a reception which has musicians for 
entertainment).   
7 Defined as administrative activities, such as board meetings, auxiliary member meetings, etc., which involve more 
people than regular staff activities.  
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Summer Season (8 weeks, mid-June to mid-August) Site Attendance Maximums  

The attendance maximums for the summer season shall not include up to 89 staff/faculty 
(including all conservatory, administrative, maintenance, service and other staff), up to 150 
students/performers, or attendees at administrative activities on-site such as MAW board 
meetings, auxiliary meetings, council dinners, etc. As with the non-summer period, Music 
Academy administrative activities shall remain unchanged under the new permit and shall not be 
included within the proposed attendance limits. However any special administrative activities8, 
involving greater numbers of people, shall not occur at the same time as large events on-site. 
Fundraisers, subject to the any given time, daily and seasonal attendance caps may occur during 
the summer. However, the one day per year fundraiser, which is not subject to the attendance 
caps as well as rentals, special events, and non-profit benefits shall not occur during the 8-week 
summer season.  

Attendance at the Music Academy's Summer Festival shall be limited to a total of 22,000 
persons. 

The Music Academy shall provide a copy of its Summer School and Festival program to the 
owners of 87 Butterfly Lane upon their request, as well as notification of all special events 
exceeding 250 participants. 

Summer Instructional Program 

Reconstruction of Abravanel Recital Hall: A renovated recital hall is proposed to enhance the 
educational experience of the students as well as improve the facilities for MAW patrons and the 
public. Off-Campus Master Classes: The MAW will continue to schedule selected Master 
Classes off campus, as necessary (e.g., to accommodate a concert with more public attendance 
than is permitted on-site and/or in specific venues on-site). 

Summer School: Instructional activities for the Summer School consist of individual and group 
instruction, individual and group rehearsals and practice sessions, orchestra rehearsals (no 
orchestra performances), and other school activities. The 150-maximum number of students in 
the overall summer music program shall not change under the revised CUP. However, up to 509 
vocal and vocal accompanying students, that have received primary instruction at Cate School, 
shall receive all instruction at the Music Academy upon completion of new facilities onsite.  
Following project implementation, all 150 students will receive both lunch and dinner (catered 
meals, not prepared on-site) at the Music Academy campus. The number of vocal and 
instrumental students is to be determined by the MAW, but cannot exceed 150 total students. 

Other Music Academy Operations 

Fundraising Events Open to the General Public (no attendance cap): One, 1-day fundraiser 
(e.g., May Madness) will not be subject to the attendance caps. This event is to take place during 
the non-summer period. Other fundraising activities will be subject to the attendance caps. 

Resale Shop Hours: The hours for the resale shops will be Monday-Saturday, 12:00-3:00 p.m... 

On-Site Residences:  Both the caretaker's residence and an employee apartment (replacing the 
existing apartment being removed in Wood 2) will be retained on site. 

                                                 
8 Defined as administrative activities, such as board meetings, auxiliary member meetings, etc., which involve more 
people than regular staff activities. 
9 These 50 students would continue to be part of (not in addition to) the 150 maximum students in the summer 
program. 
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Modifications to the Coastal Zoning Ordinance Standards 

As discussed earlier in this section, the revised CUP includes modifications to the following 
standards in Article II: 

1. Modification to the 25-foot height limit (Section 35-172.12) for the proposed renovation 
of Abravanel Recital Hall, which will remain at its existing height (34.8 feet). 

2. Modification to the number of parking spaces required by Division 6 Parking Regulations 
(Section 35-109). The MAW will provide a total of 285 parking spaces (plus 5 more 
using stacked parking) on-site. The Zoning Ordinance will normally require provision of 
332 spaces. 

3. Modification to the side yard setback for the 1-E-1 zone district, to allow parking lot 
paving within two feet of the western property line. 

Project Phasing 

The phasing of proposed Master Plan improvements is to be contingent upon several factors, 
with adequate funding a primary consideration. The Master Plan has been conceived as one 
continuous project and ideally will be finished as such. If it is necessary to break the proposed 
development into phases (due to funding or operational issues), the MAW will still complete the 
Miraflores remodel, the Phase 2 components identified below, and grading for Phase 3  during 
the first phases of construction.  

Anticipated Phase 1a 

• Miraflores Restoration/Remodel 

Anticipated Phase 1b 

� New Parking Areas 
� New Storage  
� New Maintenance & Storage 
� Main entrance driveway 
� Motor Court 
� Remove Wood 1 and 2 
� New Student Services Building 
� New Instructional Center 
� Realign the internal roadway 
� Remove Harger Studio 
� Install perimeter and interior screening landscaping 
� Grading for the New Practice Studio Building 

Anticipated Phase 2 

� Construction of New Practice Studio Building w/apartment 

Anticipate Phase 3 

� Reconstruction of Abravanel Hall 

�  
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Grading 

The preliminary grading and drainage plan (Figure 7) estimates earth work quantities as follows:  

 
Grading/Phasing Calculations 

Phase Cut Fill Export/ (Possible Import) Total 
Construction 
Period 

Duration for 
Grading 
Component 

1a None None None 10 months None 
1b 10,907 10,625 282 (cut) 20 months 

 
6-8 weeks 

2    10 months None 
3 182 45 137 (cut) 10 months 2 weeks 
1-4 Totals  

11,089 
 
10,670 

 
419 (export cut) 

42 months      9-13 weeks 

* Pursuant to the project grading plan, these quantities are approximate in place volumes calculated from 
the existing ground (per topographic contours or spot elevations on the grading plan) to the proposed 
finish grade or sub-grade (per the design surface elevations on the grading plan). The quantities have not 
been factored to include allowances for bulking, clearing and grubbing, subsidence, shrinkage, over 
excavation and recompaction, underground utility and substructure spoils and construction methods. 
(Based on other County projects, staff believes it is appropriate to assume that actual quantities may be up 
to 30% greater than shown, particularly with regard to exportation of excess fill material).  

If the funding is available, the total construction period is expected to be shortened, as additional 
equipment and crews will be able to work simultaneously in the various areas of the site (Steve 
Metsch, project architect). The staging area for all construction vehicles will be along the 
northern property boundary near the UPRR right-of-way. Excess fill is proposed to be exported 
off-site using the adjacent railroad right-of-way to access Channel Drive near Cabrillo 
Boulevard, subject to issuance of a right-of-way agreement with Union Pacific. Any use of this 
route for exportation of excess fill or other construction vehicle traffic will reduce construction 
traffic on the immediate neighborhood streets.  

Utilities and Services 

The site is currently served by the Montecito Water District, Montecito Sanitary District, the 
Montecito Fire Protection District, and the Santa Barbara County Sheriff.  The additional 
facilities identified as part of this application will also be served by these Districts.  

Short-term Cut-Through Traffic Reduction Program (CTRP) 

The MAW will take traffic roadway counts in the beginning of their summer 2004 music 
program. In approximately the third week in July 2004, the MAW will implement a simple, 
initial CTRP. This will involve temporary traffic controls, such as person present at the exit 
explaining and handing-out information about not using the MAW private drive as a cut-through 
route, closing gates when activities are not occurring on-site, etc.).    

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 of approval below.  The property and any portions thereof shall be sold, leased or 
financed in compliance with this project description and the approved hearing exhibits and 
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conditions of approval hereto.  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.  

Within three years after granting this permit, construction and/or the use shall commence. (Three 
years is measured from expiration of a 10 day appeal period, or 10 working days after the 
California Coastal Commission (CCC) receipt of Board of Supervisor’s final action, if appealed 
to the Board of Supervisors.  If appealed to the CCC, the date shall be measured from CCC final 
action. 

2. Any activity, event, use, or development of the site that is not expressly allowed under 
this permit or expressly exempt from CDPs under the Zoning Ordinance shall be and is 
prohibited and that all provisions of the permit shall be strictly construed. Subsequent to 
occupancy clearance, modifications to the CUP (other than those that would be exempt 
from permits) shall be subject to MPC review and approval. 

Conditions Derived from EIR Mitigation Measures 

Aesthetics 

3. Compliance with the Tree Protection Plan (Condition 13). The following shall be added to 
the Tree Protection Plan to reduce aesthetic impacts: 

a. The TPP shall emphasize the protection (and retention, where feasible) of existing 
trees and shrubs that are critical to screening the property from off-site (e.g., 
particularly those trees that provide screening of the site when viewed from the north 
and east). In addition, the primary goal of tree maintenance activities (trimming, 
pruning) shall focus on maintaining the long-term health (and retention) of the trees. 
However, wherever possible, the maintenance activities shall also consider the goal 
of maintaining maximum screening provided by tree foliage. Trimming or thinning 
of trees that provide screening as viewed from off-site shall be limited to activities 
necessary to protect the health of the trees, in response to mandatory fuel 
management standards directed by Montecito Fire Protection District, due to serious 
safety concerns, and/or due to serious threats to structures (e.g., significant, unstable 
limb expected to damage roof of structure, etc.).  

Plan Requirements and Timing:. The applicant shall revise the Tree Protection Plan to 
include this requirement and submit this for P&D review and approval prior to approval of 
CDPs. Applicant shall maintain copies of arborist documentation of arborist 
recommendation for tree thinning/limbing for screening trees. P&D shall check the plan for 
compliance with this measure.  

MONITORING: Permit Compliance shall site inspect during construction activities to ensure compliance. 

4. Night-lighting and its intensity shall be minimized to the extent feasible for security and 
safety purposes and night-lighting should be reduced following the close of activities on-
site any given day. Any exterior night lighting installed on the project site shall be of low 
intensity, low glare design, and shall be hooded to direct light downward onto the subject 
parcel and prevent spill-over onto adjacent parcels. The height of night-lighting shall also 
be minimized to reduce its visibility from off-site. This would apply to both the height of 
light fixtures as well as minimizing the location of night lighting in the upper portions 
structures, particularly those at the highest elevations on-site (e.g., recital hall, 
instructional building). Applicant shall develop a Lighting Plan incorporating these 
requirements and provisions for dimming lights after 10:00 p.m., except when activities 
end at or later than 10:00 p.m. For these exceptions, lighting shall be dimmed to the 
maximum extent feasible and at the earliest possible time after 10:00 p.m. At a minimum, 
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the lighting plan shall show all proposed lighting on or along structures, roads, walkways, 
and garden and patio areas. Special consideration shall be given to lighting of perimeter 
development and pathways, driveway entrances and exits and all existing and proposed 
indoor and outdoor lighting on the sides of structures facing the property perimeter (e.g., 
the north and east sides of the student services building and new instructional building 
and the north sides of the new practice studio building and renovated Abravanel Hall) as 
well as the northern parking area to minimize visibility from off-site.. Plan 
Requirements and Timing:  The locations of all exterior lighting fixtures and an arrow 
showing the direction of light being cast by each fixture and the height of the fixtures 
shall be depicted on a Lighting Plan to be reviewed and approved by P&D and the 
MBAR prior to approval of CDPs for grading.  

MONITORING:  P&D and MBAR shall review a Lighting Plan for compliance with this measure prior to 
approval of a CDPs for structures or prior to CDPs for grading (if trenching for lighting is required).  Permit 
Compliance shall inspect structures upon completion to ensure that exterior lighting fixtures have been 
installed consistent with their depiction on the final Lighting Plan. 

5. Use and approval of earth-tone colors (i.e., colors which blend with surrounding vegetation, 
soils, rocks, etc.,) and muted colors for structural development, walls, signs, etc., unless the 
MBAR and P&D (with architectural historian input) conclude that alternative colors would 
be more compatible with the historic estate setting for specific structures. Plan 
Requirements and Timing: The color of the new storage and maintenance buildings shall 
specifically be considered to minimize the visibility of these structures from the north. 
Colors for all structures shall be reviewed and approved by the MBAR and P&D for 
compliance with this measure prior to approval of CDPs for structures. The applicant shall 
present color boards for the specific structures at the architectural meetings and to P&D. 
Buildings shall be painted prior to occupancy clearance. 

MONITORING: Permit Compliance shall site inspect for conformance to submitted color boards during 
construction activities and prior to occupancy clearance. 

6. The landscape plan and tree disposition plan shall be revised to maximize the screening 
ability of site vegetation and to minimize the timeframe for new landscaping to provide 
such screening. At a minimum, the revised landscape and tree disposition plan shall 
include the following: 

a. The plans shall include existing mature trees, perimeter shrubs and historic 
gardens that are proposed to remain as well as new plantings identified in the 
landscape plan. The Music Academy shall include in its landscape plan the 
installation and maintenance of irrigation for the hedge along the northerly 
boundary of the Music Academy property which abuts 87 Butterfly Lane, which 
installation shall occur concurrently with the planting and irrigation of trees along 
the northerly perimeter of the site abutting 87 Butterfly Lane pursuant to 
Condition No. 14. Normal maintenance activities are expected, however, tree 
maintenance trimming should not exceed that explicitly recommended for tree 
health by the arborist and vegetation modification for fire fuel management 
purposes should not exceed that explicitly required by the MFPD10, as these 
activities also reduce vegetative screening of the site. This should be noted on the 
landscape plan as well as in contracts for any landscape maintenance, tree service 
work, or related work on-site.   

