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1.0 REQUEST 

Hearing on the request of Sharon James, NextG Networks, to consider Case No. 10CDH-00000-
00012, [application filed on March 31, 2010] for a Coastal Development Permit in compliance with 
Section 35-169 of the Article II Coastal Zoning Ordinance, within the County road Right-of-Way 
(not zoned) to allow the boring, trenching, and installation of 1,295 feet of new underground conduit 
and telecommunications fiber; and to accept the exemption prepared by the California Public 

This site is located within the public road rights-of-way 
of N. Jameson Lane, Ortega Hill Road, Sheffield Drive 
and San Leandro Lane, north of Highway 101 and south 
of Highway 192 (East Valley Road), in the Montecito 
area, 1st Supervisorial District.
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Utilities Commission, dated July 20, 2009, pursuant to the State CEQA Guidelines Sections 
15301(b) and 15301(c) [Existing Facilities], 15302(c) [Replacement or Reconstruction], and 15304 
(f) [Minor Alterations to Land].

2.0 RECOMMENDATION AND PROCEDURES 

Follow the procedures outlined below and conditionally approve Case No. 10CDH-00000-
000012 marked "Officially Accepted, County of Santa Barbara (June 10, 2010) Montecito 
Planning Commission Attachment E", based upon the project's consistency with the 
Comprehensive Plan and based on the ability to make the required findings.  

Your Commission's motion should include the following: 

 1. Make the required findings for approval of the project specified in Attachment A of 
this staff report, including CEQA findings. 

 2. Determine the project to be exempt pursuant to the exemption prepared by the 
California Public Utilities Commission, July 20, 2009, included as Attachment B, 
citing the State CEQA Guidelines Sections 15301(b) and 15301(c) [Existing 
Facilities], 15302(c) [Replacement or Reconstruction], and 15304 (f) [Minor 
Alterations to Land]. 

 3. Approve the project subject to the conditions included as Attachment C. 

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

3.0 JURISDICTION 

This project is being considered by the Montecito Planning Commission based on Article II, 
Section 35-169.4.2 which states that for development that is appealable to the Coastal 
Commission the “Zoning Administrator shall hold at least one noticed public hearing…on the 
requested Coastal Development Permit…” and on Section 2-29 of Article V (Planning) of 
Chapter 2 of the Santa Barbara County Code which states that “…the Montecito Planning 
Commission shall assume the powers and duties given to the zoning administrator…within the 
Montecito planning area…” 

4.0 ISSUE SUMMARY  

NextG Networks of California proposes to install new underground telecommunications fiber 
and conduit within the public road rights-of-way of North Jameson Lane, Sheffield Drive, San 
Leandro Lane and Ortega Hill Road.  The proposed project would require traditional trenching 
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and directional drilling within these rights-of-way.  Substantial numbers of trees are located 
adjacent to the proposed segments of roadway, and archaeological resources are present within 
or adjacent to the proposed site. The project has the potential to disturb or harm these resources.  
In addition, the nature of the project will require lane closures with potential traffic delays.  The 
project has been designed and conditioned to ensure consistency with policies protecting 
archaeological resources, biological resources and through traffic flow. 

5.0 PROJECT INFORMATION 

5.1 Site Information 
Site Information

Comprehensive Plan Designation Coastal Zone, Urban, Montecito Community Plan Area 
Zone  Article II, Not Zoned, Public Road right-of-way 
Site Size n/a 
Present Use & Development Public roadway  
Surrounding Uses/Zoning North: Residential, 2-E-1 

South:  Highway 101, Transportation Corridor, TC 
East: Residential, 1-E-1 
West: Residential, 7-R-1 & 20-R-1 

Access Jameson, Highway 101, Sheffield 
Public Services Water Supply: Montecito Water District 

Sewage: Montecito Sanitary District 
Fire: Montecito Fire 

5.2 Setting 
The subject roadways are located within the lower coastal plain of Montecito.  The surrounding 
uses are primarily residential.  Development is typified by large residences and lots.  The area is 
well vegetated, with numerous native and non-native trees and shrubs located within the private 
lots as well area road easements.  

5.2.1 Cultural Resources 
Three (3) recorded sites are located adjacent to or within the project area.

5.2.2 Biological Resources 
Numerous native and non-native trees are present within 75 feet of the project area.  Romero 
Creek flows under Sheffield Drive within the area proposed for installation of fiber.

