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1.0 REQUEST

Hearing on the request of 1260 BB Property, LLC, Applicant, to consider Case Nos. 22AMD-00000-
00005 and 22CDP-00000-00079 for approval of an Amendment to the Biltmore Hotel and Coral
Casino Revised Development Plan (03DVP-00000-00002) to modify Condition Nos. 3 and 22 of
the Development Plan conditions of approval in compliance with Sections 35-174.10.2 and 35-
169 of the Article Il Coastal Zoning Ordinance, on property zoned Resort/Visitor Serving
Commercial (C-V); and to accept the Addendum to Environmental Impact Report (EIR) O4EIR-
00000-00006 pursuant to Section 15164 of the State Guidelines for Implementation of the
California Environmental Quality Act. There are no new or more severe significant environmental
impacts as a result of this Amendment request.

The Addendum to the EIR and all documents may be reviewed at the Planning and Development
Department, 123 East Anapamu Street, Santa Barbara. The Addendum to the EIR is also available
for review at the Central Branch of the City of Santa Barbara Library, 40 East Anapamu Street,
Santa Barbara.
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The application involves Assessor Parcel Nos. 009-352-009, 009-354-001, 009-351-012 and 009-
353-015, located at 1260 and 1281 Channel Drive, in the Coastal Zone of the Montecito
Community Plan Area, First Supervisorial District.

2.0 RECOMMENDATION AND PROCEDURES

Staff recommends that the Montecito Planning Commission (Commission) take the following
action:

1.  Make the required findings for approval of the proposed project specified in Attachments
A-1 and A-2 of this Staff Report, including CEQA findings.

2.  Approve the Addendum to 04EIR-00000-00006, as provided in Attachment C of this Staff
Report, pursuant to CEQA Guidelines Section 15164, and determine that as reflected in the
CEQA findings, no subsequent environmental document is required for the proposed
project.

3.  Approve the proposed project, Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079,
subject to the conditions of approval included as Attachment B of this Staff Report.

Refer back to staff for appropriate findings and conditions if the Commission takes an action
other than the recommended action.

3.0 JURISDICTION

Section 35-174.10.2 of the Article Il Coastal Zoning Ordinance authorizes Amendments for
changes to an approved Development Plan that are not in substantial conformity with the
approved Development Plan, but are consistent with the findings previously made when the
Development Plan was initially approved. This proposed project also requires a Coastal
Development Permit pursuant to Section 35-174.10.2.a.1 of the Article Il Coastal Zoning
Ordinance, which requires a Coastal Development Permit for development requested by an
Amendment.

This proposed project is being considered by the Montecito Planning Commission based on
Section 35-174.10.2.c.1(d) of the Article Il Coastal Zoning Ordinance and Chapter 2, Section 2-29
of the Santa Barbara County Code. Section 35-174.10.2.c.1(d) of the Article Il Coastal Zoning
Ordinance states that the Zoning Administrator shall hold at least one noticed public hearing on
the application for the Amendment and the application for the Coastal Development Permit and
approve, conditionally approve, or deny the request. Chapter 2, Section 2-29 of the Santa Barbara
County Code states that the Montecito Planning Commission shall assume the powers and duties
of the Zoning Administrator within the Montecito Planning Area. The proposed project is located
within the Montecito Planning Area, and therefore, the Montecito Planning Commission is the
decision maker.
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4.0 ISSUE SUMMARY

The Biltmore Hotel has been in operation since 1927, and the Coral Casino has been in operation
since 1937. The Coral Casino is a beach and cabana club affiliated with the Biltmore Hotel, which
includes pools, cabanas, a café, a restaurant, fitness rooms, and other incidental uses. Both the
Biltmore Hotel and the Coral Casino have received various permits for additions and expansions
over the years, and are currently operated in compliance with the Biltmore Hotel and Coral
Casino Revised Development Plan (Case No. 03DVP-00000-00002, as amended by 05AMD-00000-
00005, 07AMD-00000-00011, and 13AMD-00000-00005).

The proposed project requests an Amendment of the Revised Development Plan to modify the
conditions of approval to allow limited public use of the existing second floor Coral Casino
restaurant. Currently, the Coral Casino restaurant is limited to use by club members, club
member guests, registered Biltmore Hotel guests, and guests of registered Biltmore Hotel guests,
as provided in Condition No. 22 of the Revised Development Plan conditions. Due to the existing
limitations on the type of patrons that have access to the Coral Casino restaurant, the restaurant
has been operating well below its permitted capacity. Condition No. 62 of the Revised
Development Plan establishes the maximum number of seats associated with the Coral Casino
restaurant®. Under the proposed Amendment, the maximum number of restaurant seats, as
established by Condition No. 62, will remain unchanged. However, the proposed Amendment
will modify Condition No. 22 with respect to the types of patrons that have access to the existing
Coral Casino restaurant seats. Under the proposed Amendment, existing restaurant seats will be
made available to up to 265 members of the public per day by reservation. Additionally, under
the proposed Amendment, guests of registered Biltmore Hotel guests (which were previously
allowed access to the restaurant) would be considered members of the public (i.e., counted as
part of the allotted 265 members of the public per day maximum).

Associated Transportation Engineers (ATE) prepared an Updated Traffic, Parking, and VMT
Analysis (Attachment E) and Addendum (Attachment F), which evaluated the average daily trips
(ADT) and peak hour trips (PHT) that would be generated by the proposed public use of the
existing Coral Casino restaurant. As detailed in the ATE report, the proposed public use of the
Coral Casino restaurant would generate approximately 172 new ADT and 18 new PM PHT. To
offset the new ADT and PHT generated by the proposed public use of the restaurant, the
proposed Amendment will also modify Condition No. 22 to reduce the Coral Casino monthly
membership allowance for members of reciprocal clubs from 120 to 60, and modify Condition
No. 3 to reduce the maximum number of Biltmore Hotel guestrooms or “keys” in the
Development Plan entitlement from 229 to 192. As detailed in the ATE report, the proposed

1 Condition No. 62 states: Indoor restaurant seating in the new second story restaurant, including the member’s
dining room, private dining room, bar and lounge areas and regular restaurant seating, shall not exceed 97 seats at
any given time, and up to 113 seats for peak events. Outdoor dining area shall not exceed 62 seats associated with
restaurant service (not including cabana, Raft, or pool deck lounge service).



Coral Casino Renovations Amendment; Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079
Hearing Date: March 15, 2023
Page 4

reduction in Coral Casino reciprocal memberships and the proposed reduction in the Biltmore
Hotel key entitlement would result in a reduction of 300 ATD and 22 PM PHT. Accordingly, the
net change as a result of the proposed Amendment is a reduction of 128 ADT and 4 PM PHT.

Similarly, the ATE report evaluated parking demand that would be generated by the proposed
public use of the existing Coral Casino restaurant. As detailed in the ATE report, the proposed
public use of the Coral Casino restaurant would generate a new peak parking demand of
approximately 26 spaces. However, the proposed reduction in Coral Casino reciprocal
memberships and the proposed reduction in the Biltmore Hotel key entitlement would result in
a reduction in peak parking demand of approximately 64 spaces. Accordingly, the net change as
a result of the proposed Amendment is a reduced peak parking demand of approximately 38
spaces.

Due to the reduction in vehicle trips and parking demand, the ATE report concludes that the
proposed Amendment would not have the potential to generate significant traffic, VMT, or
parking impacts. A peer review of the ATE report was prepared by Stantec (Attachment G), in
which Stantec verified the ATE traffic study assumptions regarding land use and trip generation
estimates, the parking analysis parameters, parking demand calculations, and the VMT analysis.
The Stantec peer review concurs with the findings of the ATE report.

The existing buildout of the Biltmore Hotel, in its current configuration, does not make use of its
entire entitlement of 229 keys. The hotel currently includes 207 guestrooms/keys between the
main buildings and cottages. These 207 keys are the maximum that can be currently achieved at
the Biltmore, including those made available through the occasional practice of “lock offs”. A
“lock off” occurs when a cottage is split into multiple separate guestrooms by securing access to
an interior door.

The proposed Amendment will permanently reduce the Biltmore Hotel entitlement by 37 keys
(reduced from 229 keys to 192 keys), but will only require a reduction of 15 existing
guestrooms/keys (reduced from 207 to 192). The reduction in the existing number of Biltmore
Hotel guestrooms will be accomplished with interior alterations only to combine adjacent
separate guestrooms into singular, larger guestrooms. The reduction in the existing number of
Biltmore Hotel guestrooms will not require demolition or exterior construction/alterations.

5.0 PROIJECT INFORMATION

5.1 Site Information

Site Information

Comprehensive Plan Designation | Resort/Visitor Serving Commercial, Urban, Coastal

Ordinance, Zone Article Il, C-V Resort/Visitor Serving Commercial
Coastal Commission Appeal Jurisdiction
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Site Information

Montecito Community Plan Area

Site Size Total acreage:
19.28 acres

Breakdown:

APN 009-351-012 - 2.02 acres
APN 099-352-009 — 12.32 acres
APN 009-353-015 —3.26 acres
APN 009-354-001 — 1.68 acres

Present Use & Development Cottage-type resort hotel (Biltmore) with associated
amenities including restaurant, pool, spa, exercise facilities,
tennis courts, conference facilities, etc., and a beach and
cabana club (Coral Casino)

Surrounding Uses/Zone(s) North: TC (Transportation Corridor); Southern Pacific
Railroad

South: Pacific Ocean

East: DR-12 (Design Residential), Residential

West: 1-E-1 (Single Family), Residential

Access Channel Drive

Public Services Water Supply: Montecito Water District
Sewage: Montecito Sanitary District
Fire: Montecito Fire Protection District
Police Services: County Sheriff

5.2 Background Information

The Biltmore Hotel has operated in its current location since 1927, prior to the establishment of
Montecito zoning regulations, which went into effect under Ordinance 453 on March 19, 1930.
On March 4, 1937, the Coral Casino was approved by the County Planning Commission under
Conditional Use Permit (CUP) 37-CP-1. Various subsequent permits were approved to allow
various improvements of the Biltmore Hotel and Coral Casino, including a 1979 CUP (78-CP-14)
allowing the expansion of Biltmore Hotel guestrooms and parking. The 1978 CUP included a
condition that stated the number of guestrooms/keys shall not exceed 236.

With the adoption of the Local Coastal Plan in 1982 and the Montecito Community Plan in 1992,
the site’s previous residential zoning was replaced with the Resort/Visitor-Serving Commercial
(C-V) designation, consistent with the site’s long-standing resort use as a beach club affiliated
with the Biltmore Hotel. Under the C-V designation, resort uses require a Development Plan
rather than a CUP. The Biltmore Hotel and Coral Casino continued to operate pursuant to 78-CP-
14 until 1999. In 1999, an “As-Built” Development Plan (98-DP-031) was approved that allowed
the addition of a hotel fitness center, incorporated all existing structures and facilities on site at
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the time, and carried over the conditions from 78-CP-14. An Amendment to the Development
Plan (98-DP-031 AMO01) was approved on July 13, 1999, that allowed a remodel and addition to
create a new spa, salon, exercise room, and locker rooms. In 2005, an additional Amendment
(04AMD-00000-00001) to 98-DP-031 was approved to allow the general public to use the
Biltmore hotel spa on a limited basis and to reduce the maximum allowed number of
guestrooms/keys from 236 to 232.

On July 5, 2005, a Revised Development Plan (03DVP-00000-00002) was approved by the Board
of Supervisors to allow renovations and various additions to the Coral Casino, as well as related
modifications to the Biltmore Hotel. The Revised Development Plan also included a reduction in
the number of guestrooms/keys from 232 to 229 to offset potential impacts resulting from the
planned operations at the Coral Casino. The Revised Development Plan (03DVP-00000-00002)
superseded all prior permits for the Biltmore Hotel and Coral Casino. In December 2008, a
Development Plan Amendment (05AMD-00000-00005) was approved to address various utility
upgrades, parking area repaving, and employee locker room upgrades at the Biltmore Hotel. In
February 2008, a Development Plan Amendment (07AMD-00000-00011) was approved to modify
conditions of approval related to conference and group use of the hotel, and use of the hotel spa
by Coral Casino members. Finally, in September 2014, a Development Plan Amendment (13AMD-
00000-00005) was approved to allow a redesign of exterior spaces and construction of two
plunge pools at the Coral Casino.

5.3 Project Description

The proposed project is a request for an Amendment to the Biltmore Hotel and Coral Casino
Revised Development Plan (03DVP-00000-00002) and approval of an associated Coastal
Development Permit to modify Condition Nos. 3 and 22 of the Development Plan conditions of
approval, as detailed below. Condition No. 3 will be modified to reduce the maximum number of
permitted Biltmore Hotel guestrooms/keys to 192. Prior to Coastal Development Permit
issuance, the Owner/Applicant shall provide site/floor plans to Planning and Development for
review and approval. The site/floor plans shall depict the layout of existing Biltmore Hotel
guestrooms and the proposed reduction in guestrooms to 192. The reduction in the existing
number of Biltmore Hotel guestrooms will be accomplished with interior alterations only to
combine adjacent separate guestrooms into singular, larger guestrooms (including suites and
junior suites). Condition No. 22 will be modified to allow limited public use of the existing second
floor Coral Casino Restaurant, reduce the Coral Casino monthly membership allowance for
members of reciprocal clubs, and eliminate the Coral Casino seasonal membership allowance for
Biltmore Hotel guests. Additionally, use of the existing 2,050-sg. ft. event/meeting room at the
Biltmore Hotel (currently identified as the La Marina banquet room) will be limited to non-dining
entertainment and other activities for hotel guests only. This proposed Amendment does not
involve any new structural development or exterior alterations to existing development, and no
additional services or access will be required. The property will continue to be served by the
Montecito Water District, the Montecito Sanitary District, and the Montecito Fire Protection
District. Access is provided from Channel Drive. The proposed project is located on a 19.28-acre
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property, zoned C-V and shown as Assessor's Parcel Numbers 009-352-009, 009-354-001, 009-
351-012 and 009-353-015, located at 1260 and 1281 Channel Drive in the Coastal Zone of the
Montecito Community Plan Area, First Supervisorial District.