                                                 
10 MFPD will limit fuel modification north of the instructional building to removal of decadent (dead) vegetation 
and to limbs of live foliage extending within 10 feet of the building (per 5/11/04 Jim Langhorne site visit and 
5/27/04 MFPD letter). 
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b. An attractive, hardy, drought resistant vine should be planted to screen all portions 
of the proposed storage and maintenance buildings, which would be visible from 
Hwy 101. This vine treatment shall also be considered for portions of all new 
structures in the Master Plan that would be visible from off-site (subject to MBAR 
review and approval), at least until other proposed landscaping reaches sufficient 
height to provide screening for these buildings (and taking into account proposed 
regular pruning and trimming of the eucalyptus windrow along the northern property 
line).  

c. Screening landscaping shall be incorporated along the northern property line and the 
northern portion of the western property line and additional parking lot trees shall be 
added (with the goal in the parking lot area of accomplishing 50% canopy cover in 
10-12 years) to provide screening from the north, to minimize the effects of night 
lighting in the parking area, as well as to break up the expanse of parking area as 
viewed from the historic property interior.   

d. Clinging vines and/or vertical planting shall be provided on trash enclosure walls 
and any other masonry walls where appropriate, as determined by MBAR and 
P&D, to soften the visual effects of the structures and to discourage the 
occurrence of graffiti.   

e. A six foot wall or fence shall be installed along the eastern property line, between 
the northeast corner and the exit driveway, to provide visual screening and so avoid 
land use conflicts (e.g., vehicle headlights in the new parking area shining onto the 
residential properties to the east).).   

f. The largest feasible size of replacement plantings (for trees, shrubs: 15 gallon 
minimum, but also using 24-inch+ box sizes) and/or fast growing plants from the 
landscape plan palette shall be incorporated into the landscape plan where screening 
or immediate visual effect are at issue. This may include, but would not be limited to 
,inclusion of vines on structures that would be visible from off-site and specific 
(new) tree locations where the short-term screening11 is more critical than long-term 
growth due to other existing and proposed plantings in the immediate area (e.g. loss 
of windrow eucalyptus and need for immediate replacement for screening).  

g. The final landscape plan shall augment landscaping near the proposed emergency 
access on Fairway to minimize views into the site. 

h. Vines shall be planted on the roof of Abravanel Hall in a manner which allows 
them to “spill” over the top of this structure (or alternatively, vines may be 
designed to grow up Abravanel Hall from plantings on the northern face balcony). 
The goal of placing vines on the north face of Abravanel Hall would be to provide 
screening of the structure from the north, until new plantings north of the new 
parking area are mature. The vines would serve to break up the massing and to 
provide partial screening of this structure as viewed from off-site.  

i. The final landscape plan shall include additional trees or shrubs between the 
western property line from Fairway Road to the northern extent of the El 
Montecito Verde condominiums and the entrance drive. 

 

                                                 
11 Sometimes installation of larger trees addresses short-term screening, but installation of smaller plantings may 
result in faster establishment and overall growth. 
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j. Additional trees (and potentially shrubs) consistent with the historic designed 
landscape (possibly acacia, oaks, pittosporum) shall be planted between the 
reflection pool garden and any new access road to the west of this garden to 
ensure its screened setting is maintained.  

k. Protection of the existing trees and planting of additional trees and shrubs north of 
the instructional building and east of the student services building shall be 
emphasized to provide maximum screening of these new structures from off-site. 
Planting of additional screening vegetation on the slope above the exit drive and 
on the slope west of Butterfly Lane shall begin no later than the fall of 2004., in 
coordination with the project landscape architect and an arborist, butterfly expert 
and architectural historian with landscape expertise. These experts shall be 
consulted to review proposed plantings consistent with project conditions that 
address new plantings on-site (e.g. tree protection plan, landscape plan, butterfly 
enhancement plan, perimeter landscaping requirements, and requirements that 
address the historic nature of the site landscaping). The applicant shall document 
these plantings and shall identify the plantings on the proposed final landscape 
plan (when applying for project CDPs). (This planting would occur prior to the 
MAW applying for CDPs for Master Plan implementation and a separate CDP 
would not be required for installation of these plantings).  

Plan Requirements/Timing:  Prior to approval of CDPs for grading, the applicant/owner 
shall enter into an agreement with the County to install required landscaping and water-
conserving irrigation systems and maintain required landscaping for the life of the 
project. The applicant shall also submit four copies of a final landscape and water-
conserving irrigation plan to P&D for review and approval.   Prior to occupancy 
clearance, landscape and irrigation shall be installed.  

MONITORING:  Prior to occupancy clearance, Permit Compliance staff shall photo document 
installation. Permit Compliance staff shall check maintenance as needed.  Release of any performance 
security requires Permit Compliance signature. 

7. Future structures shall not exceed the heights (including maximum height above sea level 
as indicated by story poles erected prior to the MPC hearing of 5/19/04) or the overall 
sizes of structures identified in the project description and on the project plans. Post 
discretionary approval changes to proposed building heights which do not exceed, but 
rather reduce the heights or sizes identified in the project description and on the project 
plans would also be acceptable. Plan requirement: This measure shall be included on 
building plans.  Timing:  Plans shall be submitted prior to approval of Coastal 
Development Permits for structures. 

MONITORING:  Height of building(s) shall be checked by Building and Safety during frame/inspection 
approval. 

8. The graffiti on the remaining section of the northern wall shall be removed and the wall 
shall be painted in a color which blends in with the surrounding landscape. This wall 
shall be repainted within 72 hours, as necessary, if there is new graffiti in the future. If 
feasible, this wall section shall also be planted with a vine to reduce re-occurrence of 
graffiti or the wall may be permanently removed subject to compliance with tree 
protection measures and replaced with a vine covered fence, railing, or wall. Plan 
Requirement/Timing:  The applicant shall submit proposed wall color for review and 
approval by MBAR and P&D and shall subsequently submit photo-documentation to 
show that this measure has been implemented prior to approval of CDPs for structures.  
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MONITORING:  P&D shall site inspect. If new graffiti is observed, Permit Compliance shall direct Music 
Academy to repaint this wall section 

Air Quality 

9. If any portion of the project site is graded and left undeveloped for over 30 days, 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 the Air Pollution Control District 
and/or P&D. 

If grading activities are discontinued for over six weeks, applicant shall contact both 
Permit Compliance staff and the Grading Inspector to site inspect revegetation/soil 
binding. Plan Requirements: These requirements shall be noted on the grading plan.  
Timing:  The final grading plan shall be submitted to P&D for review and approval prior 
to approval of CDPs for grading. 

MONITORING:  Permit Compliance staff and Grading Inspector shall perform periodic site inspections. 

10. Dust generated by the development activities shall be retained onsite and kept to a 
minimum by following the dust control measures listed below.  Reclaimed water should 
be used whenever possible. 

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. (Wetting of 
soil shall be sufficient to minimize dust only and should not be to an extent that 
soil is washed off the site or into storm drains). 

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 morning and 
after work is completed for the day and whenever the wind speed 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. 

d) Trucks transporting soil, sand, cut or fill materials and/or construction debris to or 
from the site shall be tarped from the point of origin. 

e) The contractor or builder shall designate a person or persons to monitor the dust 
control program and to order increased watering, as necessary, to prevent 
transport of dust 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 P&D and the Air Pollution Control District prior to 
land use clearance.   

Plan Requirements: All requirements shall be shown on grading and building plans 
prior to approval of CDPs for grading.  Timing: This condition shall be adhered to 
throughout all grading and construction periods. 
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MONITORING: P&D shall ensure measures are on plans.  Permit Compliance, Grading, and Building 
inspectors shall spot check; Grading and Building shall ensure compliance on-site.  Permit Compliance and 
APCD inspectors shall respond to nuisance complaints.    

11. The applicant shall secure a Right-of-Way Agreement from the Union Pacific Railroad, if 
UPRR will grant such access for a 90-day period and, if available, an extension at a 
reasonable cost.  Plan Requirements and Timing:  Prior to approval of a Coastal 
Development Permit for grading, the applicant shall provide P&D with a copy of the 
Right-of-Way Agreement for access purposes, indicating ability to utilize the railroad 
right-of-way to export fill offsite (for a minimum 90 day period). Large truck deliveries 
of building supplies shall also utilize this access while it is available. 

 MONITORING:  P&D shall ensure the Agreement has been secured. 

Archaeology 

12. All contractors and construction personnel shall be alerted to the potential for disturbing 
unknown archaeological artifacts and remains during grading.  In the event 
archaeological remains are encountered during grading, work shall be stopped 
immediately or redirected until a P&D qualified archaeologist and Native American 
representative are retained by the applicant to evaluate the significance of the find 
pursuant to Phase 2 investigations of the County Archaeological Guidelines.  If remains 
are found to be significant, they shall be subject to a Phase 3 mitigation program 
consistent with County Archaeological Guidelines and funded by the applicant.  Plan 
Requirements/Timing: This condition shall be printed on all building and grading plans. 

MONITORING:  P&D shall check plans prior to issuance of Coastal Development Permits for grading 
and shall spot check in the field. 

Biological Resources  

13. A Butterfly Habitat Restoration and Enhancement Plan shall be prepared by a P&D 
approved monarch butterfly specialist in coordination with the preparer of the landscape 
plan. This plan shall be included as a separate component of the final landscape plan. The 
goal shall be to plant a circle of tall trees that enclose an open space, generally on the south 
and east sides of Miraflores. The maximum area shall be restored and enhanced on this 
slope (the restoration area shall not be limited by the designated area on the preliminary 
landscape plan).  

a) The plan shall be coordinated with the Montecito Fire Protection District (MFPD) to 
ensure that fire safety vegetation clearance is accounted for and designed into the 
proposed planting program. The specific plantings shall also be discussed with MFPD as 
proper placement (in relation to structures) may minimize the need for extensive pruning 
and other maintenance activities. In order to ensure coordination, the applicant shall 
provide written documentation from Montecito Fire Protection District stating specific 
requirements for tree trimming in this area following a meeting with the Music 
Academy and a specialist on monarch butterflies, acceptable to the County. To ensure 
that habitat enhancement is maximized in this area, vegetation clearance for fire safety 
shall not exceed the requirements identified by MFPD; 

b) Approximately 10 eucalyptus trees or other trees including oaks, sycamores, ironwood 
bay trees or other trees deemed acceptable by the monarch specialist and P&D shall be 
planted in front of the existing eucalyptus row, behind (south and east of) Miraflores to 
provide adequate density;   
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c) The slope plantings shall be planted in a manner that will contribute to the creation of a 
protected circle; 

d) Additional eucalyptus or a combination of sycamores, tall coast live oak trees or other 
tall trees identified in b) above shall be incorporated to increase the density of trees in 
this area; 

e) Trimming of trees and shrubs near Miraflores to allow ocean views shall be prohibited, 
given this area’s designation as a butterfly enhancement area. Trimming in this area 
would run counter to this goal. Trimming shall only be allowed to address mandatory 
Fire District requirements and/or to address imminent health threats to the trees (as 
identified by an arborist report). In the unlikely event that trees must be substantially 
trimmed or removed to address imminent health threats (e.g., concern that the tree likely 
to fall on the structure), replacement trees shall be planted; 

f) The enhancement area shall be planted in a manner which provides for a perimeter of 
dense, tall trees; 

g) Some of the new trees in the enhancement area (5-10% of total trees in this area, or as 
determined appropriate by P&D biologist) shall be larger, 24-inch box trees that have 
been shaped for height to accelerate immediate replacement of foraging and nesting 
habitat on-site for smaller bird species and roosting habitat for monarch butterflies. It is 
understood that the majority of trees planted would be from smaller containers, which 
provide benefits over the long-term. The restoration plan shall specify the type and size 
of trees to be planted, taking into account the proposed planting location and species;  

h) Where space permits, the landscape plan shall be modified (and expanded in area) to 
include more clusters or groves of native plantings to enhance their habitat value. This is 
particularly applicable on the slope areas south and east of Miraflores, where there may 
be room to cluster more oaks adjacent to existing oaks. In addition, native under-story 
plants (e.g., groundcovers and low-growing shrubs) could be used to increase habitat 
complexity and diversity (i.e. value to wildlife) and to help compensate for the fact that 
space will not allow a replacement ratio of 3:1 for non-native trees. It is possible to 
accommodate this goal as well as maintaining a butterfly enhancement area that includes 
tall trees on the perimeter and a sort of opening in the center, a typical component of 
monarch aggregation sites.  The density, species, and long-term maintenance in this area 
should ensure this area would not become overgrown, consistent with the goal of re-
establishing habitat for monarch butterflies in this area; 

i) A P&D qualified arborist or biologist shall oversee such installation; 

j) The applicant shall meet with the Park Department to determine the feasibility of 
providing off-site plantings (e.g., at Lookout Park) to address cumulative loss of 
monarch butterfly habitat.  This could potentially involve planting of both trees and 
milkweed; and 

k) Long-term maintenance requirements shall be specified to include on-going, 
periodic monitoring and weeding out of detrimental invasive species in the 
butterfly enhancement area.   

Plan Requirements and Timing: The applicant shall submit the revised Landscape Plan, 
including the Butterfly Habitat Restoration and Enhancement Plan component for P&D and 
MBAR review and approval prior to approval of CDP for grading.   