5.3 Description 
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The project is for the boring, trenching and installation of approximately 1,295 feet of 
underground conduit and telecommunications fiber along Sheffield Drive, Ortega Hill Road, 
North Jameson Lane and San Leandro Lane.  The new underground conduit and fiber are to 
support a new distributed antenna system.  The project will require approximately 769 feet of 
directional drilling (boring ) and 526 feet of traditional trenching.  The trench will have a 
maximum depth of three (3) feet and a width of 18 inches.  Approximately 120 cubic yards of 
material will be excavated.  No export or import of soil is proposed.  Trenching and boring will 
take place entirely within the rights-of-way of the subject roads, with connections to existing 
above-ground utility poles.  Seven (7) at-grade “pull boxes” will be installed in the dirt shoulders 
of the subject roadways.  There are 96 trees within 75 feet of the project area.  Trenching within 
the critical root zones of adjacent trees will be limited to five (5) discrete, short, non-contiguous 
lengths of hand-dug trench, with a maximum length of 10 feet.  The total amount of trench 
located within the critical root zones will be 37 feet. The project will require and implement lane 
closures and traffic control.  Parking and staging of materials and equipment will occur at the 
southwest corner of Sheffield and San Leandro and at the southeast corner of Ortega Hill and 
Jameson.   

6.0 PROJECT ANALYSIS 

6.1 Environmental Review 
The California Public Utilities Commission (CPUC), acting as Lead Agency, filed a Notice of 
Exemption with the State Office of Planning and Research, dated July 20, 2009, in which they 
determined the proposed project was exempt from environmental review under the California 
Environmental Quality Act (Attachment B).  The CPUC cited multiple Categorical Exemptions 
for the entirety of the NextG system.  According to the CPUC, the proposed project is 
categorically exempt pursuant to Sections 15301(b) and 15301(c) [Existing Facilities], 15302(c) 
[Replacement or Reconstruction], and 15304 (f) [Minor Alterations to Land] of the State 
Guidelines for Implementation of the California Environmental Quality Act (CEQA).  Please see 
Attachment B for the Notice of Exemption. 

6.2 Comprehensive Plan, Coastal Land Use Plan and Montecito 
Community Plan Consistency 

REQUIREMENT DISCUSSION 

Land Use – Coastal Plan Application 

Montecito Community Plan Policy G-M-1:
All existing Countywide and Coastal Plan 
policies apply to the Montecito Planning Area 
in addition to those specific policies and action 
items identified below. 

Consistent:
The project site is located within the Montecito 
Community Plan area. Part of the project is 
within the portion of the Coastal Zone that 
comprises the Appeals Jurisdiction of the 
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REQUIREMENT DISCUSSION 
 California Coastal Commission.  Accordingly, 

the project has been analyzed for consistency 
with the relevant policies of both the Coastal 
Land Use Plan and the Montecito Community 
Plan as discussed in the following sections.

Adequate Services 

Coastal Land Use Plan (CLUP) Policy 2-6:
Prior to issuance of a development permit, the 
County shall make the finding, based on 
information provided by environmental 
documents, staff analysis, and the applicant, that 
adequate public or private services and resources 
(i.e., water, sewer, roads, etc.) are available to 
serve the proposed development.  The applicant 
shall assume full responsibility for costs incurred 
in service extensions or improvements that are 
required as a result of the proposed project.
Lack of available public or private services or 
resources shall be grounds for denial of the 
project or reduction in the density otherwise 
indicated in the land use plan. 

Consistent:
The project is for the underground installation 
of telecommunications fiber within the public 
roadway.  Services in the form of water and 
sewer are not required for the project.  Police 
and fire services in case of an on-site 
emergency would be provided by the County 
Sheriff and Montecito Fire, respectively.

Access to and through the project area is 
provided by Highway 101, Highway 192, and 
the subject roadways themselves – Jameson 
Lane, San Leandro Lane, Sheffield Drive, 
Ortega Hill Road.

The project would occur on narrow and/or 
winding roads typical of the Montecito area.
As the project will conduct trenching and 
boring within the roadway itself, lane closures 
will be required in order to implement the 
project.  Jameson Lane and Sheffield Drive, 
and to a more limited extent Ortega Hill Road, 
are used as alternative routes to and from 
Highways 101 and 192, and to provide access 
between the lower and upper parts of 
Montecito. Given this, lane closures could 
result in substantial traffic delays, especially 
during commute hours or accident-driven 
closures of Highway 101. The anticipated short 
duration of the project (10 days) will reduce 
such potential traffic impacts. In addition, to 
further ensure that the area roads can still 
provide adequate access, the project has been 
conditioned to restrict work to hours outside 
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the morning and evening commute (8:30a.m.-
3:30 pm, Monday through Friday), and to limit 
construction-related parking to specific on-site 
areas or approved off-site locations with no 
parking on adjacent streets.

