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CITY OF BUELLTON

PLANNING COMMISSION AGENDA

Regular Meeting of August 15,2013 — 6:00 p.m.
City Council Chambers
140 West Highway 246, Buellton, California

Materials related to an item on this agenda, as well as materials submitted to the Planning Commission
after distribution of the agenda packet are available for public inspection in the office of the Planning
Department located at 331 Park Street, during normal business hours.

CALL TO ORDER
Chair Mercado
PLEDGE OF ALLEGIANCE
Commissioner Reif
ROLL CALL

Commissioners Lisa Figueroa, Jason Fussel, Foster Reif, Vice Chair Craig Adams and
Chair Art Mercado

REORDERING OF AGENDA
APPROVAL OF MINUTES

1. Minutes of the regular Planning Commission meeting of July 18, 2013

PUBLIC COMMENTS

Members of the audience wishing to address the Planning Commission on matters not on the agenda may
do so at this time. No action will be taken on these items at this meeting. Please state your name and
address for the record. Comments should normally be limited to three minutes.

CONSENT CALENDAR
None

CONTINUED PUBLIC HEARINGS
None

NEW PUBLIC HEARINGS

2 Resolution No. 13-09 - “A Resolution of the Planning Commission of the City of
Buellton, California, Recommending that the City Council Adopt a Statement of
Facts and Findings; Establish a Mitigation Monitoring Program; and Certify a
Subsequent Environmental Impact Report (12-EIR-01) for the Meritage Senior
Living Project, Which Includes a Skilled Nursing Facility (24 Rooms), a Memory
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Building (40 Units), 91 Assisted Living Units, and 92 Independent Living Units on
18.2 Acres, Located on Jonata Park Road (Assessor Parcel Numbers 099-400-064,
099-400-065 and 099-400-069 (offsite portion)), and Making Findings in Support
Thereof”

and

Resolution No. 13-10 - “A Resolution of the Planning Commission of the City of
Buellton, California, Recommending that the City Council Approve a Conditional
Use Permit (12-CUP-01) and Tentative Tract Map (TTM 31056) for the Meritage
Senior Living Project, Which Includes a Skilled Nursing Facility (24 Rooms), a
Memory Building (40 Units), 91 Assisted Living Units, and 92 Independent Living
Units on 18.2 Acres, Located on Jonata Park Road (Assessor Parcel Numbers 099-
400-064, 099-400-065 and 099-400-069 (offsite portion)), and Making Findings in
Support Thereof”

OTHER BUSINESS

None
WRITTEN COMMUNICATIONS
PLANNING COMMISSIONER COMMENTS

PLANNING DIRECTOR REPORT
ADJOURNMENT

To the next regularly scheduled Planning Commission meeting of Thursday, September
5, 2013, at 6:00 p.m. in the Council Chambers located at 140 West Highway 246.

* Please note that the date of any Planning Commission decision statts an appeal period. During
the appeal period either the applicant or any aggrieved party may appeal the application of a
perceived onerous or unreasonable condition or the decision itself to the City Council as
governed by the applicable section of the Buellton Municipal Code.



CITY OF BUELLTON

PLANNING COMMISSION MEETING MINUTES

Regular Meeting of July 18, 2013 — 6:00 p.m.
City Council Chambers, 140 West Highway 246
Buellton, California
CALL TO ORDER
Chair Mercado called the meeting to order at 6:02 p.m.

PLEDGE OF ALLEGIANCE

Commissioner Fussel led the Pledge of Allegiance

ROLL CALL
Present: Commissioners Lisa Figueroa, Jason Fussel, Foster Reif, Vice
Chair Craig Adams and Chair Art Mercado
Staff: Planning Director/Interim City Manager Marc Bierdzinski
Public Works Director Rose Hess
Staff Assistant/Planning Technician Clare Barcelona
REORDERING OF AGENDA
None
APPROVAL OF MINUTES
1. Minutes of the regular Planning Commission meeting of June 6, 2013
MOTION:

Commissioner Reif moved and Commissioner Fussel seconded the motion to approve the
Minutes of June 6, 2013 with a correction noted by the Planning Commission Secretary.

VOTE:
Motion passed by 5-0 voice vote.