MONITORING: Permit Compliance shall site inspect to ensure implementation of plan as approved.  
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14. A tree protection and replacement program, prepared by a P&D-approved 
arborist/biologist shall be implemented.  The program shall incorporate all protection and 
mitigation measures identified in the Bill Spiewak reports dated January 30, 2003, 
September 7, 2003, April 2, 2004 and May 18, 2004. These measures include, but are not 
limited to requirement for root pruning and irrigation in the winter of 2004 for trees with 
grading to occur within the critical root zone, such as some trees north of the new 
instructional building, Miraflores, Abravanel Hall, the new parking areas and south of The 
Rack). Tree removal shall be minimized wherever possible. The plan shall further include, 
but not be limited to, the following components:  

A. Program elements to be graphically depicted on final grading and building plans: 

a) The location and extent of dripline for all trees and the type and location of any 
fencing. Trees located beyond 50 feet of proposed construction and staging activities 
may be shown with overall canopy and then size, type and number of trees simply 
listed for the canopy area). The critical root zones of trees located within 50 feet of 
construction activities shall be determined by an arborist and indicated on plans. The 
existing tree disposition plan shall be updated accordingly.  

b) Construction envelopes shall be designated (fenced or otherwise clearly demarked in 
the field) to clarify the boundaries of the development area and to avoid damage to 
protected trees12 and other vegetation on-site. All ground disturbances including 
grading for buildings, access-ways, easements, subsurface grading, sewage disposal 
and well placement shall be prohibited outside construction envelopes.   

c) Equipment storage and staging areas shall be designated on approved grading and 
building plans, preferably within existing paved areas of the site (but outside of the 
easement along the exit drive) to avoid damage to protected trees. Special 
consideration shall be given to proposed construction access for trucks using the 
UPRR right of way with regard to protection of the eucalyptus trees. 

d) Paving shall be pervious material wherever possible (e.g., gravel, brick without 
mortar) where access roads or driveways would be extended to encroach within the 
critical root zones of protected trees, except where roots will already be cut for 
project development and would be unlikely to grow back into these areas (e.g., the 
northern parking lot) as determined by the arborist.  

e) Permanent tree wells or retaining walls to protect trees in proximity to grading work, 
new fill material, or changes in drainage shall be specified on approved plans and shall 
be installed prior to approval of Coastal Development Permits for project 
grading/construction activities.  A P&D qualified arborist or biologist shall oversee 
such installation. 

f) Drainage plans shall be designed so that tree trunk areas are properly drained to avoid 
ponding.  These plans shall be subject to review and approval by P&D or a P&D 
qualified biologist/arborist. 

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

                                                 
12 “Protected” trees are defined as those not identified for removal or transplanting. 
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h) All access improvements (e.g., along the allee, northern parking area, new service 
turn-out, etc.) shall minimize tree removal to the maximum extent possible. If a new 
return lane to Fairway is ever added pursuant to direction at MPC compliance 
hearings (to address CTRP) ,  this lane would have specifically limited use (for 
returning vehicles unrelated to the Music Academy back onto the public road) and, 
therefore, would not be subject to standard roadway design standards. Therefore any 
future lane construction shall be designed to absolutely minimize any tree removal.   

B. Program elements to be printed as conditions on final grading and building plans: 

a). All replacement trees shall be identified as to species, size and location on the final 
landscape plan. Any performance securities required for installation and maintenance 
of the replacement trees identified in the proposed landscape plan will be released by 
P&D after its inspection and approval of such installation.  A drip irrigation system 
with a timer shall be installed. Trees shall be planted prior to occupancy clearance 
and irrigated and maintained until established (five years).  The plantings shall be 
protected as necessary (e.g., gopher fencing) during the maintenance period. 

b). It is acknowledged that the standard tree replacement ratios of 10:1 for native trees and 
3:1 for non-native trees cannot be accommodated on-site given the extensive tree 
removal proposed on-site. However, the landscape plan shall maximize the number of 
replacement trees to be replanted on-site as well as the size of the replacement trees 
(only where immediate visual screening is an issue). Non-native trees removed can also 
be replaced with natives, except in area(s) proposed for restoration for monarch habitat 
or where specific non-native species have been identified as replacement trees to address 
specific aesthetic or historic impacts (as identified in the aesthetic and historic resource 
sections’ mitigation measures). If unanticipated damage or loss of trees results from 
construction activities, these trees shall be replaced at the standard ratios identified 
above. 

c). Tree removal shall be timed to avoid the period of peak breeding activity for birds. 
Therefore tree removal shall be limited to late July through early February. This 
condition shall be re-visited in the unexpected event that monarch butterflies return to 
roosting on-site. If this occurs, the site would need to be carefully monitored to 
determine the extent to which trees on-site are providing habitat for birds and monarch 
butterflies and tree removal timing revised accordingly. 

d). No grading (any earthwork activities) or development shall occur within the critical 
root zones of protected13 trees that occur in the construction area, except as identified 
in the Board of Supervisors approved plans. Where grading, trenching, or other 
earthwork activities would occur within the critical root zone (as established by a 
qualified arborist and indicated on the grading plans), the arborist shall be present 
during earthwork to determine the best way to accomplish necessary grading, while 
protecting the health of the tree to the maximum extent feasible. Where it is possible 
to minimize damage to trees identified for removal, protection and retention of these 
trees shall also be attempted. 

e). All protected trees within 25 feet of proposed ground disturbances shall be 
temporarily fenced with chain-link or other material satisfactory to P&D throughout 
all grading and construction activities.  The fencing shall be installed outside the 
critical root zone of each protected tree unless infeasible consistent with the approved 
grading plan (e.g., tree numbers 42 and 43 located north and west of existing Wood 2) 

                                                 
13 Protected trees are those not specifically proposed for removal on the approved tree disposition plan. 
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and shall be staked every six feet. Where fencing cannot be accommodated outside of 
the critical root zone, alternate maximum protection shall be provided pursuant to 
arborist recommendation, including but not limited to fencing with or without stakes 
closer to the tree, placement of straw bales between the construction area and trees to 
be protected, etc.  

f). No construction equipment shall be parked or stored within any protected tree critical 
root zone.  No construction equipment shall be operated within six feet of any 
protected tree critical root zone, except as allowed pursuant to the approved final 
grading plan and tree protection plan (e.g., grading would occur within the critical 
root zone of several trees such as the Moreton Bay Fig and a swamp mahogany near 
the new service entry to the instructional building as identified on the project plans). 
The tree protection plan shall identify which trees would fall within this exception. 

g). No fill soil, rocks, or construction materials shall be stored or placed within the 
critical root zone of all protected trees unless such fill is identified on the final 
grading plan. Any approved fill shall be minimized to the maximum extent feasible in 
these areas. The tree protection plan shall identify which trees would fall within this 
exception. 

h). No artificial surface, pervious or impervious, shall be placed within the critical root 
zone of any protected tree, except as allowed pursuant to the approved final grading 
plan (e.g., grading and building construction would occur within the critical root zone 
of several trees such as the Moreton Bay Fig tree as identified on the project plans). 
Where this would occur, arborist recommendations shall be incorporated to minimize 
degradation to affected trees. The tree protection plan shall identify which trees 
would fall within this exception. 

i). Any roots encountered that are one inch in diameter or greater shall be cleanly cut. 
This shall be done under the direction of a P&D approved arborist/biologist. 

j). Any trenching required within the critical root zone or sensitive root zone of any 
specimen tree shall be done by hand, except as allowed in d) above. 

k). No permanent irrigation shall occur within the critical root zone of any existing oak 
tree, unless irrigation has historically occurred in this area.  

l). Any construction activity required within three feet of a protected tree's critical root 
zone shall be done with rubber wheeled equipment or hand tools, (the latter for oaks), 
except as allowed in d) above. 

m). Only designated trees shall be removed. 

n). Any trees which are unintentionally or accidentally removed and/or damaged (more 
than 25% of root zone disturbed) during construction activities shall be replaced and 
maintained for the life of the project.  Posting of a performance security may also be 
required as well as hiring of an outside consultant biologist to assess the damage and 
recommend mitigation.  The required mitigation shall be done immediately under the 
direction of P&D prior to any further work occurring on site.   

o). Maintenance of proposed replacement trees and shrubs shall be accomplished through 
water-conserving irrigation techniques. 
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p). The four oak trees scheduled for transplanting on the tree disposition plan shall be 
boxed and replanted as proposed on-site. These trees shall be maintained and 
monitored until clearly established or replaced.  

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

r). A P&D approved arborist shall be onsite throughout all grading and construction 
activities which may impact trees proposed for protection that are located near the 
northern property line, near the new secondary access road, north of the new 
instructional and practice studio buildings, east of the student services building and in 
other locations where protected trees would be located within 25 feet of the edge of 
heavy equipment. With regard to field changes affecting trees north of the 
instructional building and east of the student services building, the arborist shall 
provide recommendations on all such field changes, which recommendations will be 
adhered to by the Building Inspector.  The arborist shall notify the owners of 87 
Butterfly Lane to report his recommendations once he has made the same.  The 
arborist shall also provide a copy of the Building Inspector’s determination regarding 
field changes to said owners. 

s). The contract with the construction contractor shall include specific provisions for 
payment of substantial penalties for failure to protect trees on-site consistent with 
related project conditions (sample of the included contract language shall be 
submitted to P&D). 

Plan Requirements:  Prior to approval of Coastal Development Permit for grading, the 
applicant shall submit a copy of the tree protection plan to P&D for review and approval.  
All aspects of the plan shall be implemented as approved.  Prior to approval of Coastal 
Development Permit for grading, the applicant shall successfully file and receipt evidence 
of posting a performance security which is acceptable to P&D.  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 evaluate all tree protection and replacement measures.  Release of 
performance security requires Permit Compliance staff signature.   

15. Excavation work within or adjacent to protected trees shall be avoided to the maximum 
extent feasible.  Where excavation must be performed within sensitive areas (as 
determined by P&D), it shall be performed with hand tools only unless determined 
infeasible and alternate method approved by arborist pursuant to condition 12Bd above.  
If the use of hand tools is deemed infeasible by P&D, excavation work may be authorized 
by P&D to be completed in another manner (e.g., with rubber-tired construction 
equipment weighing five tons or less.  If significant large rocks are present, or if spoil 
placement will impact surrounding trees, then a small tracked excavator (i.e., 215 or 
smaller track hoe) may be used as determined by P&D staff (e.g., to accommodate 
grading for the new service entry -not a vehicle driveway- into the instructional building).  
Trenching routes for installation or extension of new utilities shall be reviewed and 
approved by P&D and shall be shown on project grading plans prior to approval of CDPs 
for grading. Plan requirements and Timing:  The above measure shall be noted on all 
grading and construction plans prior to approval of related CDPs.   

MONITORING:  P&D shall ensure compliance on site during construction. 
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16. The final landscape plan shall be reviewed to ensure that the new plantings around the 
Miraflores outdoor terrace would not include non-native invasive species (except 
eucalyptus), particularly species that could compromise the success of the monarch 
butterfly enhancement area. Long-term monitoring to address removal of detrimental, 
non-native species shall also be addressed in the final landscape plan. Plan 
Requirements and Timing: The applicant shall submit the final landscape plan 
consistent with this measure. P&D shall review and approve this component prior to 
approval of CDP for grading.  

MONITORING:  P&D shall ensure compliance on site during construction and follow-up compliance 
evaluations. 

17. The final landscape plan shall include a component which identifies the various project 
conditions that address the project landscaping from the tree protection plan to the 
butterfly enhancement plan to measures specific to maintaining the integrity of the 
historic designed landscape. This shall be referenced and used to guide on-going 
maintenance activities on the project grounds and to facilitate compliance with project 
conditions that are designed to protect the aesthetic, historic and biological values of the 
site’s natural vegetation and historic designed landscape plantings. Plan Requirements 
and Timing: This component shall be submitted as part of the final landscape plan. P&D 
shall review and approve this component prior to approval of CDP for grading.  

 MONITORING:  P&D shall ensure compliance on site during construction 

Fire Protection 

18. The applicant shall work with MFPD to define in greater detail acceptable quantities and 
types of rummage and/or resale items which can be stored on-site as well as specific 
locations   for storage. However, in no case shall this be interpreted to override limitations 
imposed by other project condition(s) regarding where rummage/resale items may be stored. 
Plan Requirements and Timing: A plan which describes the agreement with MFPD (in 
text and graphic depiction on plans), with regard to on-site storage of rummage and resale 
items shall be submitted prior to approval of CDPs for structural development. The Fire 
Department shall sign-off on plans prior to approval of CDPs for structural development. 

MONITORING: Permit compliance shall field check proposed storage areas in coordination with MFPD 
following occupancy to ensure compliance with the above-referenced agreement. 

19. The applicant shall work with MFPD to ensure access and design of the Master Plan 
complies with MFPD requirements. Plan Requirements and Timing: Prior to approval of 
a CDP for grading or development, the plans shall be reviewed and approved by the MFPD 
to ensure the project circulation design, fire suppression water, and sprinklers are consistent 
with Fire District requirements.  