Biological Resources

CLUP Policy 2-11: All development, including 
agriculture, adjacent to areas designated on the 
land use plan or resource maps as 
environmentally sensitive habitat area shall be 
regulated to avoid adverse impacts on habitat 
resources.  Regulatory measures include, but are 
not limited to, setbacks, buffer zones, grading 
controls, noise restrictions, maintenance of 
natural vegetation, and control of runoff. 

CLUP Policy 9-1: Prior to issuance of a 
development permit, all projects on parcels 
shown on the land use plan and/or resource maps 
with a Habitat Area overlay designation or 
within 250 feet of such designation or projects 
affecting an environmentally sensitive habitat 
area shall be found to be in conformity with the 
applicable habitat protection policies of the land 
use plan.  All development plans, grading plans, 
etc., shall show the precise location of the 
habitat(s) potentially affected by the proposed 
project.  Projects which could adversely impact 
an environmentally sensitive habitat area may be 
subject to a site inspection by a qualified 
biologist to be selected jointly by the County and 
the applicant. 

CLUP Policy 9-35: Oak trees, because they are 
particularly sensitive to environmental 
conditions, shall be protected.  All land use 
activities, including cultivated agriculture and 
grazing, should be carried out in such a manner 
as to avoid damage to native oak trees.  

Consistent:
The project would take place entirely within 
the public road right-of-way.  With one 
exception, the project would not take place 
within or adjacent to any Environmentally 
Sensitive Habitat area. The exception is the 
designated riparian corridor for Romero Creek 
which crosses under Sheffield Drive.  The 
project proposes to install new fiber along 
Sheffield to and across the creek crossing.  The 
fiber would run underground to the bridge, and 
would then daylight and be attached above 
ground to the bridge deck.  No work would 
occur within the creek banks, and no riparian 
vegetation would be disturbed.  However, 
minor ground disturbance would occur above 
grade at the north and south edges of the 
bridge, immediately above the top of bank of 
Romero Creek.  As such, the project has been 
conditioned to require appropriate erosion 
control measures to prevent the introduction of 
soil, debris and other contaminants into the 
adjacent creek.

The standard creek setback in the project area 
is 50 feet.  However, as described above, the 
project is for the installation of underground 
fiber within the existing roadway and the 
attachment of a small length of conduit to the 
bridge deck over Romero Creek.  No above 
ground structural development would occur as 
part of the proposed project.  Given the nature 
and scope of the project, the creek setback 
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Regeneration of oak trees on grazing lands 
should be encouraged. 

CLUP Policy 9-36: When sites are graded or 
developed, areas with significant amounts of 
native vegetation shall be preserved.  All 
development shall be sited, designed, and 
constructed to minimize impacts of grading, 
paving, construction of roads or structures, 
runoff, and erosion on native vegetation.  In 
particular, grading and paving shall not 
adversely affect root zone aeration and stability 
of native trees. 

CLUP Policy 9-37: The minimum buffer strip 
for major streams in rural areas, as defined by 
the land use plan, shall be presumptively 100 
feet, and for streams in urban areas, 50 feet.  
These minimum buffers may be adjusted upward 
or downward on a case-by-case basis.  The 
buffer shall be established based on an 
investigation of the following factors and after 
consultation with the Department of Fish and 
Game and Regional Water Quality Control 
Board in order to protect the biological 
productivity and water quality of streams: 

a. soil type and stability of stream corridors 
b. how surface water filters into the ground 
c. slope of the land on either side of the 

stream 
d. location of the 100-year flood plain 

boundary

Riparian vegetation shall be protected and shall 
be included in the buffer.  Where riparian 
vegetation has previously been removed, except 
for channelization, the buffer shall allow for the 
reestablishment of riparian vegetation to its prior 
extent to the greatest degree possible.

CLUP Policy 9-22: Butterfly trees shall not be 
removed except where they pose a serious threat 

policies are not required in the instant case in 
order to protect the adjacent riparian corridor.

There are 96 trees located within 75 feet of the 
project.  Of these, thirteen (13) trees are 
located such that the proposed underground 
fiber would encroach into the critical root 
zones.  Directional drilling, using a 5 inch 
diameter subsurface boring pipe, will be the 
primary method used to install the new fiber 
within these root zone areas. This method does 
not remove soil, but compresses it against the 
walls of the 5 inch diameter bore hole.  As a 
result of this construction method, the impacts 
to the critical root zones would be minimal. 
However, within the root zones of four (4) of 
the subject trees, minor amounts of traditional 
trenching would be conducted.  Five separate, 
non-contiguous segments of trench, with a 
maximum length of 10 feet, would be located 
within the root zones of these trees.  While the 
total amount of trench (37 feet) is minimal, and 
the short (10 foot maximum), discrete, non-
contiguous nature of the trenching will 
minimize disturbance, the potential remains for 
impacts to the subject trees.  As such the 
project has been conditioned to require only 
hand-trenching of these segments with 
supervision by a qualified arborist.  In 
addition, the potential exists for unanticipated 
damage due to trenching, boring or other 
construction-related activities, and the project 
has been conditioned to address this and 
require that damaged trees be replaced.  