Changes to Conditions of Approval (deleted text shown in strikethrough font and new text shown

in underlined font):

3. The number of guestrooms or keys shall not exceed 229-192.

22. Coral Casino Conditions:

a) The Coral Casino shall remain a private club.

b) Guest membership shall be limited to:
1) 600 - permanent members
250 —segsongl-membersforguest of the Biltmore Deleted
3) Up to 128-60 members per month from reciprocal clubs located at least 75 miles

away from the Coral Casino
c) With the exception of the 2™ floor restaurant, regular use of the facility shall be limited

to club members and their guests—eﬂd—regﬁéered—wﬁmg#PB#meﬁe—Hetel—g-ueﬁs only

eeeempe-nied—by—#he—re@'s%ere#m#el—g%ﬂ;Such regular use also mcludes guest pr/wleges

afforded to the general manager of the club, for business purposes incidental to the
operation of the club. Outside groups may use the facility for special functions. The 2"
floor restaurant shall be available for club members, member quests, endregistered-hotel

guestsincluding34-indoecrseatsreserved-onlyforclwbmembers. In addition, the 2" floor
restaurant shall be available for up to 265 members of the public per day, by reservation.
Reservation data shall be maintained by the operator and provided to County Planning
and Development staff, upon request.

d) No outdoor music after 10:00 p.m. except Friday, Saturday, Fiesta week, and holidays,
when music shall cease at 12:00 midnight.

e) Activities at the Coral Casino shall be those normally associated with a social, swim, and
tennis club.

f) Use of the restaurant roof sundeck shall only be during daylight hours, through sunset,
and during night time hours not more than four times annually.

6.0 PROJECT ANALYSIS
6.1 Environmental Review

On July 5, 2005, the Board of Supervisors certified the final Environmental Impact Report (04EIR-
00000-00006) for the Biltmore Hotel and Coral Casino Revised Development Plan (03DVP-00000-
00002). The EIR identified significant impacts on the environment with respect to historic
resources and identified significant but mitigable impacts on the environment in the following
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categories: aesthetics/visual resources, air quality, archaeological resources, biological
resources, geologic processes, land use, noise, transportation and parking, and water
resources/drainage.

An Addendum to O04EIR-00000-00006 has been prepared (Attachment C-1) to analyze the
proposed Development Plan Amendment in accordance with CEQA Guidelines §15164. The
Addendum analyzes the proposed Amendment as it relates to transportation and parking, air
guality, and noise. The proposed Amendment does not involve any new structural development
or exterior alterations to existing development. As such, the proposed Amendment will have no
effect on aesthetics/visual resources, archaeological resources, biological resources, geologic
processes, land use, and water resources/drainage.

As discussed in the Addendum (Attachment C-1), the proposed Amendment will not result in any
new significant environmental effects or a substantial increase in the severity of previously
identified significant effects.

6.2 Comprehensive Plan Consistency

REQUIREMENT

DISCUSSION

ADEQUATE SERVICES

Coastal Land Use Plan Policy 2-6: Prior to the
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 available public or private services or
resources shall be grounds for denial of the
project or reduction in the density indicated in
the land use plan.

Montecito Community Plan (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

Consistent. Adequate public and private
services are available to serve the proposed
project.

The scope of the proposed Development Plan
Amendment is limited to modification of
existing  Development Plan  conditions
associated with the operation of the Coral
Casino and the maximum number of permitted

guestrooms at the Biltmore Hotel. The
proposed Amendment does not involve any
new structural development or exterior

alterations to existing development, and no
additional services are required to support the
proposed Amendment. The property will
continue to be served by the Montecito Water
District, the Montecito Sanitary District, and
the Montecito Fire Protection District.

Additionally, the property will continue to be
accessed from Channel Drive. Associated
Transportation Engineers (ATE) prepared an
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Local Coastal Plan Policy #2-6 and LUDP #4 with
regard to roadway and intersection capacity.

Updated Traffic, Parking, and VMT Analysis
(Attachment E) and Addendum (Attachment F),
which evaluated the changes in traffic resulting
from the proposed Amendment. The ATE
report concluded that the proposed
Amendment will result in a net reduction of
approximately 128 average daily trips (ADT)
and a net reduction of approximately 4 PM
peak hour trips (PHT). Due to the calculated
reduction in ADT and PHT resulting from the
proposed Amendment, the ATE report
concludes that the Amendment is consistent
with local traffic and circulation policies
(including Montecito Community Plan policies)
and would not cause an exceedance of the
policy capacities. A peer review of the ATE
report was prepared by Stantec (Attachment
G), in which Stantec verified the ATE traffic
study assumptions regarding land use and trip
generation estimates, the parking analysis
parameters, parking demand calculations, and
the VMT analysis. The Stantec peer review
concurs with the findings of the ATE report.

Additionally, the proposed project, along with
the ATE report, was reviewed by the Public
Works Department Transportation Division and
the existing roads providing access to the
project site were determined to be adequate to
support proposed project traffic.

Finally, the existing Condition No. 34 of the
Revised Development Plan requires
implementation of a Transportation Demand
Management Program. Condition No. 34 will
remain applicable to the project under the
proposed Amendment.

LAND

USE

MPC Goal LUC-M-1: Strive to ensure that all
commercial development and uses respect the

Consistent. The proposed project is consistent
with the established physical scale and
character of the area.
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scale and character of surrounding residential
neighborhoods.

MCP Policy LUC-M-1.3: No additional Visitor-
Serving Commercial areas shall be designated
in Montecito. However, existing resort hotels
and motels may be improved on existing sites
and neighborhoods.

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

The Biltmore Hotel has been in operation since
1927, and the Coral Casino has been in
operation since 1937. Both the Biltmore Hotel
and Coral Casino have received various permits
for additions and expansions over the years,
which have found that the development and
uses are compatible in scale and character with
the surrounding neighborhood. The proposed
Amendment does not involve any new
structural development or exterior alterations
to existing development. Additionally, the
proposed Amendment does not involve any
change of use of the existing permitted
development. The proposed amendment is
limited to minor changes to the operation of
the second floor Coral Casino restaurant, which
is an existing permitted use. Under the
proposed Amendment, there will be no change
to the number of restaurant seats or hours of
operation.  Accordingly, the  proposed
Amendment will make no change to
neighborhood compatibility.

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.

MCP Policy N-M-1.1: 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.

Consistent. The proposed project is consistent
with the County noise policies.

The scope of the proposed Development Plan
Amendment is limited to modification of
existing Development Plan conditions to allow
limited public use of the existing Coral Casino
restaurant and a reduction in the maximum
number of permitted guestrooms at the
Biltmore Hotel. The proposed Amendment
does not involve any new structural
development or exterior alterations to existing
development. As such, the proposed
amendment will not generate any noise from
construction activities.
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Additionally, under the proposed Amendment,
there will be no change to the number of
restaurant seats or hours of operation, and the
existing condition prohibiting amplified
outdoor music at the second story restaurant
and restaurant roof sundeck will remain
applicable to ongoing operations. Therefore,
the proposed Amendment has no effect on
noise.

COASTAL ACCESS AND RECREATION

Coastal Act Sec. 30212(a): Public access from
the nearest public roadway to the shoreline and
along the coast shall be provided in new
development projects except where (1) it is
inconsistent with public safety, military security
needs, or the protection of fragile coastal
resources, (2) adequate access exists nearby, or
(3) agriculture would be adversely affected.
Dedicated accessway shall not be required to be
opened to public use until a public agency or
private  association agrees to accept
responsibility for maintenance and liability of
the accessway.

Coastal Land Use Plan Policy 7-2: For all new
development between the first public road and
the ocean granting of an easement to allow
vertical access to the mean high tide line shall
be mandatory unless: (a) Another more suitable
public access corridor is available or proposed
by the land use plan within a reasonable
distance of the site measured along the
shoreline, or (b) Access at the site would result
in unmitigable adverse impacts on areas
designated as “Habitat Areas” by the land use
plan, or (c) Findings are made, consistent with
Section 30212 of the Act, that access is
inconsistent with public safety, military security
needs, or that agriculture would be adversely
affected, or (d) The parcel is too narrow to allow
for an adequate vertical access corridor without

Consistent. The proposed project is consistent
with applicable coastal access policies.

Vertical and lateral access from the project site
to and along the beach (Butterfly Beach) is
existing and accessible to the public. The
proposed project does not involve any new
structural development, exterior alterations to
existing development, or alterations to existing
coastal access. Additionally, as discussed in
detail in Section 4.0 above, the proposed
Amendment will result in a net reduction in
peak parking demand, and will not impact
availability of existing public parking
surrounding Butterfly Beach. As such, the
proposed project will not interfere with the
public’s right of access to the sea.
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adversely affecting the privacy of the property
owner. In no case, however, shall development
interfere with the public’s right of access to the
sea where acquired through use unless an
equivalent access to the same beach area is
guaranteed.

6.3 Zoning: Article Il Coastal Zoning Ordinance Compliance

Section 35-81.1 — Purpose and Intent.

The purpose of the Resort/Visitor Serving Commercial (C-V) district is to provide for tourist
recreational development in areas of unique scenic and recreational value, while providing for
maximum conservation of the resources of the site through comprehensive site planning. It is the
intent of this district to provide for maximum public access, enjoyment, and use of an area's scenic,
natural, and recreational resources while ensuring preservation of such resources. Where this district
is applied to areas adjacent to the shoreline, uses permitted shall in part require an oceanfront
location in order to operate.

Consistent: The proposed project will conform to the purpose and intent of the C-V Zone. The
Biltmore Hotel has been in operation since 1927, and the Coral Casino since 1937. The proposed
Amendment does not involve any new structural development or exterior alterations to existing
development. Additionally, the proposed Amendment does not involve any change of use of the
existing permitted development. Accordingly, the proposed Amendment will not result in any
change with respect to permitted use, height, and setback requirements of the C-V Zone District.

6.4 Subdivision/Development Review Committee

The proposed project was reviewed by the Subdivision/Development Review Committee (SDRC)
on September 15, 2022. Following SDRC review, Environmental Health Services (EHS) provided
suggested conditions for the proposed project by letter dated September 15, 2022. Compliance
with APCD conditions is required in accordance Condition No. 66 of the Conditions of approval
(Attachment B).

6.5 Design Review

Design review by the Montecito Board of Architectural Review was waived for the proposed
project pursuant to Section 35-174.10.2.c.1(b) of the Article Il Coastal Zoning Ordinance, which
states: “The Department shall refer the applications to the Board of Architectural Review and the
Subdivision/Development Review Committee for review and recommendations to the decision-
maker. This requirement may be waived by the Director if the Director determines that the
requirement is unnecessary.” The proposed project does not include any new structural
development. As such, MBAR review of proposed project is determined to be unnecessary.
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7.0 APPEALS PROCEDURE

The action of the Montecito Planning Commission may be appealed to the Board of Supervisors
within 10 calendar days of said action. Section 35-182.6 of Article Il states that no appeal fee will
be charged for any development within the Coastal Zone that is appealable to the Coastal
Commission.

@
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ATTACHMENTS

Findings

A-1.  Findings for Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079

A-2.  Original Findings for the Revised Development Plan Case No. 03DVP-00000-00002
Conditions of Approval for Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079
Environmental Review

C-1. CEQA Addendum

C-2.  Link to 04EIR-00000-00006

Project Plans

ATE Updated Traffic, Parking, and VMT Analysis, dated June 10, 2022

ATE Updated Traffic, Parking, and VMT Analysis Addendum, dated March 2, 2023
Stantec Updated Traffic, Parking, and VMT Analysis Peer Review, dated March 3, 2023



ATTACHMENT A-1: FINDINGS FOR CASE NOS. 22AMD-00000-00005 AND
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1.1.2

1.13

22CDP-00000-00079

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS
ADDENDA TO ENVIRONMENTAL IMPACT REPORT (EIR) OR NEGATIVE DECLARATION

FINDINGS PURSUANT TO PUBLIC RESOURCES CODE SECTION 21081 AND THE STATE
CEQA GUIDELINES SECTIONS 15162 AND 15164:

CONSIDERATION OF THE ADDENDUM AND FULL DISCLOSURE

The Montecito Planning Commission has considered the Addendum dated March 7,
2023, together with the previously certified Environmental Impact Report (EIR) Case
No. 04EIR-00000-00006 (Attachments C-1 and C-2 of the Staff Report dated March 7,
2023, incorporated herein by reference). The Addendum reflects the independent
judgement of the Montecito Planning Commission and has been completed in
compliance with CEQA. The Addendum, together with the previously certified EIR, is
adequate to fulfill the environmental review requirements of the proposed project. 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 proposed 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 the State CEQA Guidelines Section 15162.

LOCATION OF DOCUMENTS

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

Additionally, documents and other materials are available online at the following link:
https://cosantabarbara.app.box.com/s/04z9ifqjpg3h2gp4h9u3zfjicvz4qcld/folder/196
943252397

ENVIRONMENTAL REPORTING AND MONITORING PROGRAM

Public Resources Code Section 21081.6 and State 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
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project. The monitoring program is designed to ensure compliance during project
implementation.

FINDINGS ADDRESSING ADDENDUM ISSUE AREAS

The Addendum prepared for the proposed Development Plan Amendment addresses
the following issues: historic resources, aesthetics/visual resources, air quality,
archaeological resources, biological resources, geologic processes, land use, noise,
transportation and parking, and water resources/drainage. There are no substantial
changes to the Revised Development Plan (Case No. 03DVP-00000-00002) that will
cause new significant environmental effects or a substantial increase in severity of
previously identified significant effects. As discussed in detail in the Addendum
prepared for the proposed Amendment (Attachment C-1 of the Staff Report dated
March 7, 2023, incorporated herein by reference), the Amendment will modify
Condition Nos. 3 and 22 of the Development Plan conditions of approval to allow
limited public use of the existing second floor Coral Casino Restaurant, reduce the Coral
Casino monthly membership allowance for members of reciprocal clubs, eliminate the
Coral Casino seasonal membership allowance for Biltmore Hotel guests, and reduce the
maximum number of permitted Biltmore Hotel guestrooms/keys. The Addendum
provides substantial evidence that the proposed Amendment is within the scope of the
previously certified EIR, and that it will not result in new significant effects or a
substantial increase in the severity of previously identified significant effects as
compared to the Development Plan analyzed in the EIR (Attachment C-2 of the Staff
Report dated March 7, 2023, incorporated herein by reference).

No substantial changes have occurred with respect to the circumstances under which
the project is being undertaken, no new significant effects have been identified, and
there will be no substantial increase in severity of previously identified significant
effects. No new information of substantial importance shows that the proposed
Amendment will have significant effects not discussed under the previous
environmental review for the approved Development Plan, no significant effects will be
substantially more severe than previously shown, and no new mitigation measures or
alternatives have been found feasible that the applicant has declined to adopt.
Therefore, the County of Santa Barbara as the Lead Agency for the proposed project
prepared an Addendum to the previously certified EIR, pursuant to the State CEQA
Guidelines Section 15164, to reflect the changes to the EIR required by the
Amendment.

ADMINISTRATIVE FINDINGS

DEVELOPMENT PLAN AMENDMENT FINDINGS
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A. Development that may be appealed to the Coastal Commission. In compliance with
Section 35-174.10.2 of Article Il, the Coastal Zoning Ordinance, prior to the approval
or conditional approval of an application for an Amendment to an approved Final
Development Plan that would allow for development that may be appealed to the
Coastal Commission the decision-maker shall first make all of the following findings:

1. That the findings required for approval of the Final Development Plan, including

any environmental review findings made in compliance with the California
Environmental Quality Act, that were previously made when the Final
Development Plan was initially approved remain valid to accommodate the
project as revised with the new development proposed by the applications for the
Amendment and the Coastal Development Permit.