PUBLIC COMMENTS

None
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CONSENT CALENDAR

None

CONTINUED PUBLIC HEARINGS

None

NEW PUBLIC HEARINGS

2,

Resolution No. 13-07 - “A Resolution of the Planning Commission of the City of
Buellton, California, Recommending that the City Council Adopt an Addendum to
the Final Environmental Impact Report for the Land Use Element and Circulation
Element Update for the Buellton Apartments Project (12-FDP-02) Located at 90
Second Street, Assessor’s Parcel Number’s 137-170-053 and 137-170-011, and
Making Findings in Support Thereof”

Resolution No. 13-08 - “A Resolution of the Planning Commission of the City of
Buellton, California, Recommending that the City Council Approve a Final
Development Plan (12-FDP-02) for the Development of 62 Apartments Located at
90 Second Street, Assessor’s Parcel Number’s 137-170-053 and 137-170-011, and
Making Findings in Support Thereof”

STAFF REPORT:

Planning Director Bierdzinski presented the staff report and notified the Commission that
their task is to make a recommendation to the City Council for a determination due to the
project being in an Affordable Housing Overlay Zone (AHOZ) and the close proximity of
the project to the Avenue of Flags. He also stated that a reduction in density is not an
option in the AHOZ.

DISCUSSION/SPEAKERS:
Commissioner Fussel stated that he was contacted by Kerry Moriarty to meet at the site
but was unable to schedule.

Comment letters from Larry Bishop and Carol Puck Erickson Lohnas were received and
entered into the record.

Chair Mercado opened the Public Hearing at 6:24 p.m.

Sid Goldstien, Project Engineer, introduced David Goldstien, Project Architect and Eldon
Shiffiman, Representative for the Chumash Tribe. Mr. Goldstien clarified that the
Chumash Tribe is the Applicant and that they are in escrow on the property contingent on
project approval. He also clarified that the project is a mix of 2 and 3 story buildings.
Mr. Goldstien stated that the comments received from the Planning Commission in
January of 2013 have been incorporated in the revised plans and stated that this project
would preserve and protect Zaca Creek and provide quality housing without affecting the
commercial frontage on the Avenue of Flags.
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David Goldstien, Project Architect, described the various elements of the project.

Sid Goldstien addressed questions from the Commission regarding noise mitigation and
the number of replacement trees.

Commissioner Reif stated he thought the project still looked too uniform, stairways are
too steep and unattractive. He also discussed the need for outdoor benches along the trail
and near the buildings. Mr. Reif asked if the project meets the standards of “green”
building.

Eldon Shiffiman, Representative for the Chumash Tribe, stated that the project meets the
minimum County standards of the Green Building Code.

Kerry Moriarty, Moriarty Property Company, asked the Commission not to make a hasty
decision stating that the project overwhelms an area that should be primarily reserved for
commercial development, Being a member of the Visioning Committee, he stated that
the project is not what the City envisions for the Avenue of Ilags and that it is too dense
for the site.

Peggy Brierton, 225 Teri Sue Lane, Buellton, requested that no decision be made by the
Commission tonight. She expressed concerns regarding circulation and traftic, noise
mitigation, tree replacement, creek restoration and how the project impacts revitalization
of the Avenue of Flags.

Elizabeth Friend, Zaca Creek Business Park Representative, expressed concerns
regarding density, pedestrian traftic and safety concerns regarding the lack of an outdoor
recreation area in a primarily commercial development.

Eldon Shiffiman, Representative for the Chumash Tribe, stated that the Tribe wants to
benefit the Santa Ynez Valley by providing affordable work force housing and that this
site is ideal for that purpose.

Planning Director/Interim City Manager Bierdzinski, stated that the Affordable Housing
Overlay Zone requirements have been reviewed by the City Attorney and that the density
requirement is 25 units per acre and cannot be reduced. He clarified that a public road is
not an option for the driveway to the Avenue of Flags, that noise is mitigated to
acceptable levels per the noise study, and stated that the code requirement for tree
replacement is 2-1 and additional trees placed on the property can be added as a
condition.

Commissioner Fussel expressed concerns regarding child safety as a result of children
playing in the commercial cul-de-sac.

Mr. Bierdzinski suggested that since there will be an on-site property manager at the
proposed project, an informational brochure can be provided to residents regarding child
safety and off-site parking.
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Chair Mercado closed the Public Hearing at 7:14 p.m.

The Commission discussed:

o less uniformity in the architecture
eliminate water heaters at the units front entrance
staircase design
the addition of benches along the buildings and trail
increasing the level of Cal-Green building standards
an equal division of the affordable housing units
researching additional open space possibilities
additional replacement oak trees planted on the property
adding an additional weathervane as a design feature

e © o @ o o

Mr. Bierdzinski confirmed the following recommendations from the Commission:
o additional weathervanes
e additional planting of oak trees on the property
o informational brochures for identifying appropriate play areas and parking areas
o go above and beyond the Tier 1 green building standards of the County
o less architectural uniformity including adjusting the stairwells as needed
e benches in front of buildings and along the trails
e moving the water heaters away from the front doors
e an equal split of unit types for the affordable units
o ook at the basin area as open space

Sid Goldstien stated that he would research the open space request but that there is an
issue of safety with the potential of deep water in the basins. Mr. Bierdzinski suggested
4-1 slopes which is the standard for basins that are joint use.