The Ortega Hill Road portion of the project 
would install new underground fiber adjacent 
to the eucalyptus grove on Ortega Hill.  This 
grove, which also contains Coast Live Oak 
trees, is a recorded aggregation site for 
Monarch butterflies (Danaus plexippus), and is 
listed as Site 92 in Dan Meade’s 1999 report 
(Monarch Butterfly Overwintering Sites in 
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to life or property, and shall not be pruned 
during roosting and nesting season. 

CLUP Policy 9-23: Adjacent development shall 
be set back a minimum of 50 feet from the trees. 

Montecito Community Plan (MCP) Policy 
BIO-M-1.4: Monarch Butterfly roosting 
habitats shall be preserved and protected. 

MCP Policy BIO-M-1.6: Riparian vegetation 
shall be protected as part of a stream or creek 
buffer.  Where riparian vegetation has 
previously been removed, (except for channel 
cleaning necessary for free-flowing conditions 
as determined by the County Flood Control 
District) the buffer shall allow the 
reestablishment of riparian vegetation to its 
prior extent to the greatest degree possible.
Restoration of degraded riparian areas to their 
former state shall be encouraged.  

MCP Policy BIO-M-1.8:  The minimum buffer 
strip for development near streams and creeks in 
Rural Areas shall be presumptively 100 feet 
from top of bank and for streams in Urban 
Areas, 50 feet.  These minimum buffers may e 
adjusted upward or downward on a case-by-
case basis but shall not preclude reasonable 
development of a parcel.  The buffer shall be 
established based on an investigation of the 
following factors and after consultation with the 
Department of Fish and Game and Regional 
Water Quality Board in order to protect the 
biological productivity and water quality of 
streams:  
1. soil type and stability of stream corridors; 
2. how surface water filters into the ground; 
3. slope of the land on either side of the stream; 
4. location of the 100 year flood plain boundary; 
and
5. consistency with adopted plans, particularly 
Biology/Habitat policies.

Santa Barbara County California, Daniel
Meade, 1999). However, the trees that form the 
subject grove are topographically removed 
from the roadway in which work would occur. 
 The toe of the southern slope that forms 
Ortega Hill rises steeply from the roadway in a 
southerly fashion to a shelf or scarp 
approximately ten or more feet above the road. 
 The eucalyptus and oak are located above this 
scarp, removed both in elevation and distance 
from the roadway.  As such, there would be no 
direct impact from the project on these trees.   

The trees within the project area, including 
those of Ortega Hill Road, provide perching, 
roosting and nesting habitat for raptors, as well 
as for other birds protected by the Migratory 
Bird Treaty Act.  Construction activities in 
close proximity to nest sites have the potential 
to disturb nesting.  As such, the project has 
been conditioned to require a pre-construction 
survey for nesting birds, and appropriate 
setbacks and restrictions around nests.



NextG Trenching –Ortega Hill, 10CDH-00000-00012 
Hearing Date:  June 10, 2010 
Page 9  

REQUIREMENT DISCUSSION 
The buffer area shall be indicted on all grading 
plans.  All ground disturbance and vegetation 
removal shall be prohibited in the buffer area. 

MCP Policy BIO-M-1.15: To the maximum 
extent feasible, specimen trees shall be 
preserved.  Specimen trees are defined for the 
purposes of this policy as mature trees that are 
healthy and structurally sound and have grown 
into the natural stature particular to the species.
Native or non-native trees that have unusual 
scenic or aesthetic quality, have important 
historic value, or are unique due to species type 
or location shall be preserved to the maximum 
extent feasible. 

MCP Policy BIO-M-1.16: All existing native 
trees, regardless of size, that have biological 
value shall be preserved to the maximum extent 
feasible. 

MCP Policy BIO-M-1.17: Oak trees, because 
they are particularly sensitive to environmental 
conditions, shall be protected to the maximum 
extent feasible.  All land use activities, 
including agriculture shall be carried out in such 
a manner as to avoid damage to native oak trees. 
 Regeneration of oak trees shall be encouraged. 

MCP Policy BIO-M-1.18: Trees serving as 
known raptor nesting or key raptor roosting 
sites shall be preserved to the maximum extent 
feasible. 