The Montecito Planning Commission finds that the original findings required for
approval of the Development Plan, 03DVP-00000-00002, included as Attachment A-
2, to the Staff Report dated March 7, 2023, incorporated herein by reference,
remain valid to accommodate the project as revised by the proposed Amendment.
As discussed in Sections 6.2 and 6.3 of the Staff Report, the proposed Amendment
is consistent with all applicable requirements of Article Il, the Coastal Zoning
Ordinance, and the Comprehensive Plan, including the Coastal Land Use Plan and
the Montecito Community Plan. The proposed Amendment will modify conditions
of approval related to ongoing operation of the existing Biltmore Hotel and Coral
Casino. The proposed Amendment does not involve any change of use of the
existing permitted development and will make no change to neighborhood
compatibility. Additionally, the proposed Amendment does not involve any new
structural development or exterior alterations to existing development, and no
additional services or access will be required as a result of the proposed
Amendment.

Furthermore, as discussed in the Addendum, Attachment C-1, to the Staff Report
dated March 7, 2023, incorporated herein by reference, the proposed Amendment
will not create any new significant effects or a substantial increase in the severity of
previously identified significant effects on the environment and therefore the
previous environmental review findings remain valid.

That the environmental impacts related to the development proposed by the
application for the Amendment are determined to be substantially the same or
less than those identified during the processing of the previously approved Final
Development Plan.

The Montecito Planning Commission finds that the environmental impacts related
to the development proposed by the Amendment are substantially the same or less
than those identified during the processing of the previously approved
Development Plan. As discussed in the Addendum, Attachment C-1, to the Staff
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Report dated March 7, 2023, and incorporated herein by reference, the proposed
Amendment will not create any new significant effects or a substantial increase in
the severity of previously identified significant effects on the environment. The
existing mitigation measures remain applicable to the project. Therefore, the
environmental impacts related to the proposed Amendment will be substantially
the same as those identified under the previously approved Development Plan.

COASTAL DEVLOPMENT PERMIT FINDINGS

Findings required for all Coastal Development Permits. In compliance with Section 35-
60.5 of the Article Il 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 as discussed in Section 6.2 of the Staff
Report dated March 7, 2023, and incorporated herein by reference, existing public
services are adequate to serve the proposed project. No new or additional services or
access will be required for the proposed project. The property will continue to be
served by the Montecito Water District, the Montecito Sanitary District, and the
Montecito Fire Protection District. Additionally, the project site will continue to be
accessed from Channel Drive. The proposed project was reviewed by the County
Transportation Division and the existing roads providing access to the project site were
determined to be adequate to support proposed project traffic.

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 Il Coastal Zoning Ordinance, prior to
the approval or conditional approval of an application for a Coastal Development
Permit 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;
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, as discussed in Section 6.2 and 6.3
of the Staff Report dated March 7, 2023, and incorporated herein by reference, the
proposed project, as conditioned, complies with the applicable provisions of the
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Article Il Coastal Zoning Ordinance and the Comprehensive Plan, including the
Coastal Land Use Plan.

The proposed development is located on a legally created Iot.

The Montecito Planning Commission finds that the proposed project is located on a
legally created lot. The property is recognized as a legal lot through the extensive
permit history beginning with the approval of 37-CP-1 in 1937.

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 that as discussed in Sections 5.2, 6.2, and
6.3 of the Staff Report dated March 7, 2023, and incorporated herein by reference,
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 the Article Il Coastal Zoning Ordinance. All
development on the property has been permitted in accordance with the County
ordinances in effect at the time of development.

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 that the proposed project will not
significantly obstruct public views from any public road or from a public recreation
area to, and along the coast. The proposed project does not involve any new
structural development or exterior alterations to existing development.
Accordingly, the proposed project will have no effect on existing public views.

The proposed development will be compatible with the established physical scale
of the area.

The Montecito Planning Commission finds that the proposed project is compatible
with the established physical scale of the area. The Biltmore Hotel has been in
operation since 1927, and the Coral Casino since 1937. Both the hotel and beach
club have received various permits for additions and expansions, which have found
that the development and uses are compatible in scale and character with the
surrounding neighborhood. The proposed project does not involve any new
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structural development or exterior alterations to existing development.
Additionally, the proposed project does not involve any change of use of the existing
permitted development. Accordingly, the proposed project will make no change to
neighborhood compatibility.

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, as discussed in Section 6.2 of the
Staff Report dated March 7, 2023, incorporated herein by reference, the project will
comply with the public access and recreation policies of the Article Il Coastal Zoning
Ordinance and the Comprehensive Plan including the Coastal Land Use Plan. Vertical
and lateral access from the project property to and along the beach below is existing
and accessible to the public. The proposed project does not involve any new
structural development, exterior alterations to existing development, or alterations
to existing coastal access. As such, the proposed project will not interfere with the
public’s right of access to the sea.



ATTACHMENT A-2: ORIGINAL FINDINGS FOR THE BILTMORE HOTEL AND CORAL
CASINO REVISED DEVELOPMENT PLAN CASE NO. 03DVP-00000-00002




ATTACUEMENT.C-1

JULY 5, 2005

{ALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS

Fhe Bourd of Supervisors has reviewed and considered the Final Environmentn? Impact Repon
(ERR}, 04-EE2-00000-00006, dated Apri? 2005, und its appendices purseant 1o CEQA Guidalines
Scction 15096, and the environmental effects of the project os shown in the EIR piorio ipproval,
‘The Board has delermined that the document is adequate for this proposal.1n addition, al voling
Board members have reviewed and considered the complete record befare ity including testimony.
and additional information presented at or prior to the public hearing of Tuly 5, 2005, The Board
further finds that the EIR znalyzes a ruasfuéxébie range of allermatives jo
t dof§ isors.

EIR milects the indspendent jud

lie Board of Supervisors finds-and cenifies that the Final ER constitules a complete, aecuny

adequate ‘und {fith effort ot full disclosuie 'under- CEQA. "The

The ducuments :wnd .other materfals which cons e 1ecord of proceedings upos'which this:
ecision is based are in the custody of the. Clerk of. the Board, 105 East Anapamy Street, and
clated files with the Secrtary of 1he Montecito Planning Commission, M. Steve Chase, ond wit
he: Secretury-of the Historic Landmarks Advisors Commission, Ms. i
oth of Planning sod Devel located 3 : |

he Yinal Environmental Imprct Report for the Coral. Casino project identifies environmenta
fp ithin the histaric resources areg that cannot be Tnitigated 1o 'w level of nsignificanc
nd dre thercfore-considered unavoidable. The project bas subsluntiaily fessened these impact;
y-Ihe incorporation of chanpes ' or.: alterations. slo.:the: project - where “{i casible, inchidin

bric including, without :limitstion,” the “second : lloor-eabanas ‘and s considered
guificant and unavotdable duc to the removal of criginat hisioric [abric from po ans.of th
oral Cusino building, an identified historic jesource.> This removal, in panl, would not eomnl
vith the Secretary of the huerior’s Standards for Rehabititation

Historic Resources: - The relocation of a restourant to the second floor contribiies 10 the fuss
Sroric - b !
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i.
Avtnchmens O-1 = Findings per Juby 5, 2003
b o P}

To . p 2 identified i the Final EIR, Section 5.7.5,

o g MPC and ‘on May' I6,-2005 by the HLAC as conditions of
approval, cited below. " These mitigation meastres arc-summarized below, with fubl text of
conditions provided in Anachment D (MPC-Action Letter) and Attachment E (HLAC Nolice of
“Action Lotier) 1o the Roard Letler, snd are adopled by the Board as provided in Attechment 2

he. ipplicant shal] complete o documentation survey rop nee. with the
Uistors American Building Survey (HABS) standards, including archival quality photographs
‘of significanl. interior and exteror Fentures, and tlevations with an emphnsis placed on historic
features “to. be "demolished,” and ‘ preparation “of “detailed - “'as "buil{: sile and .
(Miifpation Measure 5,7.5.8,1/MPC Condition 3%HLAC Condition 2}

County approved historic preservation professional shall review treatments for nen-structural
“building -components’ und -Tefurbishments and shat! review praject plans prior-is issuance of
i its; (Mitigation Measwre 3.7.5.8,2/ MBL Condition 40/ HLAC Condition 3}

‘A Counly-approved ' architect specializing in historic preservation shall review project wosking
“drnwings.to_assure the retention of histaric building fabric where it is ot specitically slated for.
“tomovat,-and that alterations comply with the Secrctury of the Interior’s Standards as much os
‘possible. To e, cxtent feasible, he fandscape ‘plan -for- the “property - shaH 'bebased :upon
:documented historjcal and forensic evidence, remining on site ‘extunt plantings from the period
‘of: stgnificance ar. replacing them in-kind wilh ‘compatible, suitable’substitute: plant materials,
(Mitigation 3.7.5.8.3/ MPC.Condition 41/ HLAC Condition 4

reale an jnterprotive plan for the propecty for display in a permaneat, publiciy uceessible on-
“site or off-site Incation. {Mitinc M i H fri :

he MBAR, in conjunclion with HLAC, shall meet jointly and review and approve in separaie
‘actions. the Preliminary and Final working drawings with architectural, landscape and building
“plans prior Lo the approval of applicable Constal Development Permits for the project " HLAC's
view. shull -he limited (o the "historical uspects of the. project, consistent with County.Code

Lion | i  (Not inclided in EIRY MPC Condirion 82/ HLAC Condition 7)

- CERTAIN'IMPACIS  ARE MITIGATED 'TO  INSIGNIFICANCE  BY
"CONDITIONS OF APPROVAL

e -Final EIR, 04-EIR- - ifted et for-which the project.
onsidered .to. cause: or conliibute to. significuny, but:mitignble: environmental-impacts. Each of
1ese impacts is discussed below along with the vppropriute findings s per CEQA Section 13091

“address these: impects, opplicable’ mitigation measeres”identfied in the: Final :EIR - were
dopted on May 5, 2003 by the MPC apd on May: 16,-200: by the HLAC (where applicable} as
onditions. of Aupproval,” suinnurized :below - and i specificatty - cited - parentheticatly.

sasures are adopled by \he Board of Supervisors on July 5, 2005 (Attachment C)




Four Seasons Bilnore and Corat Casing HRP Appeals
Arlaehment C- - Findings per July 5, 2005 dHearing Du

Potemtintly. sipnificant sesthetie impacts that can be feasibly mitigated or avoided are ussociated with

wvisual mpacts from relocation pf the restaurant to the second story, building massing us.seen from the

beach, - visibility of .umbrelias- onthe: firs ‘floot,  awnings ‘oulside the second ‘floor ‘restasrant, and

potential impacts ‘of night Highting both ‘on ond ite {li “of the ocean in front ‘of the Corai_

i £ project world coniribute incrementally. to potentially. significant aesthetic:impacts from
ably foresceabl it

The.: design, ‘seule, {and-eharmcter-of -the. project hi poti ith - viginity.
development,’ with - particular: allsntion o, color s:b:hly r.k:s:gn fofi !he proposed 2%
Testaurant and proposed’ mestaurant roof sunde brellas, -,

d:no,” umbeelias ssholl be pcmnuc
3,153/ MPC Condition 28

e or seeurily on
Jand i j,hf.«-ilghung shali e redoced. fol]cwmj, the.close of activities on-sie any give
tuy "Any exterior night lighlmg instalied on the project site shatl be of low, intensity, low plare-
design, and; with the exception of in- g,mund uphghts shaH be hopded 10 d}reci light downward ;
onlethe: subjccl ‘porcel-an jil 1 is. (M

iehitecturally - compatible ‘wit !
pe dres shall be enclosed wnh a solid wall or gate of su[ﬁmcnt heigh
d shail inchude a gute. (M M, 5.1.5.6/ MPC Condition 31

l\-hug:mon measures incliding,”
this impact ton fevel of insignificance

Pctcntlaii)' significant project impacts refated 13 Lhe gse of mcm chicles by employees; members an
puests of lhe Coral Casino lacility are nol ca.pm.led 10 cresio Bir gitality impacts, i Due t0:the. rojec
involving primarily: remodeling, limited gradieg, nnd few:eperational changes in the future,’
expected to cause "ambient “air, quality 1o ‘degrade; below : federnl -and siat A
operaticnnl ‘emissions: of : NOx,: ROG "and ;CO normally ‘sssociated -with increased vehicle: rip
considered adverse but Jess than significant. “ Alr Follution Contret District (APCD) stofl inclicatexl
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i the ¥Asbestos Dcmohuonsfﬂenovauon Notification form, provided
2 M 5.2.5.1/ MPC Condirion 32}

Dust generated by ihe development aciivities shall be relained cnsite and kept lo.a minimuy b
‘dust : control -meastires Histed -in “section *5.2 ‘ol - the FEIR.""'Reclaimed -water shall
henever possible. {Miripation Measurc 5.2.5.2/ MPC Condition 33

e applicant shall deyelop or document. a Trapsporation Demin Mnnagcmsnl

& combmcd Coral Cysine and Bilimore Hotet sites.” Components of such 2 progrom shal} te
gucd to.effectively reduce vehicle demand and peak hour trips associated with the project

nd could inglude purchase of, or discounts on; Metsopolitan Trensit Distict (MTLD) bus passes

rovision of: ‘cployes amenitics it encournge allemative transporiation use, including bicyel

‘storage lockers, und an employee, iunchreom, refrigeratar, microwave oven, sink, food preparation
3.0, b, anel d only MPC C 34

:Orientation  of mp}oyc::s mgarding the - Ridesharing - Program or - simnilar SUCCESSOr  Programs
wnia:Barbara -Counl Assoc:unon Govcmmcnr.s Or: SHCCESSAr. 2geney.