MONITORING: Permit compliance and building inspectors shall field check to ensure compliance during the 
construction phase. 
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Historic Resources 

20. The following recommendations in the Final Phase 1-2 Historic Resources Study 
submitted by Lex Palmer (January 7, 2000; Update Letter April 6, 2000) shall be 
incorporated into the project design: 

a) Completion of the appropriate California Department of Parks and Recreations 
Forms 523 (Primary, Location, and Building, Structure, and Object) for 
submission to the UCSB Department of Anthropology’s Central Coast 
Information Center for all historic structures; 

b) Historic American Building Survey (HABS) documentation consisting of HABS 
Level II drawings and photographs shall be performed on the Music Academy 
property to show the spatial relationships between the buildings and existing 
landscape features; preparation of HABS Level 1 documentation of Miraflores 
consisting of measured drawings and large format photographs, history and 
description of the building, courtyard, and surrounding landscaping; 

c) The Miraflores extension shall replicate the original construction techniques, all 
original configurations, and shall utilizes the original window and door hardware. 
The change must be documented and plans detailing this placed in the Music 
Academy archive;  

d) Preliminary and Final Working drawings, including landscape plans for the 
project shall be reviewed by a Santa Barbara County approved architectural 
historian and an expert in historic landscape design to insure compliance with 
mitigation measures addressing historic resources. 

e) The character-defining elements of the Miraflores west elevation are the plain 
wall surfaces, low-massing, fenestration, doorways, and building hardware such 
as downspouts, door latches and locks. The new construction associated with the 
student services building link to existing Miraflores shall be differentiated from 
the old and shall be compatible with the massing, size, scale, and architectural 
features to protect, the historic integrity of the property and its environment. The 
introduction of a visual gap in the wall created by a plaster reveal 2-4 inches deep 
on the exterior and interior junction of the new student services building hallway 
and Miraflores north elevation achieves this goal. The interior reveal shall be 
accentuated by the use of different floor tile or a metal seam in the floor. The 
Final Plans should be placed on file with Kurt Heifrich, Curator of the 
Architectural Drawing Collection, University Art Museum, University of 
California Santa Barbara, CA 93106  893-5354 

Plan Requirements and Timing:  All construction techniques and other recommended 
measures related to historic resources (e.g., landscape plan) shall be incorporated into 
design of the project and detailed on building plans.  The final grading, landscape, and 
building plans shall be reviewed and approved by P&D, a P&D approved architectural 
historian, an expert in historic landscaping design and the MBAR prior to approval of 
CDPs for grading or construction.  The Historic Resources Reports and Addenda shall be 
made available to each of the afore-mentioned parties prior to their review of the final 
plans. The final plans shall also be brought to the County Landmarks Committee for their 
comments prior to approval of CDPs for grading. Prior to approval of CDPs for grading, 
the applicant shall submit to P&D written confirmation that all applicable forms and 
documentation of historic structures have been prepared and submitted consistent with 
these measures. Special emphasis, including photo-documentation of all elevations, shall 
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be given to Miraflores, as this historic structure would be physically altered as a result of 
project implementation. 

MONITORING:  Building Inspectors shall ensure that all elements have been installed according to the 
approved plans.  If another Historic Resources survey (showing that appropriate materials have been 
utilized) is determined by P&D to be required, P&D will ensure recommended materials and architectural 
elements have been incorporated prior to occupancy clearance. 

21. The applicant shall contract with an architectural historian (with input, as necessary from 
an expert in historic landscape design) who shall review and consult with P&D to ensure 
project plans (grading, landscape, structural development, any signs or commemorative 
plaques, etc.) are appropriately revised pursuant to project conditions that address historic 
resources.. The contracted specialists shall also be required to attend at all MBAR, and 
Historical Landmark Committee meetings and to monitor construction and consult with 
P&D as necessary during construction to ensure development’s consistency with 
approved plans. Plan Requirements and Timing: The applicant shall submit the 
proposed contract to P&D for review and approval with applications for CDPs. The 
architectural historian shall be available to answer questions raised by P&D, MBAR, and 
the Landmark Committee and shall sign-off on all final plans prior to approval of CDPs. 

MONITORING:  The architectural historian and historic landscape expert shall periodically monitor site 
development and shall sign off that development has been implemented consistent with the conditions of 
approval and approved plans, prior to occupancy clearance for the historical structures.  Building Inspectors 
and Permit Compliance shall inspect to ensure that grading and other improvements are consistent with 
approved plans. 

22. The new courtyard shall be modified to include replacement trees for those removed. In 
addition, the alignments of the historic axial path system should be represented by 
embedding original materials (e.g., random cut stone, cast concrete textured to give the 
impression that they are stone,  brick). New hardscape materials shall follow the historic 
design wherever possible, with the exception that  the spaces between concrete pavers 
may be a gravel-textured concrete instead of the original gravel matrix (to better conform 
to ADA standards). Plan Requirements and Timing: The applicant shall submit a 
revised landscape for P&D and BAR review and approval, prior to approval of CDPs for 
grading. The revised plan shall include the above changes.   

MONITORING:  Building Inspectors and Permit Compliance shall inspect to ensure compliance with the 
approved landscape and grading plans. The hardscape materials in the new courtyard shall be installed and 
planting of replacement trees in this area shall be initiated prior to occupancy clearance for the student 
services building.  

23. The existing pathway shall be retained across the new secondary access road (near 
Miraflores) and the plants and shrubs shall be retained on either side of the road. The 
surface of this emergency-only access road shall be planted if a surface that can be 
planted is acceptable to Montecito Fire Protection District. A botanical specialist should 
monitor cut and compaction activities associated with installation of this emergency 
access road to avoid/minimize damage to trees. Plan Requirements and Timing: Prior 
to approval of the CDP for grading, the tree disposition, grading and landscape plans 
shall be revised to address the above changes.  

MONITORING: Permit Compliance shall site inspect to ensure construction of the secondary access road, 
as approved.  
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24. The landscape plan shall be revised to reduce impacts to the historic designed landscape, 
including adverse changes to spatial relationships, views between various site features, 
views from off-site, and to provide offsetting enhancement of altered historic landscape 
features. 

a) Existing vegetation shall be retained or, if replacement plantings are necessary, 
new vegetation of a similar character shall be planted that would screen the new 
construction from the pool/terrace area.  

b) The Reflecting Pool Garden shall retain its original design. 

c) More sky-line eucalyptus trees (or other skyline trees that are acceptable from a 
historic landscape perspective) shall be included in the landscape plan. 

d) The pittosporum hedge along the allee shall be revised to be continuous, (e.g., not 
open for views into the new “Encore Society Garden.”) 

e) Perennial flowers  should not be planted as a linear feature along the (allee) 
hedge. 

f) The hardscape and landscape design of the central courtyard shall reflect Thiene’s 
design approach (geometric and axial alignment of features). 

g) A few rose bushes typical of the period, shall be reintroduced into the garden to 
partially restore the garden originally conceived by Thiene as a rose garden. 

h) A plaque to both Reginald Johnson and Paul Thiene shall be located on the 
original.  Miraflores building and a plaque to Yoch shall be placed in the Don 
Quixote courtyard (with 1992 redesign noted). An alternative would be a plaque 
to all three on the entry gate walls on The Fairway. The language and design of 
the plaques shall be reviewed and approved by an architectural historian 
acceptable to P&D. 

i) Skyline trees of a similar character and height should be planted (maximum 
number feasible) to replace the approximately 20 eucalyptus trees planned for 
removal. 

j) The Encore Society Garden, shall be screened from the allee and the Reflecting 
Pool Garden and path leading to it. 

k) The newly rendered topiary accents in the Octagon Forecourt shall be removed. 

l) A qualified historic landscape architect shall review the final plans for the 
landscape design and monitor the work as it proceeds in order to assure that 
Thiene’s original landscape design is adhered to as closely as possible.  

Plan Requirements and Timing: Prior to approval of the CDP for grading, the plans 
shall be revised to address the above changes. The plan shall be approved by the MBAR, 
and P&D in consultation with the contracted historic landscape architect prior to approval 
of CDPs for grading. 

MONITORING: Permit Compliance shall site inspect to ensure installation of landscaping consistent with 
approved plans. 
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Land Use Compatibility 

25. The developer shall clear the project site of all excess construction debris. If the 
improvements are developed in phases, the debris shall be removed at the completion of 
each phase, at a minimum.  Plan Requirement:  This requirement shall be noted on final 
building plans prior to approval of CDPs for structures..  Timing:  Debris clearance shall 
occur prior to occupancy clearance for each phase of development. 

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

26. On-site resale/retail sales and viewing of merchandise shall be limited to merchandise 
located in Treasure House and The Rack only. Under no circumstances shall resale items be 
available for viewing or sale if they are located in another location on-site. Resale 
merchandise may be stored at the Rack, Treasure House and any excess merchandise which 
cannot be accommodated in Treasure House or The Rack may also be stored in the new 
Storage building between Treasure House and The Rack and in the new 
Storage/Maintenance building. May Madness rummage may be stored without time 
limitation in areas specifically designated for storage on the building plans.  

Plan Requirements and Timing: Project plans shall specify the restrictions and exceptions 
for storage of rummage and resale as indicated above. The plans shall be reviewed and 
approved by P&D and MFPR prior to approval of CDPs for structures. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

27. All construction related vehicles (including construction worker vehicles), equipment, and 
supplies shall be located within the project site. In addition, waiting trucks (supply delivery 
trucks, vehicles transporting fill, etc.,) shall wait on-site (and outside the portion of the exit 
drive which is actually off-site and within an access easement to the MAW14), rather than on 
neighborhood streets. The contractor shall control vehicle traffic through the site (as part of 
the CTRP) using traffic control personnel at both the entrance and exit gates. In the event 
that the project gate(s) are closed during construction, contractor shall otherwise control 
vehicle entry.   

Plan Requirements and Timing: The project grading and construction plans shall 
graphically specify the locations (on-site) for all construction related vehicle parking, 
staging/equipment storage areas, and waiting areas for supply trucks and vehicles 
transporting excess fill material. This information shall be indicated on the plans and shall 
be reviewed and approved by P&D prior to approval of CDPs for grading., to ensure the 
staging and parking areas do not impact the site’s biological or historic resources. In 
addition, contractor shall ensure that access through the site is controlled to minimize cut-
through traffic. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 

28. Music Academy fundraisers on campus shall be subject to the any given time, daily and 
seasonal attendance caps. The exception to this shall be limited to one, 1-day event per year, 
held during the non-summer season, which shall be unrestricted with regard to attendance 
caps (e.g., May Madness). 

29. Indoor amplification shall be located where doors and windows can (and shall) be closed to 

                                                 
14 The exception shall be that trucks with supplies for specific areas (e.g., new trees to be planted north of the 
instructional building location) shall be allowed to park and unload/load supplies here. 
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reduce spill-over of noise onto adjacent properties. Construction design shall take this into 
account by ensuring alternate air circulation in areas where windows may need to remain 
closed for extended periods. To avoid potential nuisance complaints, non-opening windows 
may be incorporated into areas of the building(s) where indoor amplification is expected 
Plan Requirements and Timing: Air circulation method(s) shall be identified on the 
project plans for portions of the building(s) which may include indoor amplification prior to 
approval of CDPs for applicable structures. 

MONITORING: Building & Safety shall check for appropriate inclusion on plans and proper construction 
methods in the field to accomplish this condition.  

30. The applicant shall submit a Cut-through Traffic Reduction Program (CTRP) to minimize 
land use compatibility impacts associated with any increased traffic in the surrounding 
residential neighborhood prior to approval of CDPs for the first phase of grading. The 
plan shall be implemented prior to occupancy clearance (with the exception of occupying 
the Miraflores remodel). The plan shall be designed consistent with, but not limited to, the 
description in the ATE traffic study dated 9/17/03. Some of the components from the 
ATE study are detailed below and some additional requirements have been added. The 
components identified below may be modified if it is determined that such modifications 
would still result in an effective CTRP. 

a) Provide a “ticket-spitter” before arriving at the fork in the entrance drive, where the 
driver would receive a ticket and provide signage that indicates that validation of the 
ticket will be required or a minimum $10.00 fee will be charged upon exiting the 
site. 

b) An access card, pass or sensor installed on the windshield to open the gate (rather 
than punching in a code) shall be issued to Music Academy staff, faculty, for up to 
10 student vehicles and others who are regularly on-site when the gates are normally 
closed. There shall be a protocol for either confirming the card holder at the kiosk 
(through information on the card) or for regularly checking to see which cards have 
been used and how often (to ensure access cards have not been duplicated or 
otherwise used improperly). In addition, such access card, pass or sensor shall be 
valid for no more than 12 months from the date of issue.  

c) Whenever the entrance gates are open, a kiosk on the exit segment shall be manned 
to collect validated tickets or the exit fee (for non-validated tickets). If cut-through 
vehicles are found to be cutting through at other times (by following other cars in 
through the gate or because access cards are being inappropriately reproduced), the 
kiosk shall be manned during these times of known cut-through traffic. A computer 
system shall be used to track cut-through vehicle data for the CTRP.  

d) Others who frequent the site intermittently, but who do not have access cards, would 
access the site by using an intercom system at the entrance, (like the existing 
system), to contact administrative personnel, the caretaker, etc. to allow entry. 

e) If the CTRP is not found to be successful in substantially reducing cut-through 
traffic, the MPC shall consider the need for and specific modifications to improve 
the program’s effectiveness (as necessary) at their regular compliance hearing(s). 
The MPC shall determine the need to implement modifications to the program, 
including, but not limited to the options identified below: 

i) Increasing the times and times of day when the kiosk is manned; 

ii) Increasing the fee to $20.00 or more for cut-through vehicles; 
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iii) Adding a manned presence (second kiosk) at the entrance near the ticket 
spitter; 

iv) A narrow, chip-sealed CTRP return lane shall be installed between the 
existing entrance road and the reflection pool garden. A kiosk shall be placed 
prior to the fork in the entrance road. There shall be a mechanical arm or gate 
on the access road continuing north past the kiosk to allow kiosk personnel 
to stop cut-through vehicles and turn them back to Fairway using the return 
lane.  There shall also be two mechanical arms or gates, controlled by 
kiosk personnel, installed at both ends of the return lane to: 1) keep vehicles 
parked in the allee from using the return lane as an exit back to Fairway and 
2) keep vehicles from trying to enter this lane from Fairway when the 
entrance gates are closed.  

v) One of the other access options; 

vi) Any other measure determined to be appropriate, including the modification 
of permitted attendance levels. The MPC shall determine the need for and 
type of modifications to the program at their compliance hearing(s). 

f) The plan shall include a recommended protocol for determining the effectiveness of 
the CTRP; 

g) The plan shall include the times when the entrance gates will remain open and 
closed and shall maximize the periods when the gates remain closed to facilitate a 
reduction in cut-through traffic. 

h) A protocol shall be proposed for continuously changing tickets and validation 
stamps to ensure the system is not abused. 

i) The resale shops shall be open Monday-Saturday from 12:00-3:00 p.m., allowing the 
gates to be closed during the peak cut-through traffic period unless they would 
otherwise be open to accommodate other MAW activities (e.g., summer Master 
Classes). 

j) As weekend activities would be limited during the summer (no Sunday public events 
and only five public Saturday public events), the gates shall typically be closed 
(except the five Saturdays) on the summer weekends. If the gates are open on 
Saturday afternoons to accommodate the resale shops, the kiosk shall be manned 
throughout this time period; 

k) The plan shall incorporate use of driveway counts to assist in better determining cut-
through traffic periods and to improve the on-going CTRP). 