Water Quality 

Coastal Act Policy 30231:
The biological productivity and the quality of 
coastal waters, streams, wetlands, estuaries, and 
lakes appropriate to maintain optimum 
populations of marine organisms and for the 
protection of human health shall be maintained 

Consistent:
Project activities, including trenching, minor 
excavation, removal and replacement of 
pavement and fill, and placement of cement 
slurry, have the potential to contaminate area 
waters via run-off and sheet flow to area storm 



NextG Trenching –Ortega Hill, 10CDH-00000-00012 
Hearing Date:  June 10, 2010 
Page 10  

REQUIREMENT DISCUSSION 
and, where feasible, restored through, among 
other means, minimizing adverse effects of 
wastewater discharges and entrainment, 
controlling runoff, preventing depletion of 
groundwater supplies and substantial 
interference with surface waterflow, 
encouraging wastewater reclamation, 
maintaining natural vegetation buffer areas that 
protect riparian habitats, and minimizing 
alteration of natural streams. 

CLUP Policy 3-19: Degradation of the water 
quality of groundwater basins, nearby streams, 
or wetlands shall not result from development of 
the site.  Pollutants, such as chemicals, fuels, 
lubricants, raw sewage, and other harmful waste, 
shall not be discharged into or alongside coastal 
streams or wetlands either during or after 
construction.

MCP Policy BIO-M-1.20: Pollution of 
streams, sloughs, drainage channels, 
underground water basins, estuaries, the ocean 
and areas adjacent to such waters shall be 
minimized. 

drains and/or into Romero Creek. Accordingly,
the project has been conditioned to require the 
implementation of Best Management Practices 
for prevention and containment of runoff, and 
restrictions on work around rain events.  This 
includes, but is not limited to, the staging, 
stockpiling and maintenance of equipment, 
materials and supplies a minimum of 100 feet 
from any watercourse, storm drain, creek or 
waterbody. Additionally, the project has been 
conditioned to require that road paving and 
sealing activities only occur during dry weather.

Hillside, Watershed and Geological Resources 
& Hazards 

CLUP Policy 3-13:  Plans for development shall 
minimize cut and fill operations.  Plans requiring 
excessive cutting and filling may be denied if it 
is determined that the development could be 
carried out with less alteration of the natural 
terrain.

CLUP Policy 3-14:  All development shall be 
designed to fit the site topography, soils, 
geology, hydrology, and any other existing 
conditions and be oriented so that grading and 
other site preparation is kept to an absolute 
minimum.  Natural features, landforms, and 

Consistent :
 The project would utilize both conventional 
trenching and directional drilling techniques 
for installation of the underground fiber.  The 
length of open trench excavation is the 
minimum required to install the new fiber 
between the two end points.  Use of the open 
trench method would be limited to areas where 
subsurface investigation has shown that 
directional drilling would not be possible due 
to the presence of substantial amounts of rock. 
As such, the amount of grading associated with 
open trench would be kept to a minimum 
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native vegetation, such as trees, shall be 
preserved to the maximum extent feasible.  
Areas of the site which are not suited for 
development because of known soils, geologic, 
flood, erosion, or other hazards shall remain in 
open space. 

MCP Policy GEO-M-1.2: Grading from future 
ministerial and discretionary projects in 
Montecito shall be minimized to the extent 
feasible in order to prevent unsightly scars in the 
natural topography due to grading, and to 
minimize the potential for earth slippage, erosion 
and other safety risks.

MCP Policy GEO-M-1.5: Development 
standards shall be required to decrease the 
potential for soils or slope hazards.

(approximately 88 cubic yards).  There are no 
natural features, landforms or trees that would 
be affected by the proposed trenching.

The majority of the project would be 
conducted via directional drilling, which does 
not result in the removal of soils.  This method 
does require the excavation of discrete 
boreholes and potholes, however these are 
relatively small and would require only minor 
amounts of grading (32 cubic yards), confined 
to the public roadway.

There are no known geologic or soils hazards 
within most of the project area. However, 
along Ortega Hill Road the steep slopes 
adjacent to the roadway are susceptible to 
erosion.  The new fiber would be installed in 
this section via directional drilling, eliminating 
the need to excavate a trench along the 
adjacent slopes and thus the potential for 
erosion or slope failure.

Cultural Resources 

CLUP Policy 10-2:  When developments are 
proposed for parcels where archaeological or 
other cultural sites are located, project design 
shall be required which avoids impacts to such 
cultural sites if possible. 

CLUP Policy 10-3: When sufficient planning 
flexibility does not permit avoiding construction 
on archaeological or other types of cultural sites, 
adequate mitigation shall be required.  
Mitigation shall be designed in accord with 
guidelines of the State Office of Historic 
Preservation and the State of California Native 
American Heritage Commission. 