PC Condition 34

o-Cozul Casino shali continue to mutntain eraployee work 'shifls that avoid the peak hours o
jacent strect traffic (7-9 Mitigarion Measire 5.2,5.3ff MPC. Condition 34

with the potentiaf for signi
site during prodin

Hy Sensitive Habitt arcn or n{mnnn ¢

and il ] ﬁnt cunmm sagmﬁc.'ml blalogtcai hubitut -area, tithough il ls_'lucnlud .sd_a.tccm 1o.the Pacilt
peced with similar:s matler. shzes

ijdin
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: te neither threatened nor-are host v ollier bivtogical resources. such a -butterflies or.
raplos,  28-inch Monterey Ping tece is propased lo be renoved at.the northeasiem conier of th
buitding. No significant ‘wildfife. has been ‘docuomepied near the praject site, and since the [gckiity-has
existed with night lighting and sctvity nest to the existing ceean cnvironment for nuiny-years, indirect
impacts associated  with -noise and night lighting arc. -onsidered adverse, 55 -than -significan
-Overall, biclogicsl resource impacts can be congiten ignificant.’

he jmprovement of the storm drain system (hrough the Coral' Casino site, us well us the se-direction of.
‘poot drain dischurge 10 the: Monteciio Sunit: i sem. will improve. surface. runoff conditions
-that have gone to the, neean previeis)

During construction, washing of concrete, trucks, paint, o quipment shall occur only i areas.
‘where pollbted water and maierinls can “be contained Tor. stbsequent removal. from the sile,
Wash water shail - 'be discharged o the ‘siorm “droins, street, drainage- ditches, creeks, of
; ! Arens designated for,

i i d, (B M, e 54,4017 MP

wiants: imspactin
beinstatied in 1l
bel taing

Mitigatian' measires
itigate this jmpact 16 Jess 1h

otezitially. significant-geologie impacis that'cum be Teasibly miligated or av
round . shaking : from - potential: earthquakes : (potential - structural ¥ impacts)
i <l {128 a resuit of groding and construction activities.

g Code 'or theState: Histerig
Condition. 37/ HLAC Conditior

rﬁs.iqn_. orirol measures shall.be miplemented in. accordance with an approved Grading an
rasion Control. Plan (o prevent, transport of seiment during constraction, (Mirigation.
oy 38} :

istoric Resource:

‘The project .proposcs-compleie removal ‘of .an ixtoric- clement. of {he ‘Coral Casino. that tan.
mitigated; o less than significant levels, . Other arcas of work may-also create poientially significan
impacis 1o historic features of the building, bul many of these arens have either alrcady been uhered, o
are nol considercd character defining featuses, and therefore such changes hiave not been determined b
be inconsistent with the Secretary’s Standards, - Therefore, work on these arens. {e.8. imeriorwork i
the La Pacilica ballroom, ‘eastern cabanas) is considerad polentinily significant bul mitigeble. with
conditions 39-43 ‘and /82 ‘ol : the ' MPC: ‘action, sanmorized above.under: Finding il 4.3 08 well
iﬁditiunu} conditions { 4 o5 HLAC conditions as parenthetically. reference
fow,
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‘The project 'shall relain . ; Fine e thes: historic. caping charicier,
{HLAC condition 9,

“The conceete beneh st the north end ol -the pool shall be retained, 2 offerad by the applican
dusing HLAC hearings, {HLAC condition 1}

Required storage of bar-b-que equipment and;other portuble-items shall be located away from
the viewshed between the clock tower and the members™loun i

he-structures  shati be- Llc.stnEd using the, Caliform
masimum extent feasible (HLAC condition 45

Project s _ of:hc:, nd visiios
erving fand use, islent wi ing desipnati hz. Board of Supervitors finds tha as.an
rehiteciural projection and not'a roofed structure, the rooftop. sundeck riling does not resultin‘an
nconsisiency with Folicy. CR-M-1.2 of the Montecito Community Plan,. ﬂtht:r land usc refated issues
uch as noise, teaffic, air quality have been addressed in thote lopicul weas in these Tindinps and in the

E

creation of the cutdoor senting aren ot the proposed second st
10t represent & sabstantial increase in the ambient noise lev Potcnimiiy sngmf cant xmpacls thyi
e repsonsbly. mitigated - inciude sl
roposed second story restaurant

! . _- p-m i Monday through - Friday,
snstrtction on-State. holidays (c i D ), {Mitigation Measure 5.9.5.1
P Condition 44
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pe O

Lationary cons ructi é&jﬁiplﬁéﬂl that’ generites noise which. exceeds .63 @A at the pruject
oundaries shall be shieided. 1o P&D's satisfaetion und shall he located as [ar s possible from
upied residences, (Milig 2/ MPC Condition 45

onstriction  routes shail.be lintited to Olive Mill:Road, Channel Drive, &
une, and notice.shall be provided 10 County Permit Compliance of the constmedo
Mitigation Meusure 5.9.5.3, amended by MPC. Condition 46)

o putdoor music shatl be.allowet on the first floo
festa ‘week, and :holiduys, when mustc. shal
9 5.4, Modified os MPC Condition 47,

uidoor wmplified ‘music..shall ‘no
ecartd 'slory restaurant, of on
5,5/ Modified as MPC.Ci

‘sigailicn mpaces-that can be feusibly. mi tigated or ‘avoided ure associsicd "W
quired upgrades of the building and compliance with Teguirements of the Montecilo Sanitary Districi,
uch requireme; 150 inelude Fultre coordination with [he District regarding maintenpnce of the poo:

1 shail submit final working drawings 5o the Montecito Sanitary District that,
upgrades of kischen equipment and grease
qtion Meastre: 5, 10.1.0, 1/ MP

Coordinate fiture timing of pool draisage, with the Monteciip Sanitar
Measure 5.10.1,0.2/ MPC Candition 49) ;

itigation miensures including;
ess han 5

The Corat Casine Histo : 3 e resull in & net increase of floor ares, 1
s the only basis for estimating solic wasle impac hie project may generate. a total of 33.35 tons pe
car-of .pew: solid ;waste, based: oaly on (he ‘netincrease: in’ floor ‘area; caloulated as.an eating an
drinking cstublishment, snd not.on specifie programmutic detatis, This figure is below. project speci
and . cumutitive. thresholds, " so,ihis ‘impact is considercd: less than: significant, uld i
Intively ration of increased solid waste going Lo area Jandfills, ;

'Prép ration of & jong term Solid Waste Manapement Plan and implement
the life.of the projeet, {Mitigarion Meas:  MPC Condirion 50}

cycled. {Mitigation Measin




by Seasons Bi Iunun, nnd Coral Cn 'ilfl() URY Appeals
Da

Mitigation measures ipctuding, but not mited 16, the measure siated aboye are ru.ummeudul lo addddres
@ mjcct s comributlon 10: cumulauvc solid ‘waste  generation, b

utpmﬂm' ! : i
mprovements fo drainage. both off-sile and on-site, alonp with filtration methods plonned for: onsite
urface. drmnagc, wouId be considered a beneficial impact of the projecl. - While the project would no

Discharge ‘and Elimination Systen': {NPDES) perrml it wou!d be
’ Ib

l'acﬂul}r use resulting from the: project > would ‘not -change substantially. from :today’s
the nvailnbility DF adequale water. supplies inthe Memtecito. groundwater basin
lss ih I b

“clarifiers or. separators ip . project. area s{on droin
efined prrmuanent’overlind | oscape path, ond
| Measure 5.10,3 0.1/ MPC

wing grading ‘um
fcnccs ‘peo bags or .gravel
D2/ MPC Condition

Yy -of discharging 'any- poliuted
ater or materials 1o the storm drain system or streel, {Miripation Measure 5,J0.3.D,3/ MPC

i

proposes consttictii no B,
viiich would connect to, Biltmore . Beach wnd be. ‘secossible per-the *Americans ‘with Disabilities - Ac
standards. Poicmm} toss of Juterat beach area 1o sccommaodue this mmp_wouid be considered adverse
The: creation_of the accessible ramp, along with reconlation of .




asement !hai__wouid r.cnnccl_-w‘n‘h iin extsting lateral beacijt easement, is consid
f Lhe project, Thercfore, no mitig syes ave reguired for this. jss

-5, 14 Transportation |

hysical improvemionts 1o the Corai Casine include the ereation of o -valet parking queuns zred at the
onhwaest comer.of - the. building to more smoothly accommodate specisl event patking need - 1h

lub. - Operationnl 'changes - proposed i the project (allowance: for: grests of repistered: ovemigh

iltmore. Hotel guests to access the new restaurant, tnd recognition ‘of reciprecit member uses of Hy

fub} would gencrate 20, average daily trips (ADT) and 1:PM peak-hour irip, - However, this araffi
vouid be mitigried through the project’s simultancous joss of thice lodging spaces known as "keys™, o
ooms, it the Biltmore Hotel.  Therefore, the overpll project selated 1raffic would be reduced by 7-ADT,
"AM peak hour trips and +PM peak hour trip.

arking demand . sy ed with the operationp] ‘changes clied above would jncrease by, one sp
vhich . will :be provided at ‘the Biltmore in'the parking:lot-serving the *back of house' uses, or the
orilvwest parking lot, > This new space would jncrease the tolnl parking on site serving (he Biltmor
Jote} “and: Coral Casino:Trom 454 'spuces 10455 spaces.”Peak - parking 'demand - ocours:3-5 - time
annually, when the holel experiences 100% oceupancy at the same tIme as many avems are booked a
lie combined Biltmore and Corel Casino facilities. During these times, a parking demand of 432 in th
flermoon, o 561 parking spaces in Lhe evening, was identified in the EIR {Table 5.12-50, puge’193)
Witk ndditional valet services, the-onsite parking supply couid be increased by 49 spaces (o o tolal o
‘on site - Thiswould feave o' remaining parking deficiency of 57 spaces during peok de

‘u deficiency has existed. for.over: 25 yours, bused on the prior acknowledgement by the Count,
lifomis al Commission‘in’its approval’of :78-CP-B14, authorizing an uddition of -hate

purking ‘spaces’ As noted :in 'the EIR,,"Section:5.12.3.G ' {p. " 186 'of FEIR), ' The: Coasta

sion, ] in“approving - Coastal- Development: Permit: #-4-82-5/31009, recognized that ¢ -parking
deficiency-of 123 spaces “would remain after:the project, and following the provision of 454 pirking
paces..as; regiired by - 78-CP-014. . During such . busy -periads, . the otel -and _club .operntors_also
mplement increased incentives for cmployees 1o pse altemative means of kanspostation or carpoo] to
essen staff {-1he ansit ki ly, and will continue 1o do 5o under the revised Developmen

Continied complignee with the conditions of-upproval caried forward from 98-CP-0317,

inchuding specification of the munber of Bilttmore hotel'guest rooms, Coral Casino imemberships

und ‘nember, of - parking spaces; ‘continved: compliance :inscheduling "Hotel “and: Corat -Casing

activities to coingide’ with oflvpeak tffie and beach uklzation periods, coninued compiianc

avith requiring reservations for: Sunday Brunch; implementation of yalel partking during specific

cevents and prohibiti ; i s : itions
22

hnplementotion of 2 constiuclion period - parking meacgement -phw -aad use of Lralfic contral
itoms dusing constiuction, {Mitigation Measere 5,102,581 & 2/ MPC 60 and 61

Implementition on i tong term basis of an operational parking plan, and collection of parking d
alter the frst year of operation, for filing with Counly P&D-and forwarding to the MPC-as 40
informutiond] fem, fMitgation Measire 5.1 2,504/ MPC condition 63}




Annchmcr:ﬂl Findings per )
s O

Preparatio acomplisnce mpcm hsung lh: umber of members, member cyents, Speeis] cvents

Aundraisers by ‘owside groupe, conference -groups using - the. Corat . Cns:m and. e aumber: o

“people using the new secund story restaurant. The compliunce repo d 1ad
nd provided as information to the MPC.. (MPC Condi

Iuding. but not limited Lo, mc measures stated shoyve fave.
10 Jess i ificant fevels

he! (EIR, "04-EIR-D0000-00006, prepared -for- the  project evaluated @ 00, project/raiting -
mmenancc;ultemnlwc. two alfernative  designs, " and - an - nIlamatwe location - as- nethods .ol
el ificant ; impaels. T

ps_an aplion that, met some . of - the ‘project objective
Perla Circle’ sddition “ond the ‘entire: La - Perla Restauzant -
rcplaccmenl restauramd primarily in the existing bar ‘and
ses. 10, the bose of: the towe: hemutive: Fowould also.

QA are sy {m-sed [
 lessen the project’s significant effec
Section 4.4; page 61 of the Final EIR s foliow

o rehabi e Coral Ca : i irs, e to its age and proximity lo
the .ocean - whn:h has -aken s 1odl o the Structural elements of the site, A’ comprehensive
rehabilitation 'of the Corsl Cusino is required in order topreserve the. buliding, address Tong-
{anding deferred munntenance and eorreet §
which compromise (he building’s imeprit

o provide i second:fipor restaurant offering a first-class dining expericnce,
Pucific. Ocenn, in piace of the caisting fest floor dining area.”The.applicant has als
niecessary.to have g kitchen on the same floor as the restacrant to pr

the-process of formulsing the project, Ihe app compzicd of req
asing Rehabifitation Project from thrce sources: (1) ah uses comained o the onpinal Surdner D.x ley
ot have: beenzdded over time 3




Fous Seasoos Biltmone and Coral Cosico HRP }\ppcn!s
i A

an Hﬁy 3 Jeter of June 29, 2003 1o e
meet many.of the gouls and objectives

he original Coral Casine dining room had views from all seats.~The majonty of dining room
ats in Alternalive B will not-have a view.of the ocean, - The northern haif of the room has no
indows. From the southern holf of the dining room views are limited to the pool aren o the
d by the yoga aren, historic. clock “pool. bar

than the existing dining ropm,.

nclose .apcn-nircou'r.i)rnrﬂ, whlch.'pm\.'idcd ncepss 10 e
' oos ot provide a

: ve F proposed Lhe bar and lounge in (he same plan Jocstion a5 the historic bar, haweyer
his area has been remodeled Lo become o windowless reom with no Hight or view since the
digcent banguet room was crested in

pr?pos'es'}_th at ‘the: kitchen be Jocated in 2 new:basemant.’;
ifficulties b

ities because of its distance from the dining roo

ubilitation Plan :s_the.sepmnoﬁ:.
does 'nol_sgparam_mcmbcr and ._nanv'n}cmbc
viicl are objeclives o

Alternative F proposes the removal
¥ 1 Jocation

ooz ot provid
w basement [unctions,




Four Seasons Biimore and Corul Cosine HRP Appeals
Attachmeds Ced = Findlings par July 5, 2003 Jiearing Date

y ative removes e non-listoric La-Perla Circle wdditfon il haff of the.La
Perla: Restaurant ‘uddition, " and -places the relocated restaurant i -the ‘existing ‘Bar ang Member's

Loungs.“The Bar and Lounpe function wauld move (o the base of the wwver (similar to ARemative F)

“The kitchen would remain in the same location, and be slightly enlarped by incorporation of areas now

used for table and chair storage, a faw now restrooms would be added udjacent Lo (he kitchen, and the

{erage function would' be relocated 1o the ‘basement,” along ~with additional. restrooms; ‘bt without

ceessible clevators) ' Storage s ‘slso suggestesd 10 move offsile in this aiternative, - The ‘entrimee for
vould remain {rom the west ond of the building under this Altermative

Altematives. under CEQA “are supposed 10” attain
ubsimtinlly ir:sscg the project's significant effects
oy ! A T "

ection 4 1.of the Final EIR

To rchabilitate the Coral Casing,The club is in need of repairs duc 1o its age and proxintty to
Hie; ocoim, which - hias taken §s ‘1ol ‘on’the stuctural elements of the site. ™ -compiehensive
rehabilitation of ‘the. Coral: Cnsino is-reqilired in order to prescrve. the buifding, address-leng-
stnding deferred muaintenance and corect $i-d < addit i