 Plan Requirements and Timing: The Program shall be submitted to Public Works and 
P&D for review and approval prior to approval of the first CDP for grading (as kiosk and 
return design may affect driveway details). The plan shall be implemented prior to 
occupancy clearance (with the exception of occupying the Miraflores remodel). Prior to 
approving the CDP for the first phase of project grading, P&D shall bring the CTRP to the 
MPC for an informational briefing and receive MPC comments on the program. This 
briefing shall also include a report on the applicant’s interim CTRP and its effectiveness. 

MONITORING: Permit Compliance shall monitor periodically for compliance. 
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31. Prior to increasing attendance under the permit, the CTRP shall be in effect and all proposed 
parking shall be completed and available. 

32. The hours of operation of Treasure House and The Rack shall be Monday - Saturday from 
12:00-3:00 p.m. This change to the resale shop operations is required to facilitate the 
effectiveness of a cut-through traffic reduction program and thereby offset increased traffic 
and related land use impacts on the neighborhood. (This condition in no way requires that 
the resale shops must remain on-site). Plan Requirements and Timing: These changes to 
resale shop operations shall be noted on relevant Music Academy hard copy and website 
informational materials and at the entrance to the resale shops. Examples of the changed 
hours on materials shall be submitted to P&D prior to issuance of CDPs for structures. 

MONITORING: Permit Compliance shall monitor periodically for compliance 

33. Within one year after the first phase of Master Plan operations have been operational, the 
project shall return to the Montecito Planning Commission for a report on compliance with, 
and effectiveness of, all project conditions, with a special focus on compliance with 
attendance caps, the cut-through traffic reduction program and other traffic related 
conditions (e.g., parking, construction or delivery traffic, etc.). This hearing shall take place 
sooner if a sufficient number of complaints received prior to this time period necessitate an 
earlier hearing (at the discretion of the Director of P&D). If the CUP is implemented over a 
number of years, more than one hearing may be appropriate as determined by P&D. 
Following this hearing, the project shall return to the Montecito Planning Commission for 
compliance updates every two years for a minimum ten year period. At the last required 
compliance hearing, the Montecito Planning Commission shall determine whether or how 
often to continue having compliance hearings on the CUP or whether an alternative method 
for evaluating on-going compliance would be appropriate. The MPC may also alter the 
schedule for compliance hearings as part of their compliance hearings.  Project conditions 
may be modified or new conditions added to ensure effective compliance. Plan 
Requirements and Timing: The applicant shall be required to fund staff time and any 
specific evaluations necessary to bring the project forward for the Montecito Planning 
Commission (or Director of P&D) consideration. Refusal to fund work necessary to 
return to the Montecito Planning Commission would be considered a violation of the 
CUP.  (Previous conditions 35, 40 and 64 have been incorporated into this condition). 

MONITORING: Permit Compliance shall ensure that the project receives required review by the MPC as 
directed by this condition. 

34. The MAW shall be required to provide monitoring reports twice annually. 

a) Monitoring shall cover individual event attendance (ticket sale records from 
ticketing company including the number of tickets per event for public, students, and 
faculty/staff), daily attendance, and seasonal attendance. Attendees shall include all 
regular guests as well as any students, faculty, staff, or other employees who are not 
performing or working at the event and attendance for these different sub-groups 
shall be provided.  

b) The monitoring shall include a specific break down of seminars, conferences, non-
profit events, educational programs in the arts and conservatory activities.  

c) The monitoring shall include the results of the periodic monitoring of parking 
required to determine adequacy of on-site parking in meeting project demand.  
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d) Accompanying the annual monitoring reports shall be a signed statement from the 
President of the Music Academy of the West stating that a copy the Conditional Use 
Permit has been distributed to and reviewed with the Music Academy Board and 
staff in order to ensure compliance with the conditions.  

Plan Requirements and Timing: The applicant shall submit a methodology for monitoring 
per the above requirements to P&D for review prior to approval of CDP for construction. 

 MONITORING: Permit Compliance shall periodically visit the site (unannounced) during events to perform 
manual counts on-site () during both the summer and non-summer periods.  Manual counts for events shall be 
compared with the event attendance data submitted in the project monitoring reports . The data will not be exact 
as Permit Compliance will not be able to differentiate who is a public vs. non-public member. However, the 
data will still be useful for comparison purposes as the monitoring data will break out the number of public 
attendees. ..  

35. Consistent with historic levels, there shall be no more than five public Saturday events 
during the summer15. Plan Requirements and Timing: Applicant shall submit annual 
calendars for the summer program consistent with this requirement to P&D prior to 
finalizing the year’s summer calendar. 

MONITORING: Permit Compliance shall periodically visit the site (unannounced) to determine compliance 
with this measure. 

36. Consistent with historic levels, there shall be no Sunday public events during the 
summer16 Plan Requirements and Timing: Applicant shall submit annual calendars for 
the summer program consistent with this requirement to P&D prior to finalizing the 
summer calendar. 

MONITORING: Permit Compliance shall periodically visit the site (unannounced) to determine compliance 
with this measure. 

37. Picnic concerts shall be limited to no more than ten per summer. Plan Requirements 
and Timing: Applicant shall submit annual calendars for the summer program consistent 
with this requirement to P&D prior to finalizing the summer calendar. 

MONITORING: Permit Compliance shall review summer schedule information (e.g., on the MAW website 
or local newspapers) to confirm scheduled picnic concerts. 

38. Rentals for seminars and meetings shall continue to be limited to 175 participants with a 
maximum end time of 10:00 p.m. Plan Requirements and Timing: The MAW shall 
include notice of this requirement in all rental contracts for events and other activities on-
site along with a meaningful financial penalty for transgressions. This requirement shall 
also be posted on-site during applicable evening events to facilitate compliance. 
Examples of the contract language and the language and location of on-site notice shall 
be submitted to P&D for review and approval prior to approval of CDPs for structural 
development. 

                                                 
15 Same as assumed in the traffic study. Traffic in the area is generally already greatest on weekends. Summer 
students and faculty practicing on-site (not performances), staff doing office or grounds work and other basic 
administrative activities would still be allowed. 
16 Same as assumed in the traffic study. Traffic in the area is generally already greatest on weekends. . Summer 
students and faculty practicing on-site (not performances), staff doing office or grounds work and other basic 
administrative activities would still be allowed. 
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MONITORING:  Permit Compliance shall note compliance with this measure during periodic, 
unannounced visits to the site to field check event attendance (the largest events are often evening events).   

39. All events and activities shall begin no earlier than 9:00 am and shall end no later than   
10:00 pm throughout the year. The exception to this shall be allowance for events on 
Thursdays and Fridays during the summer season only to end by 10:30 p.m. Once an 
evening event has ended, guests are expected to leave within approximately 30 minutes. 
If approximately 30 minutes becomes insufficient for guests to leave the premises, the 
MPC, as part of their compliance hearings, shall consider the requirement to move end 
times to earlier in the evening, sufficient to provide additional time for guests and related 
vehicle traffic to vacate the site by  10:30 (11:00 for Thursday and Friday events in the 
summer season).  

Plan Requirements and Timing: The MAW shall include notice of this requirement in 
all rental contracts for events and other activities on-site along with a meaningful 
financial penalty for transgressions. This requirement shall also be posted on-site during 
applicable evening events to facilitate compliance. Examples of the contract language and 
the language and location of on-site notice shall be submitted to P&D for review and 
approval prior to approval of CDPs for structural development. 

MONITORING:  Permit Compliance shall note compliance with this measure during periodic, 
unannounced visits to the site to field check event attendance (the largest events are often evening events).   

40. The primary use of the catering kitchen and dining facilities shall be to provide lunch and 
dinner to summer music students, faculty, and staff. The secondary use of these facilities 
shall be for the use of non-summer staff to heat up (microwave) and refrigerate their 
lunches and for use by caterer for rental activities in non-summer. Therefore, the kitchen 
and dining facilities shall be limited as follows: 

a) The facilities shall not be available to resale shops customers.  

b) The facilities shall not be open as a snack bar or restaurant for the public or for 
public on-site for non-event activities or non-catered events/activities, such as 
musical instruction or other lessons, or rehearsals.  

c) The facilities shall not be used to provide food for picnic concerts, except to 
supply a “coffee cart” with drinks, cookies, etc. typical of fare available during a 
concert intermission. 

d) The kitchen shall not be used as a cafeteria for food preparation, except for 
activities typical of an office employee lounge (e.g., coffee maker, microwave and 
refrigerator to heat up/keep cool meals and snacks brought by employees).  

e) Food preparation and service for events and the summer program students shall be 
limited to caterers (no permanent chef or other kitchen staff). Food service for 
events and summer student meals shall be designed to minimize necessary 
deliveries.  

f) Except for food used by a caterer for an event or summer student/staff meals, food 
stuffs shall be limited to those typical of an office employee lounge (coffee, 
popcorn, etc.) as well employee access to refrigerator and microwave. 

g) The kitchen shall not be designed as a commercial or industrial kitchen. Rather, it 
shall be designed for catering purposes only, with an assumption and requirement 
for minimal food preparation on-site.  
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Plan Requirements and Timing: These restrictions regarding the kitchen and dining 
area uses shall be posted to avoid confusion and to facilitate compliance with this 
measure. Sample language and location of on-site notice shall be submitted to P&D for 
review and approval prior to approval of CDPs for structural development 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during periodic, 
unannounced visits to the site.   

41. Following project implementation, and for the life of the project, if trees or screening 
shrubs along Butterfly Lane or other perimeter areas of the site are lost (either 
intentionally or due to natural causes), the trees and shrubs shall be replaced (with 
comparably sized plantings, up to 24-inch box), within one month, to minimize loss of 
screening provided by such tree loss. The applicant shall make every effort to replace lost 
screening vegetation with large plantings that reduce the amount of time necessary to 
provide screening. Following installation, to the maximum extent feasible, when the 
property is viewed from off-site, it should retain the appearance of a landscaped 
residential estate. This measure shall be incorporated into the Tree Protection Plan. Plan 
Requirements and Timing: This requirement shall be incorporated into the project 
landscape plan, including inclusion of notes to this effect on the landscape plan itself. The 
plan shall be reviewed and approved by P&D, the MBAR and architectural historian 
(under contract to P&D) prior to approval of CDPs. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during periodic visits to 
the site.   

42. The instructional building shall incorporate the following: 

a) Window treatment on the north side of the instructional building shall be 
determined by the MBAR to ensure privacy of neighbors. Window treatment shall 
be designed so that it is not possible to see from the building into the yard area of 
the property at 87 Butterfly Lane, which design the Music Academy shall present 
to MBAR with a request for approval.  County shall mail notice to owners of 87 
Butterfly Lane ten (10) calendar days prior to the MBAR hearing. 

b) The balconies on the north side of the instructional building shall be ornamental 
only. 

Plan Requirements and Timing: These changes (and confirmation of MBAR 
consideration and approval of these components) shall be shown on the project building 
plans for review and approval by P&D prior to approval of CDPs for these structures. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during construction and 
prior to occupancy clearance. 

43. The student services building shall incorporate the following: 

a) Window treatments on the east side of the student services building shall be 
determined by the MBAR to ensure privacy of neighbors. Window treatment shall 
be designed so that it is not possible to see from the building into the yard area of 
the property at 87 Butterfly Lane, which design the Music Academy shall present 
to MBAR with a request for approval.  County shall mail notice to owners of 87 
Butterfly Lane ten (10) calendar days prior to the MBAR hearing. 
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b) The rooftop area of the student services building (especially the lower rooftop on 
the east side of the structure) shall not be accessible, other than to maintenance 
personnel for landscape or building maintenance purposes. 

Plan Requirements and Timing: These changes (and confirmation of MBAR 
consideration and approval of these components) shall be shown on the project building 
plans for review and approval by P&D prior to approval of CDPs for these structures. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during construction and 
prior to occupancy clearance. 

44. Window coverings shall be installed on the windows on the east and north facing sides of 
the proposed new instructional and student services buildings and the north side of the 
proposed new practice studio building in order to reduce visibility of lighting at night 
when the buildings are viewed from off-site. In addition, the drapes window coverings 
shall be installed with a timer, to automatically close during night-time hours. Alternative 
window treatments which are proven to accomplish the same goal as determined by P&D 
in consultation with MBAR, would also be acceptable. Plan Requirements and Timing: 
This requirement shall be identified on the building plans and submitted for MBAR and 
P&D review and approval prior to approval of CDPs for these structures.  

MONITORING:  Permit Compliance shall evaluate compliance with this measure prior to occupancy 
clearance. 