CLUP Policy 10-4:   Off-road vehicle use, 
unauthorized collecting of artifacts, and other 

Consistent:
Although no official Phase I archaeological 
survey was conducted for the project, County 
records and information within the application 
confirm that two recorded archaeological sites 
exist within the immediate vicinity of portions 
of the project, and a third highly sensitive site 
is located close to the project.  While sub-
surface disturbance due to use of a 5” 
directional drill would be negligible and would 
not expose potential resources, excavation by 
open trench has the potential to uncover, 
disturb or destroy such resources.  That portion 
of the project proposed for open trenching has 
the potential to disturb resources associated 
with one or more of the three recorded sites.   
Given the above, the project has been 
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activities other than development which could 
destroy or damage archaeological or cultural 
sites shall be prohibited. 

MCP Policy CR-M-2.1: Significant cultural, 
archaeological, and historic resources in the 
Montecito area shall be protected and 
preserved to the extent feasible.

conditioned to require that the applicant retain 
a County-approved archaeologist to conduct an 
official records search.  Based on the results of 
the search, the archaeologist would prepare a 
monitoring and sampling plan for ground 
disturbance associated with the project. The 
plan would be reviewed and approved by the 
Planning and Development Department prior 
to issuance of permits. The project has also 
been conditioned to require re-direction and/or 
suspension of work in the event of discovery of 
artifacts or human remains.  

Visual Resources/Aesthetics/Community 
Character

CLUP Policy 4-4: In areas designated as urban 
on the land use plan maps and in designated 
rural neighborhoods, new structures shall be in 
conformance with the scale and character of the 
existing community.  Clustered development, 
varied circulation patterns and diverse housing 
types shall be encouraged.

MCP Policy LU-M-1.1: Architectural and 
development guidelines shall be adopted, 
implemented and enforced by the County in 
order to preserve, protect and enhance the semi-
rural environment of Montecito and the natural 
mountainous setting.  

MCP Policy LU-M-2.1: New structures shall be 
designed, sited, graded and landscaped in a 
manner which minimizes their visibility from 
public roads.

MCP Policy VIS-M-1.1: Development shall be 
subordinate to the natural open space 
characteristics of the mountains. 

MCP Policy VIS-M-1.3: Development of 
property should minimize impacts to open space 

Consistent:
Collectively, policies of the Montecito 
Community Plan seek to preserve the semi-
rural and aesthetic character of the community. 
While typical projects that seek to construct 
above-ground structures and/or new roads have 
the potential to affect the character of the 
community, the current project is for the 
underground installation of 
telecommunications fiber.  No new roadways 
would be constructed, no new utility poles 
would be erected, and grading would be 
limited to a small length of open trench within 
the public road right-of-way.  The only at-
grade development would be small utility 
access “boxes” (19”x33”) set in the dirt 
shoulders of the public roads, of which only 
the gray fiber-concrete lid would be visible.
Given this, the project would not introduce any 
visual elements that would conflict with the 
existing natural, semi-rural character of the 
area or affect public views.  However, the 
project does have the potential to degrade the 
surrounding visual landscape through the 
introduction of construction debris and trash.
Accordingly, the project has been conditioned 



NextG Trenching –Ortega Hill, 10CDH-00000-00012 
Hearing Date:  June 10, 2010 
Page 13  

REQUIREMENT DISCUSSION 
views as seen from public roads and viewpoints. to require on-site containers and daily pick up 

of project-related trash from the project site 
and surrounding areas. 

Air Quality

Coastal Land Use Plan Policy 11-1: The
provisions of the Air Quality Attainment Plan 
shall apply to the Coastal Zone. 

MCP Policy AQ-M-1.1: Maintain consistency 
of all land use planning and development with 
the Air Quality Attainment Plan and 
subsequent Air Pollution Control District 
(APCD) air quality plans and guidelines.

MCP Policy AQ-M-1.3: Air pollution 
emissions from new development and 
associated construction activities shall be 
minimized to the maximum extent feasible.  
These activities shall be consistent with the Air 
Quality Attainment Plan and Air Pollution 
Control District guidelines. 

MCP Policy AQ-M-1.4: The County shall, in 
its land use decisions, protect and enhance the 
air quality in Montecito consistent with 
California Ambient Air Quality Standards and 
National Ambient Air Quality Standards. 