‘hich ise the building’s inlegri

first-class recreational experience,
of this beach club facility and that have historicail
obligation with members

the process of formulating the projeet, the applicamt compiled a list of required wsesifor the Ceral;
asine Rehabilitation Project from three sources; (1) al} uscs coniained in the oripinal Gardner Dalley.
sigm; {2) uses that have been.added over time; and (3) now elements reqnizerd by. current codes and
rdinanees.’ These uses nie set forth in Appendix A 1o David Van Hoy'
S ;

ikow/CCPC altermative floor plan describes only the western half of (he main leved of the Cora
asine which constituies approximaiely. 25% of the club, " The LCPC-Alternatives does not provide
design for the remaining 75% of the facility.: This lcaves the tesolution of the majority. of the require
-program elements unresslved, "No cxierlor elevation drawings .are. provided to {Hustrate the propose
_dc;iﬁn =The Levikow/CCPC Alernative fulis Lo meet many.of the jecti j

he. priginal Corai Casino dining room hod views [rom ul seats.”The majority of din 2 100

eals inthe CCPC allemptive will not have a view of the ocean.” The northemn half of the roo

s 10 Windows. : From the southemn half of the dining room views are limited to the pool are

n (he zast and views to.the. south are blocked by the yoga area, historie clock tewer, snd poo!
3 I vindows on the wist with an ocean yiew

he originel dining room afso had m enclosed open-air courtyatd, which provide
un und protection [rum the sea breexe, The CCPC plan does not provide 2 couriyard,




Gl IRPAppt.as
Juiy 5, 2003 He

he: CCPC s proposed. Jocation of the dinjing room continaes (he, statits quo of o non-histor
ddiuon which blocks westerm views from (he pool area, ceocupies space originally designed fo
ol related sctivitics, and jgnores the originad historic buitding 5 AL,

¢ CCPC’s propased dining room restropms are inadequi
nd guests in iraver t_hc _banquc_; room o use Ihe facilities,

I P 18 bar and lounge in
Lisi ﬂarea-has cen remodeled 1o become
b L

: : “for ‘bz
omplete sepnrur.e Jrom’the ‘equipment. required for.on a-la-carie r.iinmg room. = The CCP
“plan i increases he space nvailable Tor the kilchen, but.does not create enguph.for the reguired

“loprovide ; pe- ne
perational difficultics and will requite a lurgu freight elevator, winch iz nol shown on the plan
Incorporstion of the [reight elevator will further reduce the spase.available for. Lha kitche

: r-design-ciement of the Coril Casino Rehabilitation Plan 35 lhe separanon ‘of membe
; dgd non-member sctivitics cn-mk& “The CCPC plan continues thc conflicts that exist today, an
: ide {i hic di

phan ‘nol provide
hxch is displaced by the, praposeci barfioung:

The' CCFC 5 Altemalive plan proposes to remove
’dcnhfy ancw} i

slan i does -not: provid
tevel or the pmposcci new, basement functions

ary, ¢ is mcompielc oes nol provide for'muny of the-require
Unctions mnd sputial relationships, docs’ not meet
be infeasibie and i5 herefore rej




ans Bidtmore and Coral Clising HRE ;\ﬁpcais
Atiechmen C-1 = Fiedings por July 5, 2005 Heard
id

ovision of some of the project objectives story oceun restaurant,
ealized ot an aliernntive ‘site. -sliernative Jocation is the- Biltmore Hotel, also ‘owne
Viruer Hotels und Resonts, urzently

hznnel drive against an expanse.of lown,“An addi

may
d by T
hos an ocedn view fiest floor restavrant, set back fron
tion to |his portion of the siructupe Y COmPromis
e archilcctural or: historic integrity 'of this altemativ
ature and relation of some

K c:focation. - Additionally,
:  of the project objeciives (0 members of the Comi C
tub,’ provision of another. restaurint off sile w '

“due-to.the gite specifl
H;

Overmiding ‘Consideraic fch:

identified [impacts are ot fully mitigated,
001, "any Sremaining sipnilicant offects o
aeceplable dug to i idi

he following everriding consider

£ Project will catise the Coral Casing building (o
fth Disabilities Act statdards

‘The removal of the La Perfu Circle and the La Perla dining room addition
‘recupture the ariginal Gardner Datley histor f il from

The Projiect will result in ¢ seduction of traffic due lo the
Biltnore Holel, cnsuring no sipnificant n

teduction of thee (3) keys.at th
] 1 neresses in. wiffic would beeur, mrd the. projez
auld be consistont with circsiztion policies, " An improvement (o.on sife parking




nd continuation 'of parking manageme
ddrcssmg long-term parkin g deficiencies in the arca,

% and diversion of cxisting
drainape patterns such thal off-.and onesie surfa:c runuff {inchucing water ou and eround
. poeddeek) -would - be . redirected 1o the - storm -drain - system, - zmd that -pool . waler
ischarge 'will be trented with ‘improved filterd 4 directed 1o the M

space thereby msulting
with tial function

e Project witt 7 o noisy p-cquipment ‘and . the
cduction of - GU% of e hcar. cxtract {conling capacity) off-site via the existing Billmore

he Project will result in the constructton of an sccessible mmp sccess 10 the beach in full
ompliance with the accassibility provisions of the California Building Cote, An offer to
edicate public sccess over ihe rump i Ihie beach below will be provided,

¢ new construclion resuiting from the rehubilitation of the Coral Casino’s buildings will
reassessment Jof Tthe improvements - purstiant 1o, the . Calilomia: Revenud - antt
ing in incteased property.tax revenue o the County of Santa




The Project’'s buildings ) 1
smndm'ds oraftowable standards comlained within (e State Histonc Building Code,

TheProject:will provide an additio
Biltmore Hotel site.’

‘Ri -requires. the, Ci nty 1o adopt o reponting of moniosn,
program for Lhe ‘chanpes 10'the brojest which it r:dupted e mads. 8 ‘condition of Approval:
order {o mitigate or.avoid significant effects on the environtieat. The approved project de

d condilions of approval witht their curresponding penm!. mounonng rcqmremems,
adopted 15 thie momwnng proguam for I
compliance during project implemcniatio




Fowur St :ms Blllmnn ant Cor 1 C isi no HRP J‘\ppta?s

e Biltmore and. Coral-Casino sites have been developed with hotel and recrentionat chuly use
or miny decndes and have received the review and approvil of 2 variety of pormits over the yean
diseussed in-detail i the. praject EIR; The cumment operating permit 98-DP-031"AMO! wa
ppm\-'cd in Februury 2005."As part of tho! approval, the above finding was made by the Board o
upesvisors regerding the sites appropriuteness for ihe density and level of development proposed
he proposed praject includes.no new development on fhe Biltmor Hotel site snd only arinimal
rew. development on the Corat Casine site. As a resull, the finding can still be made that 1he site 3

tigalio been incorp : proje itions of approval
liese include mensures :danl(lifeied in th‘. ER lo reduce signifi cant impacls 10 less than aingcan

cvels, o5 well signed 10 minimize fimpacts identified as ‘adverse, but fess:thun
igni sss- ¥ significont ‘vnmitipable’ impacts 'will:be addres ‘(hroagh
uv;mdmg ‘considerations,: provided N itf
‘incorporated -imo the final -grading, “drainage, bu:idmg and Iandscap
lans in response’ (o final p]:m e - angd s:gn-uff by County departments -and MBAR ' finy
pproval will serve to further mitigate edverse impaets o the masimam extent fensible

s identifizd in the EIR (raffic section and the policy cansistency discussion reparding circuiation
policies in section 6.2 of the staff seport, the area strect network 13 adequate and properly designed

o cary the fype and quantity of i gencmtcd byt project, Funhzr. the praject will cavse 4
et reduction of 7. average daily.trips, 2 AN peak fiour rips and 1 PM pesk hotr tip due 1o the
duction of three keys gt the Hotel

-bul: ot : hmm:{l lo: !re..tlmﬂnl of su.'lrnmmg pno]'-water by the
5 the swimming : o th

fhar the profect will nor'be detriy

{.'D}lfoﬂ, CORNVEIEHL
velfare of Ikc_:_nui'g.?iborfwad and H-‘_ not be .f';:co.fn;mr

e wm'i the surrmmr.-'mg ares.




Four Scusons B: tumore ard Corat Cosin FRP Apypeil
- Findings per Juty 5, 2005 Heuring Dau

operitions have not been the subject of inany complaints received by the Coumy over the kst ten,
“years,” indicating -that “on - the “whole, "these institwions  have: been,” ond :are -capecied 119 be,
computible with ' the. surroundmg, neighborhood. ” The. changes to'the "existing building - :md
.operational conditions woukl iicuntf the fevel of ¢ I d i

and the Coasiul

: ary,: Co p ¥, and * Ordinnnee
© s:stency wctmns ‘ol the Apiil 20, 2005 MPL staff report, the pm}:cl waould be conststent with
‘lhe applcable provisions of ‘Articie 11 1nd the Coastal Land Use Plon, mciudmg. but ot Hmdied
‘1o, the Montecito Community Plan. Modifications for the Jocation of the proposed equinment

ley are addressed in Findi be

{The project wosld semove oxisting concrete platforms existing along he bouch below:the Coral,

: Casino, thereby improving Internd access along ihe beach. - The project inchudes construction of a

ew aecessibie ramp to the beach and an of[cr to dedicate 5 public acoess ensﬁment wilk be giivcr;_
Ed | ting lak { south

e propcscd equipment well in the front yasd sutback is justified becouse it wouid be 2 minor

xiension of an existing access vemt, would be used nol more than onoc per-year on averape, wnd
uld be surrounded by, lendscaping tiat would screen the venl, The enclosure of the eastern oliey
Also justified beegtse iU vould [ in a small }?HC}' thit exisls zirng the otherwise copting

g5 for Development P :
o I’ﬂ’:l;tmm:tr},r or Final Devclopment Plan shoil be approved for pmpcriy ‘zoned o5 16 be tezoned,
‘o Resor/ Visitor S_grw_n_g,_ Commercial unless the Planning Comunissien ulso makes the foflowing




sing HiLP .!\E]Iih:ﬂls -

or developineny.in rural areas ay designated on the Coastal Land Use Plan Mups, the proje
il not resudt in a need for mmﬂmj fucitivies o pearby land, |Le., residences, siores, eic.

he proposed changes ‘1o-the ‘Casino, in purt ‘& recreational ‘component of:
nuld | pmwdc Tepait -and  reeonsinietion 1o - the | aging -historic lacilities.  The: roposal ; wnu}
flitafe § ation, of this Historic Landmark from the “ear] 5 of Moniecito.”

he faciliry.is comparible in
rolnding nm‘gﬂ‘w i

duplems ‘smaller cotlage typ
dences.” The. gpgfaum of Ly

reregrired: for ! app of ‘a davelopment; pr {a
def ined nft the Sania Barbara Coumy Coasm! Pfcm), as Jdem jien’ it each secmm

discussed in the ‘policy-consistency.scelion of the Apnl 20 MPC staff FCPORy seciion 6.2, th
_ijccl waui;}l}be consistent with al) applicable development ‘standards included in the Montecit
-Cormrnanit

or projects subject to discreffonory review,
dversely impact

ove (‘.EISIH‘IL cnni:rc C
thereby improving Idlcrai access plong the bbach i




ATTACHMENT B: CONDITIONS OF APPROVAL

Project Description

1. Proj Des-01 Project Description. This Development Plan Amendment (22AMD-00000-
00005) and Coastal Development Permit (22CDP-00000-00079) is based upon and limited
to compliance with the project description, the hearing exhibits marked A-G, dated
March 15, 2023, 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. Additionally, all conditions of approval on
03DVP-00000-00002 (as amended by 05AMD-00000-00005, 07AMD-00000-00011, and
13AMD-00000-00005) remain in effect with the exception of Condition Nos. 3 and 22,
which are amended herein.

The proposed project is a request for an Amendment to the Biltmore Hotel and Coral
Casino Revised Development Plan (03DVP-00000-00002) and approval of an associated
Coastal Development Permit to modify Condition Nos. 3 and 22 of the Development Plan
conditions of approval, as detailed below. Condition No. 3 will be modified to reduce the
maximum number of permitted Biltmore Hotel guestrooms/keys to 192. Prior to Coastal
Development Permit issuance, the Owner/Applicant shall provide site/floor plans to
Planning and Development for review and approval. The site/floor plans shall depict the
layout of existing Biltmore Hotel guestrooms and the proposed reduction in guestrooms
to 192. The reduction in the existing number of Biltmore Hotel guestrooms will be
accomplished with interior alterations only to combine adjacent separate guestrooms
into singular, larger guestrooms (including suites and junior suites). Condition No. 22 will
be modified to allow limited public use of the existing second floor Coral Casino
Restaurant, reduce the Coral Casino monthly membership allowance for members of
reciprocal clubs, and eliminate the Coral Casino seasonal membership allowance for
Biltmore Hotel guests. Additionally, use of the existing 2,050-sq. ft. event/meeting room
at the Biltmore Hotel (currently identified as the La Marina banquet room) will be limited
to non-dining entertainment and other activities for hotel guests only. This proposed
Amendment does not involve any new structural development or exterior alterations to
existing development, and no additional services or access will be required. The property
will continue to be served by the Montecito Water District, the Montecito Sanitary
District, and the Montecito Fire Protection District. Access is provided from Channel
Drive. The proposed project is located on a 19.28-acre property, zoned C-V and shown as
Assessor's Parcel Numbers 009-352-009, 009-354-001, 009-351-012 and 009-353-015,
located at 1260 and 1281 Channel Drive in the Coastal Zone of the Montecito Community
Plan Area, First Supervisorial District.

Changes to 03DVP-00000-00002 Conditions of Approval (deleted text shown in
strikethrough font and new text shown in underlined font):
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3. The number of guestrooms or keys shall not exceed 229-192.

22. Coral Casino Conditions:

a)
b)

c)

d)
e)
bj)

The Coral Casino shall remain a private club.
Guest membership shall be limited to:
1) 600 - permanent members
250 —segsongl-membersforguest of the Biltmore Deleted
3) Up to 20-60 members per month from reciprocal clubs located at least 75
miles away from the Coral Casino
With the exception of the 2" floor restaurant, regular use of the facility shall be

limited to club members and the/r guests—a-nd—#eg&te#ed—eve#mgh#B#m}eﬁe

regular use also includes guest privileges afforded to the general manager of the
club, for business purposes incidental to the operation of the club. Outside groups
may use the facility for special functions. The 2" floor restaurant shall be

available for club _members, member quests, end—registered—hotel—guests;
including-34-indoor-seats—reserved-onlyfor-club-members. In addition, the 2™
floor restaurant shall be available for up to 265 members of the public per day,
by reservation. Reservation data shall be maintained by the operator and
provided to County Planning and Development staff, upon request.

No outdoor music after 10:00 p.m. except Friday, Saturday, Fiesta week, and
holidays, when music shall cease at 12:00 midnight.

Activities at the Coral Casino shall be those normally associated with a social,
swim, and tennis club.