45. When practice rooms are used for activities which would likely generate nuisance noise 
for neighbors (e.g., any type of amplification, brass band practice, etc.,), any north or east 
facing windows in the room shall be closed. Therefore, the instructional building shall be 
designed with an air circulation system that does not rely on opening windows in these 
rooms. Plan Requirements and Timing: Project plans consistent with this requirement 
shall be submitted for P&D review and approval prior to approval of CDPs for 
construction. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during construction and 
prior to occupancy clearance. 

46. The proposed storage building between The Rack and Treasure House shall not result in 
removal of any trees. Plan Requirements and Timing: Project plans consistent with this 
requirement shall be submitted for P&D review and approval prior to approval of CDPs 
for grading or construction. 

MONITORING:  Permit Compliance shall evaluate compliance with this measure during grading and 
construction. 

47. The rooms/spaces in the new practice studio/instructional/student services building 
complex shall be used for musical practice, instruction, auditions, rehearsals and 
meetings associated with music only. Rental of these spaces to others for these same 
activities would also be permitted. Performances shall not take place in these buildings, 
except as allowed below. These restrictions shall apply throughout both the summer and 
non-summer seasons except as allowed below. The exception to the above restriction is 
that during the summer season (only), the two largest spaces/venues in these buildings 
(referred to as the Opera Studies Workshop and the Orchestra Rehearsal Room) may be 
used for performances/Master Classes.. Plan Requirements and Timing: A note 
identifying these restrictions shall be included on the project building plans for this 
structure and the applicant shall submit future activity calendars to permit compliance 
staff along with other monitoring data to ensure compliance with this measure. 
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 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part of review of 
monitoring reports and site visits. 

48. In addition to the 300 fixed seats in Abravanel Hall, during the summer season only, 50 
removable seats  are allowed  No more than 300 seats shall be used for the public. 
Ticketing shall incorporate tickets for all in attendance at an event and shall include 
different types of tickets for students, faculty/staff and public attendees (public is anyone 
who is not a student, faculty or staff). There shall be no removable seats in Abravanel 
Hall during the non-summer season. Plan Requirements and Timing: Project plans 
showing Abravanel Hall shall specify that Abravanel Hall will have a total of 300 fixed 
seats and that an additional 50 temporary, not for sale seats shall be allowed in the 
summer season. The applicant shall specify a method for ensuring that no more than 300 
seats are sold to/used by the public, for review and approval by P&D prior to approval of 
CDPs for construction. This shall include a ticketing plan for the various types of 
attendees and an example of a monitoring report that would indicate the ticket sales 
information.  

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part of site visits 
during events in the summer season. 

49. Summer music students shall access the site using buses provided to and from the site. 
The exception to this shall be an allowance for up to ten student vehicles on-site. These 
vehicles shall have designated student permits, which may be transferable between the 
students and which must be visible in their cars when on campus. No additional student 
vehicles shall be parked on neighborhood streets to evade this restriction. Walking or 
bicycling to the site would also be acceptable, as the intent of this condition is to ensure 
adequate parking on-site. To facilitate compliance, the Music Academy may wish to 
make a MAW vehicle available for use by students on an as-needed basis.  Plan 
Requirements and Timing: This restriction shall be identified in student information 
materials, a sample of which shall be submitted to P&D for review and approval of CDPs 
for structures. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part of site visits 
during events in the summer season and as part of review of parking data monitoring reports. 

50. All project related parking demand shall be accommodated on the project site17. Plan 
Requirements and Timing: This requirement shall be printed on project plans, rental 
contracts and shall be included on the MAW website associated with activities on-site. 

 MONITORING:  Permit Compliance shall evaluate compliance with this measure as part of site visits 
during events and as part of review of parking data monitoring reports. 

51. During the non-summer, musicians/other performers shall not be counted toward the 
attendance maximums if they are actually performing at a concert or other event. 
However, if the activity involved is really instruction or rehearsal with members of the 
public or students (i.e., not faculty or staff) observing, the performer and audience shall 
be counted toward the attendance maximums. The intent of this condition is to ensure 
compliance with the attendance caps and to not allow extension of the summer music 
program, with an unlimited number of students, in the non-summer, consistent with the 
Music Academy's letter to Natasha Heifetz Campbell dated June 10, 2004."  

                                                 
17 The exception to this would be the one, 1-day fundraiser per year, held during the non-summer season, which is 
unrestricted with regard to attendance caps (e.g., May Madness). 
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Noise 

52. 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. Construction 
vehicles arriving prior to 7:00 a.m. shall not wait on neighborhood streets. In addition, 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. Plan 
Requirements:  Signs stating these restrictions shall be provided by the applicant and 
posted on site at both the Fairway and Butterfly Lane driveways, in a location visible 
from the street.  Timing:  Signs shall be in place prior to beginning of and throughout 
grading and construction activities. Violations may result in suspension of permits. 

 MONITORING:  Building Inspectors and Permit Compliance shall spot check and respond to complaints. 

53. Stationary construction equipment that generates noise which exceeds 65 dBA at the 
project boundaries shall be shielded to P&D's satisfaction and shall be located as far as 
possible from occupied residences. Plan Requirements:  The equipment area 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. 

54. Construction routes shall be limited to those shown on the proposed construction route 
plan. The Music Academy shall make a best effort to receive approval for use of the 
railroad right-of-way for grading/construction related vehicle traffic for a 90-day period 
and, if available, an extension at a reasonable cost. If this approval is granted, trucks used 
to transport fill material shall be routed along the railroad right-of-way to Channel Drive 
and Highway 101 and this same route shall be used when entering the site. The applicant 
shall provide all adjacent property owners with a construction activity schedule and 
construction routes 10 days in advance of construction activities.  Any alterations or 
additions shall require a minimum one day advance notification unless this is not possible 
due to an unanticipated event that would not allow for one day advance notice (e.g., road 
closure due to a traffic accident).  Plan Requirements and Timing: The applicant shall 
submit a copy of the schedule and mailing list to County Permit Compliance and the City 
of Santa Barbara Community Development and Public Works Departments 14 days prior 
to initiation of any earth movement. 

 MONITORING:  Permit Compliance shall perform periodic site inspections to verify 
compliance with activity schedules. 

55. All use of amplified sound on-site in indoor locations shall occur with closed windows 
during periods when amplification is being used. The Music Academy shall provide a 
telephone number for members of the public to use to communicate with the Academy 
should amplified sound be audible outside the Music Academy boundaries. Amplified 
sound in outdoor locations shall be limited to the following: 

a) Location: the “cloistered outdoor courtyard”. 

b) Frequency: Two times per year. 

c) Duration: No more than 2 hours per event. 

d) Level: Shall not be audible outside MAW property boundaries. 
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e) Time of Day: Beginning no earlier than 9:00 a.m. and ending no later than 9:00 
p.m. 

f) Limited to the spoken voice. 

Plan Requirements and Timing: This requirement shall be included on the project 
plans. The cloistered courtyard area of the plans shall refer to a note stating the specific 
restrictions for outdoor amplification in this area. The plans shall be submitted to the 
County for review and approval prior to approval of CDPs for construction.  

 MONITORING:  Permit Compliance shall site inspect as necessary to confirm compliance with this 
condition. 

56. All proposed structures shall be designed to reduce interior noise levels to 45 dBA CNEL 
with doors and windows closed. Plan Requirements and Timing:  An acoustical engineer 
shall sign-off project building plans confirming that the proposed construction design will 
attenuate noise levels inside the structure accordingly. All construction techniques and 
recommendations of the acoustical engineer shall be incorporated into design of the 
project and detailed on building plans. Prior to occupancy clearance, indoor noise levels 
shall be measured by an acoustical engineer to confirm adequacy of construction design 
(or additional measures shall be incorporated to reduce indoor noise levels to 45 dBA). 

MONITORING:  Building Inspectors shall ensure that all noise control measures have been implemented 
according to the approved plans. If an acoustical survey is required, P&D will ensure recommended levels 
have been reached prior to occupancy clearance. 

Solid Waste 

57. The applicant shall refine their existing Solid Waste Management Plan (SWMP) for the 
expanded facilities on-site. The SWMP shall be implemented during the life of the CUP, 
unless a modification to the plan is approved by County P&D, in consultation with Public 
Works, Solid Waste Division. Plan Requirements:  The program shall include, but not 
be limited to, the following: 

a) On-site provision of adequate space and/or covered bins for storage of recyclable 
materials generated throughout the site and in no case shall these be located within 
the easement along the exit drive. 

b) Designation and/or expansion of a central recyclable material pickup area on-site. 

c) Continued and expanded participation in the County’s recyclables and greenwaste 
collection programs. 

d) Development of a plan for accessible collection of increased volumes of recycle 
materials, particularly during peak use periods. 

e) Implementation of a monitoring program (quarterly, bi-annually) to ensure 
participation in recycling efforts and requiring written documentation in the form of 
receipts. 

f) Encourage the use of reusable cups and place settings at special events held onsite to 
minimize solid waste generation. 
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g) Development of a plan for recycling/reuse of yard waste on-site. This shall include 
on-site mulching and use of the mulch on-site as well as location of adequate green 
waste pick-up containers acceptable to area collection service. 

Timing: The applicant shall submit a Final Solid Waste Management Plan for the 
expanded facilities to P&D for review and approval prior to approval of CDP for grading.  
Program components shall be implemented prior to occupancy clearance and throughout 
the life of the project.   

MONITORING: P&D shall site inspect periodically during construction, prior to occupancy, and after 
occupancy to ensure solid waste components are established and implemented.   

58. Demolition and/or excess construction material shall be separated for reuse/recycling or 
proper disposal (e.g., concrete and asphalt).  During grading and construction, separate 
bins for recycling of construction materials and brush shall be provided onsite. Bins shall 
not be located within the exit drive easement area.  Plan Requirements:  This 
requirement shall be printed on the grading and construction plans. Permittee shall 
provide P&D with receipts for recycled materials or for separate bins.  Timing: Materials 
shall be recycled as necessary throughout construction.  All applicable materials shall be 
recycled prior to occupancy clearance. 

 MONITORING: P&D shall review receipts prior to occupancy clearance. 

Geology/Drainage/Water 

59. The final grading, drainage and erosion control plan(s) shall be designed to minimize 
grading requirements, minimize erosion, properly convey runoff water across the site to 
appropriate off-site drainage infrastructure, and filter pollutants and sediment from run-
off waters prior to drainage leaving the site.  The plan(s) shall include, but not be limited 
to, the following: 

(a) Bio-filtration shall be incorporated into the drainage plan wherever feasible, such 
as in the northern swale and in appropriate landscaped areas18. Additional 
mechanical/chemical or other filters shall also be installed in paved areas to 
further reduce oil and grease pollution from entering drainage channels and the 
storm drain system along Butterfly Lane. The plan shall include specifications for 
all proposed filtering mechanisms (biological and other) as well as on-going and 
periodic maintenance requirements to ensure proper working order.  

(b) Best available erosion and sediment control measures (also known as water 
quality best management practices or BMPs) shall be implemented during grading 
and construction. BMPs such as, but not limited to, the use of geo-textile fabrics, 
gravel bags, erosion control blankets, jute net, silt fences, straw bales, temporary 
berms and sediment trapping/retention basins, drainage diversion structures and 
spot grading shall be used to reduce erosion and siltation into adjacent/nearby 
water bodies or storm drains during grading and construction activities and until 
graded areas have been stabilized by structures, long-term erosion control 
measures or landscaping. Design of BMPs and filters shall ensure appropriate 
location, size, and maintenance to maximize intended performance.  

(c) The plans shall take into consideration potentially differing requirements for all 
phases of site development.  

                                                 
18 This shall also be incorporated and graphically depicted on the landscape plan. 
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(d) Wherever possible, details of erosion control techniques and filters shall be shown 
graphically on the plans along with notes, (e.g., location of filters, landscape areas 
serving as filters, straw bales, siltation fencing, temporary berms, notes addressing 
siltation fencing installation and dust suppression requirements, etc.  

(e) Drainage plans shall contain specifications and maintenance procedures. The 
applicant shall enter into a maintenance agreement for drainage improvements 
(for all private drainage improvements) and may be required to bond for long-
term maintenance of specific filtering techniques/devices (or other BMPs), per 
Flood Control District conditions and Project Clean Water review to ensure 
proper maintenance. The applicant shall maintain maintenance records as part of 
this agreement. 

(f) The applicant shall limit excavation and grading on the project site to the dry 
season of the year (i.e., April 15 to November 1) unless a Building and Safety 
approved erosion control plan is in place and all measures therein are in effect.   

(g) Native vegetation is recommended for mulch as protection for both soil blowing 
and water erosion over the long-term.  

(h) 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. 

(i) To minimize pollutants impacting waterbodies, storm drain filters, inserts, inline 
clarifiers, or separators shall be installed in the project area storm drain inlets 
and/or paved areas. The storm drain inlets shall be protected from sediment-laden 
waters by the use of inlet protection devices such as gravel bag barriers, filter 
fabric fences, block and gravel filters, and excavated inlet sediment traps. 

(j) Graded areas shall be revegetated within two weeks of completion of grading 
activities, for areas that are not to be constructed on, with deep rooted, native, 
drought-tolerant species (unless alternative, equally effective non-native species 
have been approved in the landscape plan) to minimize slope failure and erosion 
potential.  Geotextile binding fabrics shall be used if necessary to hold slope soils 
until vegetation is established. 

(k) Grading on slopes steeper than 5:1 shall be designed to minimize surface water 
runoff. 