Consistent:
The proposed project would utilize relatively 
few pieces of heavy equipment (directional 
drill rig, backhoe), and would require only 
minor amounts of export or import of soil or 
road materials given the small amount of 
trenching and excavation (120 cubic yards 
total). In addition, the anticipated duration of 
the project is only ten (10) days, including 
replacement of those sections of the road 
surface disturbed by the project.  As such, 
emissions and generation of fugitive dust 
would be minimal.  To further ensure that all 
emissions and dust generation are reduced to 
the maximum extent feasible, the project has 
been conditioned to incorporate standard air 
quality conditions.

Noise

Comprehensive Plan, Noise Element Policy 1: In 
the planning of land use, 65 dB 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 project designs. 

MCP Policy N-M-1.1: Noise-sensitive uses (i.e. 
residential and lodging facilities, educational 
facilities, public meeting places and others 

Consistent:
The proposed project would take place within 
the public road right-of-way, adjacent to 
existing residences.  While the amount of 
heavy equipment use and grading activities 
would be minimal, project activities still have 
the potential to generate noise.  The project has 
been conditioned to restrict work to 8:30am-
3:30pm, Monday through Friday, in order to 
reduce traffic impacts and this condition would 
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specified in the Noise Element) shall be 
protected from significant noise impacts. 

also serve to minimize noise impacts.  The 
project has also been conditioned to require the 
use of shielding or other noise-reducing 
measures for all noise-producing stationary 
equipment (e.g. generators, pumps, 
compressors, etc).   

6.3 Zoning: Article II  

6.3.1 Compliance with Article II, Coastal Zoning Ordinance, Telecommunication 
Facilities
The proposed project, as conditioned, is consistent with all ordinance requirements and 
development standards of Article II, Section 35-144F, Commercial Telecommunication 
Facilities.

7.0 APPEALS PROCEDURE 

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

· The action of the Board of Supervisors may be appealed to the Coastal Commission 
within ten (10) working days of receipt by the Coastal Commission of the County's notice 
of final action.

ATTACHMENTS

A. Findings 
B. CEQA Exemption 
C. Conditions of Approval  
D. APN Sheet 
E. Site and Grading Plans 
F.  Coastal Development Permit 
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ATTACHMENT A:  FINDINGS

1.0 CEQA FINDINGS 

1.1 CEQA Exemption 

The California Public Utilities Commission found the proposed project to be exempt from 
environmental review pursuant to Sections 15301(b) and 15301(c) [Existing Facilities], 15302(c) 
[Replacement or Reconstruction], and 15304 (f) [Minor Alterations to Land] of the Guidelines 
for Implementation of the California Environmental Quality Act (CEQA). Please see Attachment 
B, Notice of Exemption. 

2.0 ADMINISTRATIVE FINDINGS 

2.1  Coastal Development Plan Findings 

2.1.1 Finding required for all Coastal Development Permits.
In compliance with Section 35-60.5 of the Article II Zoning Ordinance, prior to the approval or 
conditional approval of an application for a Coastal Development Permit the review authority 
shall first find, 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. 
As discussed in Section 6.3, incorporated herein by reference, the project itself is for extension 
of public services (wireless service).  However, additional public services (e.g. fire, police) 
would be required during the short-term grading and construction of the project.  With the 
exception of parking and roads, all other public services currently exist and are adequate to serve 
the project.  Due to potential impacts to parking and traffic, the project has been conditioned to 
limit work to outside of commute hours, to limit work days and to restrict parking and staging to 
designated on-site areas.  Therefore this finding can be made. 

2.1.2 Findings required for Coastal Development Permit applications subject to Section 35-
169.4.3 for development that may be appealed to the Coastal Commission.
In compliance with Section 35-169.5.3 of the Article II 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 review 
authority shall first make all of the following findings: 

2.1.2.1. The proposed development conforms:
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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 project is consistent with the provisions of the Coastal Land Use Plan and Article II as discussed 
in Sections 6.2 and 6.3 of this staff report and incorporated herein by reference.  Therefore this 
finding can be made. 

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

The proposed project is located entirely within the public road right-of-way, therefore this 
finding does not apply. 

2.1.2.3. The subject property and development on the property is in compliance with all laws, 
rules and regulations pertaining to zoning uses, subdivisions, setbacks and any other applicable 
provisions of this Article, and any applicable zoning violation enforcement fees and processing 
fees have been paid. This subsection shall not be interpreted to impose new requirements on 
legal nonconforming uses and structures in compliance with Division 10 (Nonconforming 
Structures and Uses). 
The proposed project is located entirely within the public road right-of-way, and the underlying 
property is owned by the County and is not zoned.  Therefore this finding does not apply. 