Use of the restaurant roof sundeck shall only be during daylight hours, through
sunset, and during night time hours not more than four times annually.

Any deviations from the project description, exhibits, or conditions must be reviewed and

approved by the County for conformity with this approval. Deviations may require

approved changes to the permit and/or further environmental review. Deviations

without the above described approval will constitute a violation of permit approval.

2.  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 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
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thereto. All plans must be submitted for review and approval and shall be implemented
as approved by the County.

County Rules and Regulations

3. 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 Il § 35-169].

4. Rules-03 Additional Permits Required. The use and/or construction of any structures or
improvements authorized by this approval shall not commence until the all necessary
planning and building permits are obtained.

5. 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.

6. 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 dated 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 Article Il Section
35-169.5 can still be made. Prior to the expiration of a time extension noted above, the
review authority who approved the time extension may approve two additional time
extension for two years each if good cause is shown and the applicable findings for the
approval required in compliance with Article Il 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.

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

8. Rules-30 Plan Requirements. The Owner/Applicant shall ensure all applicable final
conditions of approval are 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.
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9.

10.

11.

12,

Rules-32 Contractor and Subcontractor Notification. The Owner/Applicant shall ensure
that potential contractors are aware of County requirements. Owner/Applicant shall
notify all contractors and subcontractors in writing of the site rules, restrictions, and
Conditions of Approval and submit a copy of the notice to P&D compliance monitoring
staff.

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.

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.

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.



ATTACHMENT C-1: EIR ADDENDUM

TO: Montecito Planning Commission

FROM: Gwen Beyeler, Supervising Planner
Development Review Division, Planning and Development
Staff Contact: Alia Vosburg

DATE: March7,2023

RE: State CEQA Guidelines Section 15164 Addendum for the Biltmore Hotel and Coral
Casino Revised Development Plan Amendment, Case Nos. 22AMD-00000-00005 and
22CDP-00000-00079

CEQA DETERMINATION: Section 15164 of the State CEQA Guidelines applies to the Biltmore
Hotel and Coral Casino Revised Development Amendment, Case Nos. 22AMD-00000-00005 and
associated 22CDP-00000-00079. Section 15164 allows an addendum to a previously certified
Environmental Impact Report (EIR) to be prepared when some changes or additions are
necessary but none of the conditions described in Section 15162 of the State CEQA Guidelines
have occurred. The EIR (04EIR-00000-00006) prepared for the Biltmore Hotel and Coral Casino
Revised Development Plan (03DVP-00000-00002) is hereby amended by this EIR Addendum for
Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079.

Background

On July 5, 2005, the Board of Supervisors approved the Biltmore Hotel and Coral Casino Revised
Development Plan (03DVP-00000-00002), and certified the Final EIR (04EIR-00000-00006). The
Revised Development Plan allowed renovations and various additions to the Coral Casino, as well
as related modifications to the Biltmore Hotel, including a reduction in the number of
guestrooms/keys from 232 to 229 to offset the planned operations at the Coral Casino. The
Revised Development Plan superseded all prior permits for the Biltmore Hotel and Coral Casino.
The Final EIR evaluated the net change in environmental impacts between the specifically
permitted uses allowed under the prior operating Development Plan (98-DP-031), against
reasonable foreseeable impacts of the Revised Development Plan (03DVP-00000-00002). The EIR
identified significant impacts on the environment with respect to historic resources and
identified significant but mitigable impacts on the environment in the following categories:
aesthetics/visual resources, air quality, archaeological resources, biological resources, geologic
processes, land use, noise, transportation and parking, and water resources/drainage. Mitigation
measure were adopted as conditions of approval on the Revised Development Plan.



Coral Casino Renovations Amendment; Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079
Hearing Date: March 15, 2023

Attachment C-1: EIR Addendum

Page C-1-2

Proposed Project

The proposed project is a request for an Amendment to the Biltmore Hotel and Coral Casino
Revised Development Plan (03DVP-00000-00002) and approval of an associated Coastal
Development Permit to modify Condition Nos. 3 and 22 of the Development Plan conditions of
approval, as detailed below. Condition No. 3 will be modified to reduce the maximum number of
permitted Biltmore Hotel guestrooms/keys to 192. Prior to Coastal Development Permit
issuance, the Owner/Applicant shall provide site/floor plans to Planning and Development for
review and approval. The site/floor plans shall depict the layout of existing Biltmore Hotel
guestrooms and the proposed reduction in guestrooms to 192. The reduction in the existing
number of Biltmore Hotel guestrooms will be accomplished with interior alterations only to
combine adjacent separate guestrooms into singular, larger guestrooms (including suites and
junior suites). Condition No. 22 will be modified to allow limited public use of the existing second
floor Coral Casino Restaurant, reduce the Coral Casino monthly membership allowance for
members of reciprocal clubs, and eliminate the Coral Casino seasonal membership allowance for
Biltmore Hotel guests. Additionally, use of the existing 2,050-sq. ft. event/meeting room at the
Biltmore Hotel (currently identified as the La Marina banquet room) will be limited to non-dining
entertainment and other activities for hotel guests only. This proposed Amendment does not
involve any new structural development or exterior alterations to existing development, and no
additional services or access will be required. The property will continue to be served by the
Montecito Water District, the Montecito Sanitary District, and the Montecito Fire Protection
District. Access is provided from Channel Drive. The proposed project is located on a 19.28-acre
property, zoned C-V and shown as Assessor's Parcel Numbers 009-352-009, 009-354-001, 009-
351-012 and 009-353-015, located at 1260 and 1281 Channel Drive in the Coastal Zone of the
Montecito Community Plan Area, First Supervisorial District.

Changes to Conditions of Approval (deleted text shown in strikethrough font and new text shown

in underlined font):

3. The number of guestrooms or keys shall not exceed 229-192.

22. Coral Casino Conditions:

a) The Coral Casino shall remain a private club.

b) Guest membership shall be limited to:
1) 600 - permanent members
250 —segsonalmembers,forguest of the Biltmore Deleted
3) Up to 128-60 members per month from reciprocal clubs located at least 75 miles

away from the Coral Casino
c) With the exception of the 2™ floor restaurant, regular use of the facility shall be limited

to club members and their guests—e#d+eg45¢ered—eve¥n+ght—3#me#e—#etel—g-ue&#s only

eeeempe-nied—by—#he—re@'s%ere#m#el—guesFSuch regular use also mcludes guest pr/wleges



Coral Casino Renovations Amendment; Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079
Hearing Date: March 15, 2023

Attachment C-1: EIR Addendum

Page C-1-3

afforded to the general manager of the club, for business purposes incidental to the
operation of the club. Outside groups may use the facility for special functions. The 2"
floor restaurant shall be available for club members, member quests, and registered hotel
quests, including 34 indoor seats reserved only for club members. In addition, the 2™ floor
restaurant shall be available for up to 265 members of the public per day, by reservation.
Reservation data shall be maintained by the operator and provided to County Planning
and Development staff, upon request.

d) No outdoor music after 10:00 p.m. except Friday, Saturday, Fiesta week, and holidays,
when music shall cease at 12:00 midnight.

e) Activities at the Coral Casino shall be those normally associated with a social, swim, and
tennis club.

f) Use of the restaurant roof sundeck shall only be during daylight hours, through sunset,
and during night time hours not more than four times annually.

Changes in Project Impacts

The proposed Amendment (22AMD-00000-00005) to the Coral Casino and Biltmore Hotel
Revised Development Plan (03DVP-00000-00002) requests modification of the Development
Plan conditions of approval (Nos. 3 and 22) related to Coral Casino membership, use of the Coral
Casino second floor restaurant, and the maximum number of permitted Biltmore Hotel
guestrooms/keys. The requested Amendment does not include any new structural development
or exterior alterations to existing development, and the requested changes will not result in a
need for new or altered services. As such, the proposed Amendment will have no effect on
aesthetics/visual resources, archaeological resources, biological resources, geologic processes,
land use, and water resources/drainage. Changes in project impacts related to transportation
and parking, air quality, and noise are discussed further in this Addendum. As discussed below,
the proposed changes will not create any new significant effects or a substantial increase in the
severity of previously identified significant effects.

I. Transportation and Parking

The EIR evaluated potential transportation impacts associated with temporary construction
traffic and parking, as well as permanent operational traffic and parking. The EIR concluded that
potentially significant transportation and parking impacts may result from the Revised
Development Plan, but these impacts would be reduced to a level of less than significance
through required mitigation. The identified mitigation measures were adopted as conditions on
the Revised Development Plan, and these conditions will remain applicable under the proposed
Amendment. A detailed discussion of the changes in transportation and parking impacts resulting
from the proposed Amendment is provided below, broken down by impact area. In summary,
transportation impacts will remain less than significant under the proposed Amendment and
EIR’s analysis remains adequate.
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Temporary Construction Traffic and Parking

The proposed Amendment does not include any new structural development or exterior
alterations to existing development. Under the scope of the proposed Amendment, the reduction
in the existing number of Biltmore Hotel guestrooms will be accomplished with minor interior
alterations only to combine adjacent separate guestrooms into singular, larger guestrooms. Any
temporary construction traffic and parking associated with the minor interior guestroom
alterations would be minimal in nature due to the limited scope of alterations and would be
mitigated through ongoing application of the existing mitigation measures identified in the EIR
and adopted in the Revised Development Plan conditions (Condition Nos. 60 and 61). Therefore,
transportation impacts associated with temporary construction traffic and parking will remain
less than significant under the proposed Amendment and EIR’s analysis remains adequate.

Permanent Operational Traffic

The proposed Amendment will result in a net decrease in traffic and parking demand associated
with the Biltmore Hotel and Coral Casino operations, and the existing and ongoing operational
traffic and parking demand will be further mitigated by existing Development Plan conditions.

As discussed above, the EIR evaluated the net change in environmental impacts between the
specifically permitted uses allowed under the prior operating Development Plan, 98-DP-031,
against reasonable foreseeable impacts of the Revised Development Plan, 03DVP-00000-00002.
The scope of Revised Development Plan included a reduction in the number of Biltmore Hotel
guestrooms/keys, and the EIR identified a traffic reduction of -7 Average Daily Trips (ADT), -2 AM
Peak Hour Trips (PHT), and -1 PM PHT as a result of the Revised Development Plan. Although the
EIR did not identify a significant impact associated with operational traffic, the EIR included a
recommended mitigation measure involving development of a Transportation Demand
Management Program to address the Revised Development Plan’s potential addition to
cumulative air quality impacts (discussed further below). This mitigation measure was adopted
as Condition No. 34 of the Revised Development Plan’s conditions, and will remain applicable
under the proposed Amendment.

The proposed Amendment will modify the Revised Development Plan’s conditions to allow
limited public use of the existing second floor Coral Casino restaurant. Currently, the Coral Casino
restaurant is limited to use by club members, club member guests, registered Biltmore Hotel
guests, and guests of registered Biltmore Hotel guests, as provided in Condition No. 22 of the
Revised Development Plan conditions. Due to the existing limitations on the type of patrons that
have access to the Coral Casino restaurant, the restaurant has been operating below its
permitted capacity. Condition No. 62 of the Revised Development Plan establishes the maximum
number of seats associated with the Coral Casino restaurant®. Under the proposed Amendment,

1 Condition No. 62 states: Indoor restaurant seating in the new second story restaurant, including the member’s
dining room, private dining room, bar and lounge areas and regular restaurant seating, shall not exceed 97 seats at
any given time, and up to 113 seats for peak events. Outdoor dining area shall not exceed 62 seats associated with
restaurant service (not including cabana, Raft, or pool deck lounge service).
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the maximum number of restaurant seats, as established by Condition No. 62, will remain
unchanged. However, the proposed Amendment will modify Condition No. 22 with respect to
the types of patrons that have access to the existing Coral Casino restaurant seats. Under the
proposed Amendment, existing restaurant seats will be made available to up to 265 members of
the public per day by reservation. Additionally, under the proposed Amendment, guests of
registered Biltmore Hotel guests (which were previously allowed access to the restaurant) would
be considered members of the public (i.e., counted as part of the allotted 265 members of the
public per day maximum).

Associated Transportation Engineers (ATE) prepared an Updated Traffic, Parking, and VMT
Analysis, dated June 10, 2022, and an Addendum, dated March 2, 2023, which evaluated the
average daily trips (ADT) and peak hour trips (PHT) that would be generated by the proposed
public use of the existing Coral Casino restaurant. As detailed in the ATE report, the proposed
public use of the Coral Casino restaurant would generate approximately 172 new ADT and 18
new PM PHT. To offset the new ADT and PHT generated by the proposed public use of the
restaurant, the proposed Amendment will also modify Condition No. 22 to reduce the Coral
Casino monthly membership allowance for members of reciprocal clubs from 120 to 60, and
modify Condition No. 3 to reduce the maximum number of Biltmore Hotel guestrooms or “keys”
in the Development Plan entitlement from 229 to 192. As detailed in the ATE report, the
proposed reduction in Coral Casino reciprocal memberships and the proposed reduction in the
Biltmore Hotel key entitlement would result in a reduction of 300 ATD and 22 PM PHT.
Accordingly, the net change as a result of the proposed Amendment is a reduction of 128 ADT
and 4 PM PHT.

Additionally, in 2018, after certification of 04EIR-00000-00006, California Natural Resources
Agency certified and adopted revisions to the State CEQA Guidelines that included new criteria
for determining the significance of a project’s transportation impacts based on a Vehicle Miles
Traveled (VMT) metric. Consistent with the revisions to the State CEQA Guidelines, the County
adopted VMT screening criteria and thresholds of significance, against which project-level
transportation impacts are evaluated. Projects meeting any of the screening criteria, absent
substantial evidence to the contrary, will have less than significant VMT impacts and will not
require further analysis. The proposed Amendment will result in a net decrease in ADT, and as
such, meets the screening criteria for small projects (i.e., projects that generates 110 or fewer
average daily trips).

In conclusion, transportation impacts associated with permanent operational traffic will remain
less than significant under the proposed Amendment and EIR’s analysis remains adequate.

Permanent Operational Parking

Similarly, the ATE report evaluated parking demand that would be generated by the proposed
public use of the existing Coral Casino restaurant. As detailed in the ATE report, the proposed
public use of the Coral Casino restaurant would generate a new peak parking demand of
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approximately 26 spaces. However, the proposed reduction in Coral Casino reciprocal
memberships and the proposed reduction in the Biltmore Hotel key entitlement would result in
a reduction in peak parking demand of approximately 64 spaces. Accordingly, the net change as
a result of the proposed Amendment is a reduced peak parking demand of approximately 38
spaces.

In conclusion, impacts associated with permanent operational parking will remain less than
significant under the proposed Amendment and EIR’s analysis remains adequate.