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

Plan Requirements:  The applicant shall submit final grading, drainage and erosion 
control plan(s) for review and approval by P&D and the FCD prior to approval of a 
Coastal Development Permit for grading. The plans shall include sign-off from the 
Montecito Sanitary District and the City of Santa Barbara prior to approval of the CDPs 
for grading in the northern and western portions of the site. Timing: The applicant shall 
notify Permit Compliance prior to commencement of grading. Components of the grading 
plan shall be implemented throughout all grading activities as specified on the plan. The 
erosion control plan shall be implemented within two weeks after the completion of 
grading activities, with the exception of surfaces graded for the placement of structures. 
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These surfaces shall be reseeded if construction of structures does not commence within 
8 weeks of grading completion.   

MONITORING: Permit Compliance will photo document revegetation and ensure compliance with plan. 
Grading inspectors shall monitor technical aspects of the grading activities. Prior to construction, 
installation shall be photo-documented and submitted by the applicant to P&D.  P&D shall site inspect and 
ensure filters are maintained and effectively mitigating impacts.  P&D shall monitor mitigation 
implementation prior to and during construction. The Flood Control District would monitor the post-
construction period via the maintenance agreement. 

60. Energy dissipaters shall be installed along drainage improvements emptying into the 
swale along the northern property line. This swale shall be designed as a bio-swale to 
assist in filtering out pollutants and sediment prior to reaching the drain outlet near 
Butterfly Lane. The applicant shall coordinate with the Union Pacific Railroad to ensure 
that portions of the swale located in the railroad right-of-way can be used as a bio-swale. 
If permission cannot be acquired for this use, bio-filtration shall be considered elsewhere 
in the northern portions of the Music Academy property in a manner which does not 
impact the northern eucalyptus windrow. Plan Requirements: Prior to approval of 
CDPs, the applicant shall submit to P&D and the FCD for review and approval, detailed 
plans and a report prepared by a licensed geologist or engineer for any proposed 
permanent drainage and erosion control components. Design of bio-filtration measures 
shall be coordinated with a biologist/arborist to ensure this would not damage the 
northern eucalyptus windrow or result in other significant biological impacts. Timing: 
Erosion control components shall be installed prior to grading permit issuance, except 
where components cannot be installed until completion of grading.  

 MONITORING:  P&D shall require submittal of photo-documentation of installed structures or shall site 
inspect for compliance prior to issuance of CDP for grading. 

61. Drainage shall be consistent with approved drainage plans. Wherever feasible, plans for 
site drainage shall incorporate bio-filtration, pervious surfaces (particularly in parking 
surface parking and patio areas) and other methods of filtering contaminants from runoff 
water (e.g., mechanical filters). Plan requirements and Timing:  Prior to approval of a 
Coastal Development Permit for grading, a final drainage plan shall be submitted to P&D 
and FCD for review and approval.  The plan shall include the location of all proposed 
pipelines, the entire length of all proposed pipelines, trees located within 15 feet of the 
pipelines, vegetation proposed to be planted for bio-filtration purposes, the use of 
pervious surfaces for parking, patio, walkways, and other short and long-term water 
quality filtering methods etc., pipe diameters, and amount of water that would flow from 
each pipeline. 

MONITORING:  P&D shall site inspect for compliance during grading. 

62. 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 and Safety 
Division.  

MONITORING: Building inspectors shall site inspect prior to occupancy clearance. 

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

MONITORING: Permit Compliance shall site inspect prior to occupancy clearance. 

64. During construction, washing of concrete, trucks, paint, equipment or similar activities 
shall occur only in areas where polluted water and materials can be contained for 
subsequent removal from the site and in no case shall these activities take place within 
the easement (along the exit drive) Wash water shall not be discharged to the storm 
drains, street, drainage ditches, creeks, or wetlands. Areas designated for washing 
functions shall be at least 100 feet from any storm drain, waterbody or sensitive 
biological resources. The location(s) of the washout area(s) shall be clearly noted at the 
construction site with signs. Plan Requirements:  The applicant shall designate a wash 
off area, acceptable to P&D, and this area shall be shown on the construction plans and/or 
grading and building plans.  Timing:  The wash off area shall be designated on all plans 
prior to approval of Coastal Development Permits.  The wash off area shall be in place 
and maintained throughout construction. 

MONITORING:  P&D staff shall check plans prior to approval of Coastal Development Permits and 
compliance staff shall site inspect throughout the construction period to ensure proper use and maintenance 
of the washout area(s). 

65. Outdoor water use shall be limited through the measures listed below.  

a) Landscaping shall generally be with native and/or drought tolerant species to 
reduce water demand. However, exceptions are expected as identified in (but not 
limited to) the preliminary landscape plan, to address specific screening, historic 
resource, and biological issues. 

b) Drip irrigation or other water-conserving irrigation shall be installed.  

c) Plant material shall be grouped by water needs. 

d) Extensive mulching (2" minimum) shall be used in all landscaped areas to 
improve the water holding capacity of the soil by reducing evaporation and soil 
compaction. 

e) Soil moisture sensing devices shall be installed to prevent unnecessary irrigation. 

f) Permeable surfaces such as turf block or intermittent permeable surfaces such as 
French drains shall be used to minimize runoff and maximize recharge and 
filtering of runoff water. 

g) Wherever feasible, the landscape plan shall incorporate bio-swales or other 
landscaped areas which serve to filter run-off water from the site. These 
components shall be graphically depicted on the landscape/irrigation plan(s). 

Plan Requirements:   Prior to approval of CDPs for grading, a landscape and irrigation 
plan shall be submitted to P&D for review and approval. The applicant/owner shall enter 
into an agreement with the County to install required landscaping/irrigation and maintain 
required landscaping for the life of the project.   
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Timing:  The applicant shall implement all aspects of the landscape and irrigation plan 
prior to occupancy clearance and shall maintain the landscaping components in the 
landscape plan for the life of the project.  

MONITORING:  Permit Compliance shall conduct site visits to ensure installation and maintenance of 
landscape and irrigation.  Any part of irrigation plan requiring a plumbing permit shown on building plans 
shall be inspected by Building Inspectors. 

66. Indoor water use shall be limited through the following measures:  

a) All hot water lines shall be insulated. 

b) Recirculating, point-of-use, or on-demand water heaters shall be installed in all 
new or renovated structures.. 

c) Water efficient clothes washers and dishwashers shall be installed. 

d) Lavatories and drinking fountains shall be equipped with self-closing valves 

Plan Requirements:  Prior to approval of Coastal Development Permits, indoor water-
conserving measures shall be graphically depicted on building plans, subject to P&D 
review and approval.  Timing:  Indoor water-conserving measures shall be implemented 
prior to occupancy clearance. 

MONITORING:  P&D shall inspect for all requirements prior to occupancy clearance. 

Sewer 

67. The applicant shall remove all portions of the existing maintenance building which are 
currently located within the MSD sewer easement. Plan Requirements and Timing:  At 
the earliest possible date, but in no case later than prior to approval of CDPs for the first 
phase of development, project plans shall identify this requirement as well as the location 
of the sewer easement and existing sewer lines. Prior to submitting applicable plans to 
P&D for review, the applicant shall receive confirmation (sign-off on plans) from MSD 
regarding agreement on removal of this structural consistent with their easement. This 
structure shall be removed prior to occupancy clearance for the first phase of the Master 
Plan.  

 MONITORING:  P&D shall perform site inspections to ensure compliance with the approved plans.  

68. The applicant shall coordinate with MSD and the City of Santa Barbara regarding the 
specific location and design of the new parking area in the northern portion of the site 
(and within their easements) and the proposed landscape plan (as it relates to plantings 
proposed within or in proximity to the sewer easement). Plan Requirements and 
Timing:  Prior to submitting applicable plans to P&D for review, the applicant shall 
receive confirmation from MSD and the City of Santa Barbara (sign-off on plans) that the 
proposed location and design of parking area and plantings is acceptable, to avoid 
impacts to their respective pipelines. In addition to design specifications, this may include 
other measures such as in-pipeline video documentation before and following completion 
of construction to ensure that no unanticipated damage occurred to the pipelines as a 
result of construction activities. Structural engineering shall also consider the effects of 
future maintenance or repair activities on the pipelines that could impact the parking area 
(e.g., such activities may involve a deep, wide trench in proximity to the edge of these 
structures).  P&D shall confirm sign-offs prior to approval of applicable CDPs. Plans 
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shall identify the surveyed location of the northern property line, the sewer easement, 
sewer manholes and existing sewer lines. 

 MONITORING:  P&D shall perform site inspections to ensure compliance with the approved plans. 

Traffic 

69. Parking demand generated by project activities shall be accommodated within the on-site 
parking supply (285 passenger vehicle  spaces with ability for 5 additional spaces using 
stacked parking, and two bus spaces, consistent with approved plans). The parking shall be 
in place prior to any increases in attendance. This parking supply is consistent with 
application of a conservative parking demand rate of 0.76 spaces/seat19, the project would 
generate demand for 289 spaces.). In order to ensure that project generated parking demand 
can be accommodated on-site, once the Master Plan is operational, the applicant shall 
monitor event parking during large events (300 plus attendees) to determine whether 
parking is indeed adequate to accommodate on-site parking for the proposed any given time 
maximum public attendance. The parking monitor shall specifically evaluate parking for 
days when high attendance is expected for consecutive Master Classes to determine whether 
there is adequate time between event start and end times to allow exiting vehicles (from a 
large event) to leave the site in time for entering vehicles (for a large event) to backfill the 
vacated parking spaces without waiting. Project conditions, which affect parking (including, 
but not limited to a reduction in the any given time public attendance maximum attendance 
cap, increased or decreased minimum time required between consecutive events, etc.), may 
be modified at the required compliance report hearings with the Montecito Planning 
Commission if the results of these surveys indicate insufficient parking is available to 
accommodate project demand. The MAW also has the ability to control administrative and 
volunteer activities on-site to ensure adequate parking will be available to accommodate 
other activities and events.  Plan Requirements and Timing: The applicant shall fund 
preparation of periodic surveys (four times per year, although more often during the summer 
season and possibly less often during the non-summer season would also be acceptable) of 
the total number of vehicles associated with large events on-site and where they park. The 
applicant shall submit a draft monitoring plan to P&D for review and approval prior to 
approval of CDPs for new structures Depending on project phasing, the monitoring plan 
may require modification for future phase(s). The monitoring plan may be modified by the 
MPC, as determined necessary, at the project’s compliance hearings. The parking surveys 
shall specifically evaluate large consecutive events. The surveys shall be performed by 
professionals experienced in collection of traffic data. Given the potential ramifications of 
the survey results and to avoid any perception of conflict of interest, the survey personnel 
shall be funded by the applicant under contract to the County. The surveys shall account for 
all cars associated with Music Academy activities, including those associated with students, 
faculty, other employees, volunteers, customers and sales people at the resale shops, and 
others attending administrative activities on-site. (Surveys required by this condition may be 
performed in conjunction with mitigation monitoring requirements identified in other traffic 
mitigation measures). In the first year of regular operations, survey data shall be available 
for a week which includes peak attendance classes/events/picnic concert during the summer 
season and for a week which includes peak events during the non-summer period. 
Therefore, the Academy’s event calendar shall be used to identify appropriate monitoring 
periods.  

MONITORING:  Permit Compliance shall ensure implementation of contract for parking monitoring and 
shall review parking monitoring reports for compliance.  

                                                 
19 Based on ATE summe,r afternoon, high attendance event data 
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70. Until such time as the improvements to the Cabrillo/Los Patos-Channel intersection and the 
Cabrillo/U.S. 101 interchange/ramps are completed (and found to achieve LOS C with 
future traffic assumptions), the following measure shall be implemented: 

The MAW shall schedule Master Classes with more than 250 public attendees to start and 
end outside of the 4:00-6:00 p.m. peak commute period (such as a 4:00 P.M. start and a 
6:00 P.M. end or a 1:00 start and a 2:50 end) to mitigate potential traffic impacts. Plan 
Requirements and Timing: Music Academy staff shall be made aware of this requirement 
prior to scheduling events and other activities MAW shall submit activity calendars to P&D 
on an annual basis showing the schedule for events accordingly. The applicant shall 
maintain a copy of the CUP in a location where it is physically accessible to the public as 
well as on their web-site. At such time as the intersection improvements are completed, the 
applicant shall submit evidence of completion to P&D for concurrence and may alter its 
schedule of events accordingly. 

MONITORING:  Music Academy shall maintain event/rental records of ticket sales for all attendees 
including students, faculty, staff or other employees (unless they are only performing/working at the 
event) t. MAW shall also maintain event calendars for reference.  

71. The applicant shall contribute $17,400.00 (the project’s proportional share of a $200,000.00 
round-about, as the project EIR concludes that the project would contribute 8.7% or 18 PHT 
out of 208 cumulative PHT to the intersection) to design and implement the necessary 
improvements at the Los Patos/Cabrillo Boulevard/Channel Drive intersection. If a round-
about is not determined to be the appropriate method for addressing cumulative traffic, 
then these funds shall go toward alternate City approved mitigation for this intersection. 

Plan Requirements and Timing: Prior to approval of CDPs, the applicant shall submit 
written confirmation from the City of Santa Barbara that acceptable arrangements have been 
made to address the applicant’s contribution to this intersection improvement.   

MONITORING:  Permit Compliance shall confirm that all arrangements have been completed with 
the City of Santa Barbara. 

72. The applicant shall contribute funds representing the project’s proportional share of the 
approved improvement at Hot Springs/Cabrillo/Highway 101 ramps, as the project EIR 
concludes that the project’s contribution to cumulative PHT increases to this intersection 
would equate to 5.6% of the $150,000.00 cost to implement the planned interim traffic 
signal at this intersection. This contribution shall only be required if the applicant no longer 
wishes to limit public attendance to 250 attendees for events from 4:00-6:00 pm until the 
improvements have been completed. 