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

At its closest point, the project site, which stretches over multiple sections of roadway, is located 
north of Highway 101 and approximately 500 feet north of the coast. Public views from this 
point (the intersection of Jameson, Ortega Hill and Sheffield) are of the area roadways and 
Highway 101, and do not include views to or along the coast.   Public views from other portions 
of the project are further removed in distance and also don’t include views to or along the coast. 
In addition, the project is for the installation of underground conduit and fiber, and no above-
ground structural development that could obstruct public views would occur.  Therefore, this 
finding can be made. 

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

As discussed in Section 6.2 of this staff report, incorporated herein by reference, the project is 
for the underground installation of new telecommunications fiber and conduit.  No above-ground 
structural development will occur, and as such no structures compatible or incompatible with the 
physical scale of the area will be developed.  Therefore, this finding can be made.  
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2.1.2.6. The proposed development will comply with the public access and recreation policies of 
this Article and the Comprehensive Plan including the Coastal Land Use Plan.

The subject roadways provide for vehicular access to coastal beaches or access points, both east 
in Summerland and west in the Montecito area.  The project has been conditioned to ensure that 
access along the public roadways, North Jameson Lane, Ortega Hill Road, Sheffield Drive and 
San Leandro Lane, is preserved through requiring one lane to remain open and passable at all 
times.  In addition, the anticipated short duration of the project, ten days, will limit potential 
impacts to public access.  As such, area residents will still be able to use the subject roadways to 
access the coast. Given the foregoing, this finding can be made.  

2.2 Additional findings required for Telecommunication Facilities. In compliance with 
Section 35-144F.7 of the Article II Zoning Ordinance, prior to the approval or conditional 
approval of a Coastal Development Permit for a telecommunication facility the review authority 
shall first make all of the following findings: 
2.2.1. The facility will be compatible with existing and surrounding development in terms of 
land use and visual qualities.
As discussed in Section 6.2 of this staff report, incorporated herein by reference, the project is 
for the underground installation of new telecommunications fiber and conduit.  No above-ground 
structural development will occur, and as such no structures compatible or incompatible with the 
physical scale of the area will be developed.  In addition, all development would occur within the 
public road right-of-way, in which numerous other utility lines and easements are located.  As 
such, location of an additional utility line, in the instant case a telecommunications line, would 
be consistent and compatible with the existing use of the public right-of-way. Given the 
foregoing, this finding can be made.   

2.2.2. The facility is located so as to minimize its visibility from public view.

As discussed in Section 6.2 of this staff report, incorporated herein by reference, the project is 
for the underground installation of new telecommunications fiber and conduit.  No above-ground 
structural development of a typical telecommunications “facility” will occur.  As such, the 
project will not be visible to the public and this finding can be made.  

2.2.3. The facility is designed to blend into the surrounding environment to the greatest extent 
feasible.
As discussed in Section 6.2 of this staff report, incorporated herein by reference, the project is 
for the underground installation of new telecommunications fiber and conduit.  No above-ground 
structural development will occur. As such, the project will not be visibly distinct from the 
surrounding environment and this finding can be made. 

2.2.4. The facility complies with all required development standards unless granted a specific 
exemption by the decision-maker as provided in Section 35-144F.4.



NextG Trenching Project-Ortega Hill; 10CDH-00000-00012 
Page A-4

As discussed in Section 6.3 of this staff report, incorporated herein by reference, the project 
complies with all development standards of Article II, Section 35-144F.  

2.2.5. The applicant has demonstrated that the facility will be operated within the allowed 
frequency range permitted by the Federal Communications Commission and complies with all 
other applicable health and safety standards.
As discussed in Section 6.2 of this staff report, incorporated herein by reference, the project is 
for the underground installation of new telecommunications fiber and conduit, not 
telecommunications antennae.  Therefore this finding does not apply.  

2.3 Additional findings required for sites within the Montecito Community Plan area. In
compliance with Section 35-215 of the Article II Zoning Ordinance, prior to the approval or 
conditional approval of an application for a Coastal Development Permit on sites within the 
Montecito Community Plan area the review authority shall first find for projects subject to 
discretionary review that the development will not adversely impact recreational facilities and 
uses.
As discussed in Section 6.2 of this staff report, incorporated herein by reference, the project is 
for the underground installation of new telecommunications fiber and conduit within the right-
of-way of several public roads – Ortega Hill Road, Sheffield Drive, N. Jameson Lane and San 
Leandro Lane.  There are no public or private recreational facilities such as parks within the 
subject portions of roadway.  However, there are proposed and existing trails and/or bikeways 
adjacent to, or within, the public roadways.  The project has been conditioned to ensure that one 
lane remains open and passable at all times not only for vehicles, but also for bicyclists, 
pedestrians and equestrians.  As such, recreational use of the roadways will be preserved, and 
this finding can be made.  
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