1. Air Quality

The EIR evaluated potential cumulative air quality impacts associated with the Revised
Development Plan. The EIR concluded that potentially significant air quality impacts may result
from the Revised Development Plan, but these impacts would be reduced to a level of less than
significance through required mitigation. The identified mitigation measure were adopted as a
conditions on the Revised Development Plan, and these conditions will remain applicable under
the proposed Amendment. Therefore no new opportunities for cumulative air quality impacts
will be introduced as a result of the proposed Amendment and the EIR’s analysis remains
adequate.

1ll. Noise

The EIR identified potentially significant impacts to noise associated with temporary construction
activities as well as long-term operational activities. The proposed Amendment does not include
any new structural development or exterior alterations to existing development. Therefore, the
proposed Amendment has no effect on noise associated with temporary construction activities.

Additionally, under the proposed Amendment, there will be no change to the number of
restaurant seats or hours of operation.The existing mitigation measures and conditions
prohibiting amplified outdoor music at the second story restaurant (mitigation measure adopted
as Condition No. 47), and prohibiting all outdoor music after 10:00 p.m. except Friday, Saturday,
Fiesta week, and holidays, when music shall cease at 12:00 midnight (Condition No. 22) will
remain applicable. Therefore, the proposed Amendment has no effect on noise associated with
long-term operational activities, and the EIR’s analysis remains adequate.

Findings:

It is the finding of the Planning and Development Department that the proposed Amendment is
within the scope of the previously certified EIR, and 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 and none of the conditions described in Section 15162 have occurred,
preparation of a subsequent EIR is not required.



Coral Casino Renovations Amendment; Case Nos. 22AMD-00000-00005 and 22CDP-00000-00079
Hearing Date: March 15, 2023

Attachment C-1: EIR Addendum

Page C-1-7

Discretionary processing of the Biltmore Hotel and Coral Casino Amendment Project, Case Nos.
22AMD-00000-00005 and 22CDP-0000-00079, may proceed with the understanding that any
substantial changes in the proposal may be subject to further environmental review.



ATTACHMENT C-2: Link to 04EIR-00000-00006

https://cosantabarbara.app.box.com/s/sysqt6rgubd7d371bk5mfueu6k3vez91
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ATTACHMENT E: ASSOCIATED TRANSPORTATION ENGINEERS (ATE) UPDATED
TRAFFIC, PARKING, AND VMT ANALYSIS, DATED JUNE 10, 2022
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Scott A. Schell

June 10, 2022 21091L02

Steve Welton

SEPPS

1625 State Street, Suite 1
Santa Barbara, CA 93101

UPDATED TRAFFIC, PARKING AND VMT ANALYSIS FOR THE CORAL CASINO TYDES
RESTAURANT DP AMENDMENT — SANTA BARBARA COUNTY

Associated Transportation Engineers (ATE) has prepared the following updated traffic, parking
and Vehicle Miles Traveled (VMT) analysis for the Tydes Restaurant Development Plan (DP)
Amendment (the “Project”), located in the Montecito area of Santa Barbara County. The study
determines the Project’s consistency with Montecito Community Plan transportation policies,
reviews the changes in parking demands generated by the Project, and provides an
evaluation of potential CEQA impacts based on the Vehicle Miles Traveled (VMT) criteria
adopted by the County.

PROJECT DESCRIPTION

The existing Tydes Restaurant is located on the 2™ floor of the Coral Casino Beach and
Cabana Club which is located adjacent to the Biltmore Hotel on Channel Drive in Montecito
as shown on Figure 1 (attached). The restaurant currently serves Coral Casino members and
their guests, Biltmore Hotel guests, and guests of registered hotel guests. The applicant is
requesting to amend Conditions #3 and #22 of the Approved Development Plan to allow
limited public use of the of the Tydes Restaurant. The DP modification would allow up to
265 public guests per day at the restaurant (lunch and dinner service only), with 34 indoor
seats permanently reserved for club members. The remaining portions of the Coral Casino
Club would remain restricted to members and member guests only.


mailto:main@atesb.com
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To offset any potential increase to traffic or parking from the use of the restaurant by the
public, the Biltmore Hotel and Coral Casino have proposed additional modifications to
Condition #22 as outlined below:

e Allow up to 265 public guests at the Tydes Restaurant (lunch and dinner only),
with 34 indoor seats permanently reserved for club members.

e Reprogram 2,050 SF of Biltmore Hotel banquet space (La Marina) to a non-
dining entertainment and activity area for hotel guests only.

e Reduce Coral Casino reciprocal members from 120/month to 60/month.
e Guests of registered Biltmore hotel guests would no longer be identified as a

special class of user at the Coral Casino. These “guests of guests” would be
considered members of the public and subject to the 265 per day limit.

e Remove the 50 seasonal memberships, for guests of the Biltmore.

Condition #3 of the Development Plan would also be revised in order to reflect the reduction
on maximum room keys:

e 14 room keys would be removed from the Biltmore Hotel to bring the total
from 229 to 215.

TRAFFIC ANALYSIS
Project Trip Generation

Trip generation estimates were developed for the various components of the Project based on
operational data obtained from the hotel operators and data presented in the Institute of
Transportation Engineers (ITE) Trip Generation Manual', as reviewed below.

Public Restaurant Guests. Average Daily Trip generation estimates for the 265 public
restaurant guests were developed assuming an average vehicle occupancy (AVO) of 2.0
guests per vehicle. The data presented in the ITE Trip Generation Manual for Fine Dining
Restaurants (Land Use Code #931) was used to develop the PM peak hour trip estimates.

La Marina Banquet Space. Trip generation estimates for the 2,050 SF of the La Marina
banquet room that would be converted to hotel guest amenity space were developed using
estimates of the number of event vehicles associated with this space (based on ULI parking
rates). The analysis assumed that 55% of event participants would be non-hotel guests and
that there would be 2 events per week.

! Trip Generation, Institute of Transportation Engineers, 11% Edition, 2021.
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Reciprocal Members. Trip generation estimates for the reduction in reciprocal members from
120/month to 60/month assumed 2 member visits per day (60 visits per month/30 days = 2
visits per day).

Guests of registered Biltmore Hotel Guests. Trip generation estimates for the guests of
Biltmore hotel guests who would no longer be identified as a special class of user at the
Coral Casino were developed assuming 14 guests per day (consistent with the previous EIR
analysis) and an AVO of 2.0 guests pe vehicle.

Hotel Room Keys. Trip generation estimates for the Biltmore Hotel room keys that would be
removed were developed using the ITE rates for Hotel (Land Use Code #310).

50 Seasonal Members. Trip generation estimates assumed that 15 guests per day who are no
longer members would leave the property creating trips and reducing parking demands.

Table 1 summarizes the trip generation estimates developed for the Project (detailed trip
generation spreadsheet attached). It is noted that the analysis focuses on the average daily and
PM peak hour periods as the public guests would be limited to lunch and dinner service, and
thus would not generate AM peak hour trips.

Table 1
Project Trip Generation
Use Per ADT PM Peak Hour
Land Use Day/Size AVO | Rate | Trips | Rate | Trips
Proposed
Restaurant Public Guests (a) 265 Guests 2.0 2.00 265 11% 29
Removed
Reciprocal Members (b) 2 Members 1.0 2.00 4 11% 0
Guests of Hotel Guests (a) 14 Guests 2.0 2.00 14 11% 2
La Marina Banquet (c) 2,050 SF 2.00 28 11% 3
Hotel (d) 14 Keys 7.99 112 0.59 8
Seasonal Members (e) 15 Members 2.0 2.00 15 11% 2
Total 173 15
Net Total 92 14
(@ PM Peak Hour assumes 11% of ADT based on ITE Rates (0.28 /2.6 = 11%).
(b) Assumes 2 members per day (60/30 = 2)
(c) Assumes 34 vehicles, 55% non-hotel guests and 2 events per week.
(d) Trip generation based on ITE rates for Hotels (Land Use Code #310).
(e

Assumes 15 members per day

As shown in Table 1, the modifications to Conditions #3 and #22 would generate 92 average
daily trips (ADT) and 14 PM peak hour trips.
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PROJECT TRIP DISTRIBUTION

The trip distribution pattern and assignment developed for the Project is based on a general
knowledge of the local street network and travel patterns, existing land uses, traffic flows in the
area, and distribution patterns presented in other traffic studies. Table 2 summarizes the trip
distribution and percentage for Project traffic and Figure 2 (attached) shows the assignment of
Project traffic to the study-area street network.

Table 2
Project Trip Distribution

Origin/Destination Direction Percentage

. North (a) 75%
US Highway 101 South (b) 15%
Olive Mill North 10%
Total 100%

(@ 75% Inbound via Spring Road

10% Outbound via Coast Village Road

65% Outbound via Channel Drive — Cabrillo Boulevard
(b) 15% via Olive Mill Road / US 101 Interchange

THRESHOLDS OF SIGNIFICANCE

The thresholds used to assess the consistency of project-generated traffic with County
policies are based on the standards contained in the Montecito Community Plan. The
thresholds used to assess the consistency of project-generated traffic with City of Santa
Barbara policies are based on the standards contained in the Traffic Management Plan.

Santa Barbara County Thresholds

The Montecito Community Plan (MCP) Circulation Element policies regarding roadway
capacities and intersection operations are listed below.

MCP Policy Standards

Roadway Standards:

1. For roadways where the Estimated Future Volume does not exceed the
Acceptable Capacity, a project would be considered consistent if the number
of ADT contributed by the project would not cause an exceedance of
Acceptable Capacity.

2. For roadways where the Estimated Future Volume exceeds the Acceptable
Capacity but does not exceed Design Capacity, a project would be considered
consistent with this section of the Community Plan only if the number of ADT
contributed by the project to the roadway does not exceed 25 ADT.
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For roadways where the Estimated Future Volume exceeds the Design
Capacity, a project would be considered consistent with this section of the
Community Plan only if the number of ADT contributed by the project to the
roadway does not exceed 10 ADT.

Intersection Standards:

Projects contributing Peak Hour Trips to intersections that operate at a
Estimated Future Levels of Service A shall be found consistent with this section
of the Community Plan unless the project results in a change in V/C ratio
greater than 0.15.

For intersections operating at an estimated future Level of Service B that is less
than or equal to LOS B, a project must meet the following criteria in order to
be found consistent with this section of the Community Plan (except for the
intersection of Hot Springs and East Valley).

° For intersections operating at an estimated future Level of Service B, no
project shall result in a change in V/C ratio greater than 0.10.

° For intersections operating at an estimated future Level of Service C, no
project shall contribute more than 15 Peak Hour Trips.

° For intersections operating at an estimated future Level of Service D,
no project shall contribute more than 10 Peak Hour Trips.

° For intersections operating at an estimated future Level of Service E or
F, no project shall contribute more than 5 Peak Hour Trips.

City of Santa Barbara Standards

The policies presented in the City’s Traffic Management Strategy state that a significant
project-specific traffic effect would result when a project’s net peak-hour traffic generation
would constitute one percent (0.01) or more of a signalized intersection’s capacity (V/C) at
one or more of the following intersections, (or one second or more delay time in the case of
unsignalized intersections or roundabouts).
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1. Olive Mill & Coast Village

3. Milpas & Quinientos

5. Garden & Gutierrez

7. Garden & Highway 101 SB Ramps

2. Coast Village Road Roundabout

4. Milpas & Haley

6. Garden & Highway 101 NB Ramps
8. Castillo & Haley

9. Carrillo & Highway 101 NB Ramps 10. Carrillo & Highway 101 SB Ramps
11. Carrillo & San Andres 12. Mission & State

13. Mission & Castillo 14. Mission & Bath

15. Mission & Highway 101 NB Ramps 16. Mission & Highway 101 SB Ramps
17. Mission & Modoc 18. Meigs Road & Cliff Drive

19. Las Positas & Cliff 20. Las Positas & Modoc

21. Las Positas & 101 SB Ramps 22. Calle Real & Highway 101 NB Ramps
23. Las Positas & State 24. Hitchcock & State

25. Hope & State 26. La Cumbre & State

27. Hope-Calle Real & Highway 101 NB Ramps
CONSISTENCY WITH COUNTY AND CITY POLICIES

The following section reviews the Project’s consistency with the County and City
transportation policies and standards.

County Roadways

The study-area roadways located in the County currently carry volumes within the Montecito
Community Plan policy capacities®’. The Project’s average daily traffic additions (see Figure 2)
would not cause an exceedance of the policy capacities.

County/City Intersections

Table 3 shows the Project’s peak hour traffic additions to the study-area intersections and
identifies the Project’s consistency with County and City policies

Table 3
Project Trips at Key Intersections

Jurisdiction Project-Added PM
Intersection Peak Trips Consistent?
Spring Road/Olive Mill Road County 13 Yes
Olive Mill Road/Coast Village Road City/County 4 Yes
Coast Village Road Roundabout City 0 Yes
US 101 NB/Cabrillo Boulevard City 3 Yes

As shown in Table 3, the Project’s traffic additions at the County and City intersections in the
study-area would not exceed the intersection policies adopted by the respective agencies.

2 Biltmore & Coral Casino Proposed FEIR, April,2005.
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PARKING DEMAND ANALYSIS

Parking demand estimates were developed for the changes to the Coral Casino and Biltmore
Hotel operations that are proposed in the revised Conditions #3 and #22. Data presented in
the ULl Shared Parking Report® and the ITE Parking manual (5™ Edition)*, as well as
operational data developed for the Project, were used for the analysis. The specific parking
analysis methodologies used for the analysis are discussed below.

Public Restaurant Guests. Parking demand estimates for the 265 public restaurant guests
were developed assuming an average vehicle occupancy (AVO) of 2.0 guests per vehicle
and a 30% peaking factor.

La Marina Banquet Space. Parking demand estimates for the 2,050 SF of the La Marina
banquet room that would be converted to hotel guest amenity space were developed using
the ULI shared parking data that was used in the previous EIR completed for the Project.

Reciprocal Members. Parking demand estimates for the reduction in reciprocal members
from 120/month to 60/month assumed 2 member visits per day (60 visits per month/30 days
= 2 visits per day).

Guests of registered Biltmore Hotel Guests. Parking demand estimates for the guests of
Biltmore hotel guests who would no longer be identified as a special class of user at the
Coral Casino were developed assuming 14 gests per day (consistent with the previous EIR
analysis) and an AVO of 2.0 guests pe vehicle.

Hotel Room Keys. Parking demand estimates for the Biltmore Hotel room keys that would
be removed were developed using the ITE parking demand rates for Hotel (Land Use Code
#310).

50 Seasonal Members. Parking demand estimates 15 members per day with 2 during peak
parking period and an AVO of 2.0 guests per vehicle.

Table 4 shows the change in peak parking demands that would result from the modifications
to Conditions #3 and #22 (worksheet attached).