73. The applicant shall prepare and submit a construction traffic plan to the County and the City 
of Santa Barbara prior to approval of a CDP for grading. The plan shall: 

a) Designate a construction traffic coordinator; 

b) Identify the truck routes, which minimize effects on pedestrians and bicyclists and 
nuisance to neighbors. This shall include use of the UPRR right of way as/if 
permitted by UPRR for a 90-day period and, if available, an extension at a 
reasonable cost. ; 

c) Require prompt clean up of dirt/other debris spilled from construction vehicles on 
neighborhood streets. Dry-cleaning methods shall be preferred to avoid flushing dirt 
and pollutants into the storm water system. 
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d) Vehicles transporting excess fill from the project site shall avoid the p.m. peak hour 
period (4:00-6:00 p.m.) to minimize impacts on the Cabrillo/Hot Springs/Highway 
101 intersection. 

e) During the construction period, a gate control program shall be implemented to 
eliminate cut-through traffic during the construction period. 

Plan Requirements and Timing: The applicant shall review the construction traffic plan 
with the Montecito Association and the MSD and obtain their comments on the plan for 
inclusion and later submittal to the County. The plan shall be reviewed and approved by 
County Public Works and P&D as well as the City of Santa Barbara prior to approval of a 
CDP for grading. The plan shall be implemented throughout the construction period. 

MONITORING: Permit Compliance shall inspect for implementation of plan during the construction period. 

74. Project generated parking demand shall be accommodated by on-site parking 285 passenger 
vehicle spaces, 5 additional stacked parking spaces and two bus spaces).  To facilitate on-
site parking and avoid project generated parking demand on neighborhood streets, the 
MAW shall: 

a) Deploy an adequate number of parking attendants for the larger events to ensure that 
identified parking is maximized (and parking on neighborhood streets is avoided or 
minimized). An adequate number of attendants shall also be present for events to ensure 
that entering vehicles are not blocking traffic on Fairway in front of the Music Academy 
entrance.  Parking attendants shall be responsible for directing vehicles to appropriate 
parking areas and open spaces and facilitating circulation throughout the site(s). If it is 
confirmed by P&D that MAW attendees, staff or students are consistently parking on 
neighborhood streets, the MAW will be required to utilize an increased number of parking 
attendants. If this problem persists, information regarding this situation will be forwarded to 
the Montecito Planning Commission as part of their compliance update hearing(s). If the 
monitoring indicates that on-site parking supply cannot accommodate peak parking demand 
for maximum attendance events, the MPC shall consider reducing the maximum any given 
time attendance to a level at which the on-site parking supply can accommodate peak 
attendance.  

b) In the non-summer period, performers shall be bused to the site if there would be 
more than 95 staff/performers at an event (with attendees)20.  

Plan Requirements and Timing: The applicant shall prepare a typical plan for use by 
attendants at various large events to facilitate operations. This plan shall be submitted to 
P&D and Public Works prior to issuance of CDPs.  

MONITORING: Permit Compliance shall periodically inspect for implementation of plan during large events 
Permit Compliance may also review related monitoring reports required pursuant to other project conditions 

 

 

 

                                                 
20 This is required to ensure there would be adequate on-site parking for a high attendance event in the non-summer 
season, when performers would not normally be arriving by bus (as the students do during the summer). 
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75. The applicant shall deposit funds to cover on-going staff review and compliance efforts. In 
addition to regular compliance review, this shall also include the cost for staff to attend 
(unannounced) events on-site periodically21 and to perform manual counts of attendees at 
such events for general comparison with applicant submitted monitoring reports regarding 
attendance. Precise comparison will not be possible for some events (e.g., summer concerts) 
as some of the attendees will include students and faculty. However, the monitoring data 
submitted by the MAW will break out the number of public attendees. Plan Requirements 
and Timing: The applicant shall submit necessary funds for long-term compliance with 
P&D prior to approval of CDPs. The amount shall be determined following review of 
project plans for CDPs, including, but not limited to, the manner in which the project 
operations propose to comply with project conditions. 

 MONITORING: Permit Compliance shall confirm that funds were deposited prior to issuance of CDPs. 

76. The Music Academy shall ensure adequate breaks between the start and end times of events 
to avoid concurrent demand for available parking. At least 40 minutes shall be scheduled 
between the start and end times of larger events on-site ( those involving combined 
consecutive event attendance of 550 or more public attendees, such as 300 at the first 
afternoon Master Class and 250 at the second Master Class).  

MONITORING: Permit Compliance shall periodically review Music Academy schedules of events for 
compliance. 

77. Although not an option at this time, project egress for west-bound traffic would be 
acceptable using either Monte Cristo Lane or the Montecito Sanitary District driveway 
(subject to Public Works review and approval of the driveway access design onto Channel 
Drive. Maintaining this option (although unlikely to effectuate), would serve to reduce 
neighborhood traffic volumes and provide a more direct route for west-bound traffic 
leaving the Music Academy. 

Project Specific Conditions 

78. No signs of any type are approved with this action unless otherwise specified.  All signs 
require a separate Coastal Development Permit and Montecito Board of Architectural 
Review approval and shall comply with the Santa Barbara County Code Chapter 35, 
Article I (Sign Regulations). The exception to this shall be temporary signs associated 
with the interim CTRP.  The applicant will bring the temporary signs forward for MBAR 
review and approval, but will be permitted to install temporary CTRP signage prior to 
MBAR approval, in order to effectuate traffic reduction at the earliest possible date. If 
MBAR recommends changes to the signs, within one week the MAW shall replace the 
signs, consistent with the MBAR directed change(s). 

79. If trash storage is located in view of a public roadway, the trash area shall be installed 
which is architecturally compatible with the project design.  The storage area shall be 
enclosed with a solid wall of sufficient height to screen the area and shall include a solid 
gate.  Trash storage shall not be located in the easement portion of the exit drive (at the 
eastern end of the internal roadway). The trash storage area shall be maintained in good 
repair. Plan Requirement: Location and design of trash storage area shall be denoted on 
project plans. Timing: Trash storage area shall be installed prior to occupancy clearance. 

                                                 
21 During the first year of operations this shall involve visits once/week during the summer and at least once per 
month during the non-summer period. At the first scheduled compliance hearing (one year after operations under the 
first phase of the Master Plan begin), the schedule for monitoring may be re-evaluated. 
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80. During the non-summer period, unless the recording is secondary to an actual on-site 
performance those persons being recorded and related assistants on-site for shall be 
counted toward the attendance limits. During the summer season, only summer school 
students, faculty, and related assistants shall use the recording facilities. 

81. Consistent with the intent of the Master Plan project description, the renovated recital hall 
shall be designed to accommodate chamber music (generally smaller musical groups). 
Therefore, it shall not include features which would allow additional types of 
performances to be re-located and/or expanded onto the project site (e.g., from the 
Lobero and other downtown locations used historically). Therefore: 

a) Only the necessary off-stage and back-stage space shall be provided); 

b) There shall be no fly gallery; 

c) Lighting pipes shall be the minimum necessary to accommodate the basic 
instrumental and vocal performances associated with chamber music and other 
small group performances. A full complement of lighting pipes (downstage to 
upstage) shall not be incorporated.   

CONDITIONAL USE PERMIT CONDITIONS 

82. The conditions of this Conditional Use Permit replace and supersede the conditions of the 
previous CUP permit, 90-CP-111 RV01. This permit covers all existing and proposed 
development and uses on the project site. 

83. This Conditional Use Permit is not valid until a Coastal Development Permit for the 
development and/or use has been obtained.  Failure to obtain said Coastal Development 
Permit shall render this Conditional Use Permit null and void. The component of this 
CUP addressing new construction is valid for a period of 3 years. (CDPs for construction 
must commence within 3 years of approval of the CUP). Prior to the issuance of the 
Coastal Development Permit, all of the conditions listed in this Conditional Use Permit 
that are required to be satisfied prior to approval of Coastal Development Permits must be 
satisfied.  Upon issuance of the Coastal Development Permit, the Conditional Use Permit 
shall be valid.  The effective date of this Permit shall be the date of expiration of the 
appeal period to the Board of Supervisors, or,. 10 working days after the California 
Coastal Commission (CCC) receipt of Board of Supervisor’s final action, if appealed to 
the Board of Supervisors.  If appealed to the CCC, the date shall be measured from CCC 
final action).   

84. If the Montecito Planning Commission determines at a noticed public hearing that the 
permittee is not in compliance with any permit condition(s), pursuant to the provisions of 
Sec. 35-172.10 of Article II of the Santa Barbara County Code, the Montecito Planning 
Commission is empowered, in addition to revoking the permit pursuant to said section, to 
amend, alter, delete, or add conditions to this permit. 

85. Any use authorized by this Conditional Use Permit shall immediately cease upon 
expiration or revocation of this Conditional Use Permit.  Any Coastal Development 
Permit issued pursuant to this Conditional Use Permit shall expire upon expiration or 
revocation of the Conditional Use Permit.  Conditional Use Permit renewals must be 
applied for prior to expiration of the Conditional Use Permit. 

86. The applicant's acceptance of this permit and/or commencement of construction and/or 
operations under this permit shall be deemed acceptance of all conditions of this permit 
by the permittee. 
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87. Within three years after the effective date of this permit, construction and/or the use shall 
commence.  Construction or use cannot commence until a Coastal Development Permit 
has been issued.  Failure to commence the construction and/or use pursuant to a valid 
Coastal Development Permit shall render the Conditional Use Permit null and void. 

88. All time limits may be extended by the Montecito Planning Commission for good cause 
shown, provided a written request, including a statement of reasons for the time limit 
extension request is filed with Planning and Development prior to the expiration date. 

89. 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  coastal development permit issuance.  

COUNTY RULES & REGULATIONS/LEGAL REQUIREMENTS 

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

91. Prior to approval of Coastal Development Permits for the project, the owner shall sign 
and record an agreement to comply with the project description and all conditions of 
approval. 

92. Two performance securities shall be provided by the applicant prior to approval of 
Coastal Development Permits, one equal to the value of installation of all items listed in 
section (a) below (labor and materials) and one equal to the value of maintenance and/or 
replacement of the items listed in section (a) for 5 years of maintenance of the items.  The 
amounts shall be agreed to by P&D.  Changes to approved landscape plans may require a 
substantial conformity determination or an approved change to the plan. The installation 
security shall be released upon satisfactory installation of all items in section (a). If plants 
and irrigation (and/or any items listed in section (a) below) have been established and 
maintained, P&D may release the maintenance security 5 years after installation.   If such 
maintenance has not occurred, the plants or improvements shall be replaced and the 
security held for another year.  If the applicant fails to either install or maintain according 
to the approved plan, P&D may collect security and complete work on property.  The 
installation security shall guarantee compliance with the provision below: 

a. Installation of landscaping, including the butterfly enhancement area, tree 
replacement and transplanting, and all of other components of the landscape plan 
including plants, irrigation, hardscapes, vine support structures, and screening walls 
or fences consistent with the approved tree protection and preservation plan, butterfly 
enhancement plan, and grading and drainage plans, prior to occupancy clearance. 

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

93. Landscaping shall be maintained for the life of the project. 
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94. Prior to approval of Coastal Development Permits, the applicant shall notify in writing all 
property owners and occupants of parcels within 300' of the project site of its approval 
and conditions.  Proof of mailing the notices shall be provided to Planning and 
Development. 

95. Compliance with Departmental letters required as follows: 

 a. Air Pollution Control District dated November 12, 2003 
 b Environmental Health Services dated November 6, 2003 
 c. Flood Control dated November 19, 2003 
 d. Transportation Division (Public Works) dated June 16, 2004 
 e. Montecito Sanitary District dated November 19, 2003 and April 19, 2004 
 f. Montecito Fire Protection District dated November 20, 2003 and May 27, 2004 

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

97. The applicant shall ensure that the project complies with all approved plans and all 
project conditions including those which must be monitored after the project is built and 
occupied.  To accomplish this the applicant agrees to: 

a. Contact P&D compliance staff as soon as possible after project approval to provide 
the name and phone number of the future contact person for the project and give 
estimated dates for future project activities. 

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

c. Pay fees prior to approval of Coastal Development 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. 

98. Prior to approval of Coastal Development Permits, the applicant shall provide evidence 
that an Agreement to Comply with Conditions has been recorded on a form acceptable to 
Planning and Development.  Such form may be obtained from the P&D office. 

99. Prior to issuance of Coastal Development Permit, the applicant shall pay all applicable 
P&D permit processing fees in full. 

100. Any change of use in the existing or proposed building or structure shall be subject to 
environmental analysis and appropriate review by the County including building code 
compliance. 
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101. Developer shall defend, indemnify and hold harmless the County or its agents, officers 
and employees from any claim, action or proceeding against the County or its agents, 
officers or employees, to attack, set aside, void, or annul, in whole or in part, the County's 
approval of the Conditional Use Permit.  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. 

102. 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. 

III. This permit is issued pursuant to the provisions of Section 35-315 of Article III 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 Montecito 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 Montecito 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. 

 

___________________________________ 
JACKIE CAMPBELL 
Deputy Director, Development Review South Division 
For VAL ALEXEEFF, DIRECTOR 

Attachments:  
Departmental/Agency condition letters 
Bill Spiewak letters dated 1/30/03, 9/03, 4/2/04, and 5/18/2004 
 
 
G: GROUP\PERMITTING\CASE FILES\CP\1990S\90S CASES\90CP111\90CP111RV01\BOS\FINAL  CONDITIONS PER BOS 
ACTION 102604 
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