3 Shared Parking, Urban Land Institute, 3 Edition, 2020.
* Parking Generation, Institute of Transportation Engineers, 5™ Edition, 2019.
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Table 4
Peak Parking Demand Estimates
AVO/ Peak Hour Parking

Land Use Size Demand Rate | Vehicles | Factor (a) Demand
Proposed
Public Guests (b) 265 Guests 2.0 AVO 133 30% 40
Removed
Reciprocal Members (c) 60 Members 1.0 AVO 2 30% 1
Guests of Hotel Guests (b) 14 Guests 2.0 AVO 7 30% 2
La Marina Banquet (d) 2,050 SF 16.5 / KSF 34 70% 24
Hotel (e) 14 Keys 1.15/ Key 16 90% 14
Seasonal Members (f) 15 Members 1.0 AVO 15 10% 2
Total 43
Net Total -3

a) Peak Hour Factor based on data from ITE and ULI Reports.

b) Assumes 2 guests per vehicle (2.0 AVO).

) Assumes 2 per day (60/30=2).
) Parking rate based on ULI rate for Meeting/Banquet Space. Assumes 55% non-hotel.
) Parking rate based on ITE rate Hotel (#310) Saturday.

Assumes 1 member per vehicle (1.0 AVO).

Py

c
d
e
f)

The data presented in Table 4 show that Project would reduce peak parking demands by 3
spaces compared to existing conditions. Therefore, the Project’s existing parking supply will
accommodate the parking demands after the modifications to Conditions #3 and #22.

VMT ANALYSIS

The County of Santa Barbara has adopted a new set of CEQA transportation impact
standards, 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.

Transportation Analysis Updates in Santa Barbara County, County of Santa Barbara, July 2020.
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VMT Thresholds and Screening Criteria

The County’s adopted VMT thresholds of significance and screening criteria (attached)
generally follow the State guidelines, which are reviewed below.

CEQA Guidelines. The California Governor’s Office of Planning and Research (OPR)
published a Technical Advisory on Transportation that includes recommendations regarding
assessment of VMT, development of screening criteria, thresholds of significance, and
mitigation measures.® The Technical Advisory provides screening tools to determine when
a project may have a significant VMT impacts, as follows:

“Many agencies use “screening thresholds” to quickly identify when a project should
be expected to cause a less-than-significant impact without conducting a detailed study.
(See e.g., CEQA Guidelines, §§ 15063(c)(3)(C), 15128, and Appendix G.) As explained
below, this technical advisory suggests that lead agencies may screen out VMT impacts
using project size, maps, transit availability, and provision of affordable housing.

Screening Threshold for Small Projects

Many local agencies have developed screening thresholds to indicate when detailed
analysis is needed. Absent substantial evidence indicating that a project would generate
a potentially significant level of VMT, or inconsistency with a Sustainable Communities
Strategy (SCS) or general plan, projects that generate or attract fewer than 110 trips per
day generally may be assumed to cause a less-than significant transportation impact.”

As shown in Table 1, the Project is forecast to generate 92 ADT, which is less than the 110
ADT threshold. The Project would therefore have a less-than-significant VMT impact based
on the new CEQA guidelines and screening thresholds adopted by the County and the State.

Technical Advisory on Evaluating Transportation Impacts in CEQA, Governor’s Office of Planning and
Research, December 2018.
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This concludes ATE's traffic, parking and VMT analysis for the Coral Casino DP Amendment.

Associated Transportation Engineers

/(LJZ_ A L2

Scott A. Schell
Principal Transportation Planner

SAS/GOM

Attachments
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Associated Transportation Engineers #21091
Trip Generation Worksheet - Remove La Marina Banquet & Remove 14 Hotel Room Keys

CORAL CASINO PROJECT

ADT AM PEAK HOUR PM PEAK HOUR
Use Size AVO Rate | Trips | Rate | Trips | In% | Trips | Out% | Trips | Rate | Trips | In% [ Trips | Out % | Trips

PROPOSED
Public Guests (a) 265 Guests 2.0 2.00 265 1% 3 50% 2 50% 1 11% 29 67% 19 33% 10
REMOVED
Reciprocal Members (b) 60 Members 1.0 2.00 4 1% 0 50% 0 50% 0 11% 0 67% 0 33% 0
Guests of Hotel Guests (c) 14 Guests 2.0 2.00 14 1% 0 50% 0 50% 0 11% 2 67% 1 33% 1
La Marina Banquet (d) 2,050 SF 28 10% 3 50% 2 50% 1 10% 3 67% 2 33% 1
Hotel (e) 14 Keys 7.99 112 0.46 6 56% 3 44% 3 0.59 8 51% 4 49% 4
Seasonal Members (f) 15 Members 2.0 2.00 15 1% 0 50% 0 50% 0 11% 2 67% 1 33% 1

Totals 92 -6 -3 -3 14 11 3

(a) New Access to Public Guests. Trip generation assumes 2 guests per vehicle (2.0 AVO).

ADT: (265 /2.0 AVO) x 2 Trips = 265 ADT

AM Peak Hour assumes 1% of ADT based on ITE Rates (0.02 /2.6 = 1%)

PM Peak Hour assumes 11% of ADT based on ITE Rates (0.28 / 2.6 = 11%)

(b) Reduction of 120/month to 60/month. Trip generation assumes 2 per day (60 / 30 = 2)

(c) Existing Non-Hotel Guests are incorporated into the new Public Guests. Trip generation assumes 2 guests per vehicle (2.0 AVO).
(d) Trip generation for meeting/conference rooms assumes (55% non-hotel guests) and 2 events per week.

(e) Trip generation based on ITE Code for Hotel (#310).

(f) Trip generation assumes 15 members per day and 2 guests per vehicle (2.0 AVO).

Trips to Coast Village Road / Olive Mill Road Intersections

US 101 South In 15% 2
Olive Mill North In 10% 1
US 101 South Out 15% 0
US 101 North Out 10% 0
Olive Mill North Out 10% 0

Total 3




Associated Transportation Engineers #21091

Peak Parking Demand Worksheet - Remove La Marina Banquet & Remove 14 Hotel Room Keys

CORAL CASINO PROJECT

Parking Peak Hour Parking
Use Size AVO Rate Vehicles Factor Demand
PROPOSED
Public Guests (a) 265 Guests 2.0 1.00 133 30% 40
REMOVED
Reciprocal Members (b) 60 Members 1.0 1.00 2 30% 1
Guests of Hotel Guests (c) 14 Guests 2.0 1.00 7 30% 2
La Marina Banquet (d) 2,050 SF 16.50 34 70% 24
Hotel (e) 14  Keys 1.15 16 90% 14
Seasonal Members (f) 15 Members 1.0 1.00 15 10% 2
Totals -3

(a) New Access to Public Guests. Assumes 2 guests per vehicle (2.0 AVO).
(b) Reduction of 120/month to 60/month. Assumes 2 per day (60 / 30 = 2).

(c) Existing Non-Hotel Guests are incorporated into the new Public Guests. Assumes 2 guests per vehicle (2.0 AVO).
(d) ULI Parking ratio for Meeting/conference rooms. Assumes (55% non-hotel guests) and 2 events per week.

(e) ITE rate Hotel (#310) Saturday. ULI rate for peak hour factor.
(f) Removal of 50 seasonal memberships. Assumes 15 per day.




applicable screening criteria. A project that meets at least one of these screening criteria would have a less
than significant impact on VMT and, therefore, would not require further VMT analysis.

Table 5 contains OPR's sample list of transportation projects that would not likely lead to a substantial or
measurable increase in VMT and can be screened from further VMT analysis.

TABLE 4: VMT SCREENING CRITERIA FOR LAND USE PROJECTS

Screening Categories Project Requirements to Meet Screening Criteria

Project Size A project that generates 110 or fewer daily trips."

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

Locally Serving Retail facilities, fitness center, restaurant, or café. If a project also contains a non-
locally serving retail use(s), that use(s) must meet other applicable screening
criteria.

A residential or employment project that is located in an area that is already 15
Project Located in a VMT percent below the county VMT (i.e., "VMT efficient area”). The County's Project-
Efficient Area Level VMT Calculator determines whether a proposed residential or
employment project is located within a VMT efficient area.

A project that is located within a 72 mile of a major transit stop or within a 2
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:

Transit Proximity - 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.

A residential project that provides 100 percent affordable housing units (units
Affordable Housin set aside for very low income and low income households); if part of a larger
g development, only those units that meet the definition of affordable housing

satisfy the screening criteria.

27
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CORAL CASINO TYDES RESTAURANT DP AMENDMENT -
TRAFFIC AND PARKING STUDY ADDENDUM

Associated Transportation Engineers (ATE) has prepared the following traffic and parking study
addendum for Coral Casino Tydes Restaurant Development Plan (DP) Amendment (the
“Project”). The addendum updates the June 10, 2022 traffic and parking study based on the
new proposal for the room key reduction and addresses the peer review comments provided
by Stantec.

SUMMARY OF ADDENDUM CHANGES

The following summarizes the changes that have been incorporated into the addendum for
the traffic and parking calculations:

e Addendum assumes 37 room keys would be removed from the Biltmore Hotel
to bring the total from 229 to 192 (14 room keys removed in 2022 study).

e Removed the banquet facility trip credits to avoid double counting with hotel
key traffic estimates.

e Addendum assumes 30% of the restaurant patrons came from the Biltmore
Hotel for traffic and parking calculations.

e Removed the seasonal members credit for traffic and parking (seasonal
members would use Biltmore fitness facilities instead).


mailto:main@atesb.com
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UPDATED TRIP GENERATION ESTIMATES

Updated trip generation estimates were developed for the various components of the Project
based on operational data obtained from the hotel operators and data presented in the Institute
of Transportation Engineers (ITE) Trip Generation Manual'. Table 1 summarizes the trip
generation estimates developed for the Project. It is noted that the analysis focuses on the
average daily and PM peak hour periods as the public guests would be limited to lunch and
dinner service, and thus would not generate AM peak hour trips.

Table 1
Project Trip Generation

Use Per ADT PM Peak Hour

Land Use Day/Size AVO | Rate | Trips | Rate | Trips
Proposed
Restaurant Public Guests (a) 265 Guests 2.0 2.00 186 11% 20
Removed
Reciprocal Members (b) 2 Members 1.0 2.00 4 11% 0
Guests of Hotel Guests (a) 14 Guests 2.0 2.00 14 11% 2
La Marina Banquet (c) 2,050 SF - NA NA NA NA
Hotel (d) 37 Keys - 7.99 296 0.59 22
Seasonal Members (e) 50 Members - NA NA NA NA
Total 314 24
Net Total -128 -4

(@) Analysis assumes 30% of restaurant guests come from the Biltmore Hotel.

PM Peak Hour assumes 11% of ADT based on ITE Rates (0.28 /2.6 = 11%).

Assumes 2 members per day (60 /30 = 2)

Traffic generated by the banquet room is included in the hotel key traffic estimates.

Trip generation based on ITE rates for Hotels (Land Use Code #310).

Biltmore Hotel contains spa and fitness facilities, thus no change in traffic assumed for reduction in
seasonal members.

c

—_ =~ =
o0
—_ = —

As shown in Table 1, the Project would result in a reduction of 128 average daily trips (ADT)
and a reduction of 4 PM peak hour trips.

Based on these traffic reductions, the Project would not have the potential to generate any
inconsistencies with the Montecito Community Plan policies or generate any VMT impacts.

! Trip Generation, Institute of Transportation Engineers, 11% Edition, 2021.
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UPDATED PARKING DEMAND ANALYSIS

Parking demand estimates were developed for the Project with the key changes discussed
previously. Data presented in the ULl Shared Parking Report® and the ITE Parking manual
(5" Edition)?, as well as operational data developed for the Project, were used for the
analysis. Table 2 shows the change in peak parking demands for the Project.

Table 2
Peak Parking Demand Estimates
AVO/ Peak Hour Parking

Land Use Size Demand Rate | Vehicles | Factor (a) Demand
Proposed
Public Guests (b) 265 Guests 2.0 AVO 93 30% 28
Removed
Reciprocal Members (c) 60 Members 1.0 AVO 2 30% 1
Guests of Hotel Guests (b) 14 Guests 2.0 AVO 5 30% 2
La Marina Banquet (d) 2,050 SF 16.5 / KSF 34 70% 24
Hotel (e) 37 Keys 1.15/ Key 43 90% 39
Seasonal Members (f) 50 Members NA NA NA NA
Total 66
Net Total -38

(@) Peak Hour Factor based on data from ITE and ULI Reports.
(b) Analysis assumes 30% of restaurant guests come from the Biltmore Hotel.
Assumes 2 guests per vehicle (2.0 AVO).
c) Assumes 2 per day (60/30=2).
d) Parking rate based on ULI rate for Meeting/Banquet Space. Assumes 55% non-hotel.
e) Parking rate based on ULI rate for Hotel guests and employees.
f) Biltmore hotel contains spa and fitness facilities, thus no change in parking assumed.

The data presented in Table 2 show that the Project would reduce peak parking demands
by 38 spaces compared to current CUP entitlements.

Based on these parking demand reductions, the Project would not have the potential to
generate parking impacts.

2 Shared Parking, Urban Land Institute, 3 Edition, 2020.
3 parking Generation, Institute of Transportation Engineers, 5 Edition, 2019.
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This concludes ATE’s traffic and parking addendum for the Coral Casino Tydes DP
Amendment.

Associated Transportation Engineers

/(J A 49

Scott A. Schell
Principal Transportation Planner

SAS/GOM



ATTACHMENT G: STANTEC UPDATED TRAFFIC, PARKING, AND VMT ANALYSIS
PEER REVIEW, DATED MARCH 3, 2022




Memo

To: Chip Wulbrandt From: Dennis Lammers, PTP
Price Postel & Parma Derek Rapp, TE

Santa Barbara Office
File: PN 2042656300 Date: March 3, 2023

Reference: Coral Casino Tydes Restaurant DP Amendment - Traffic Study Peer Review

Stantec has reviewed the Coral Casino Tydes Restaurant DP Amendment - Traffic and Parking Study
Addendum (ATE March 2, 2023), which updates the Updated Traffic, Parking and VMT analysis for the Coral
Casino Tydes Restaurant DP Amendment (ATE June 10, 2022).

The Traffic and Parking Study Addendum indicates that the project would result in a reduction of 128 average
daily trips and a reduction of four PM peak hour trips and would not have the potential to generate significant
traffic or VMT impacts based on County thresholds. The parking demand analysis indicates that the project
would result in a parking demand reduction of 38 parking spaces compared to current entittements and would
not have the potential to generate parking impacts.

Stantec verified the traffic study assumptions regarding land use and trip generation estimates, the parking
analysis parameters, parking demand calculations, and the VMT analysis. Pursuant to industry standards, the
analysis applies Institute of Transportation Engineers (ITE) trip generation rates and ITE and Urban Land
Institute (ULI) parking demand rates where applicable. Assumptions regarding rates for land uses for which no
ITE or ULI rates are available, average vehicle occupancy and guest capture from the hotel are acceptable.

In summary, Stantec concurs with the findings of the Coral Casino Tydes Restaurant DP Amendment - Traffic
and Parking Study Addendum (ATE March 2, 2023).