MOTION:
Commissioner Reif moved and Commissioner Fussel seconded the motion to adopt

Resolution No. 13-07 by title only and waive further reading.

YOTE:
Motion passed with a 5-0 roll call vote.

MOTION:
Commissioner Reif moved and Commissioner Figueroa seconded the motion to adopt
Resolution No. 13-08 by title only and waive further reading with the recommendations

read by Staff.

VOTE:
Motion passed with a 4-1 roll call vote with Vice Chair Adams voting no.
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OTHER BUSINESS
None

WRITTEN COMMUNICATIONS
None

PLANNING COMMISSIONER COMMENTS
None

PLANNING DIRECTOR REPORT

Mr. Bierdzinski updated the Commission on upcoming events and recent City Council
actions and stated that the August 1*' Planning Commission has been cancelled.

Public Works Director Hess mentioned a workshop being held on July 31% in Santa
Maria regarding post construction storm water management.

ADJOURNMENT

Chair Mercado adjourned the meeting at 7:30 p.m. to the next regular scheduled meeting
of the Planning Commission to be held August 15, 2013 at the City Council Chambers,
140 West Highway 246, Buellton.

Art Mercado, Planning Commission Chair

ATTEST: f

Clare Barcelona, Planning Commission Secretary

An audio CD of this Planning Commission Meeting is available upon request.



CITY OF BUELLTON

Planning Commission Agenda Staff Report

Planning Director Review:M
Planning Commission Agenda Item No:_2

To: The Honorable Chair and Commission Members

From: Angela Perez, Assistant Planner
Marc Bierdzinski, Planning Director

Date: August 15,2013

Subject: Resolution No. 13-09 - “A Resolution of the Planning
Commission of the City of Buellton, California,
Recommending that the City Council Adopt a Statement of
Facts and Findings, Establish a Mitigation Monitoring
Program; and Certify a Subsequent Environmental Impact
Report (12-EIR-01) for the Meritage Senior Living Project,
Which Includes a Skilled Nursing Facility (24 Rooms), a
Memory Building (40 Units), 91 Assisted Living Units, and
92 Independent Living Units on 18.2 Acres, Located on
Jonata Park Road (Assessor Parcel Numbers 099-400-064,
099-400-065 and 099-400-069 (offsite portion)), and
Making Findings in Support Thereof”

Resolution No. 13-10 - “A Resolution of the Planning
Commission of the City of Buellton, California,
Recommending that the City Council Approve a
Conditional Use Permit (12-CUP-01) and Tentative Tract
Map (TTM 31056) for the Meritage Senior Living Project,
Which Includes a Skilled Nursing Facility (24 Rooms), a
Memory Building (40 Units), 91 Assisted Living Units, and
92 Independent Living Units on 18.2 Acres, Located on
Jonata Park Road (Assessor Parcel Numbers 099-400-064,
099-400-065 and 099-400-069 (offsite portion)), and
Making Findings in Support Thereof”

BACKGROUND/DISCUSSION

Norman Williams, Buellton Oaks L.P., property owner, and Mark Edwards, agent
(“Applicant”) have submitted a Conditional Use Permit (12-CUP-01) and Tentative Tract
Map (TTM 31056) for a senior assisted and independent living project. The project site is
located on an 18.2 acre site on Jonata Park Road on Assessor’s Parcel Number’s 099-
400-064, 099-400-065, and 099-400-069 (off-site portion) (see Attachment 1 - Vicinity
Map). The property is zoned CR (General Commercial) and is an Affordable Housing
Overlay Zone (AHOZ) site.
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On April 15, 2010, the Planning Commission conducted a preliminary review the plans
for this project and a use determination regarding whether the project meets the Zoning
Ordinance’s CR Zone definition of “Medical services — hospitals and extended care
(land use)”. At the conclusion of the April 15, 2010 public meeting, the Planning
commission determined that the proposed project came within the CR Zone definition of
“Medical services — hospitals and extended care (land use)” and, as set forth below in
this staff report, provided preliminary comments to the project. This determination is
formalized in Resolution No. 13-10. Please note, the Planning Commission review was
only a conceptual and preliminary review of the use represented in the preliminary plans
and did not constitute any final approval. The final decision to approve or deny the
project will be with the City Council.

Medical services — hospitals and extended care (land use) as proposed in the Project is
permitted in the CR zone with a Conditional Use Permit. Therefore, this Project is being
processed as a General Commercial project with a CUP. The Project consists of the
following applications:

e Conditional Use Permit (Case No. 12-CUP-01): Consideration of a skilled
nursing facility (24 rooms), memory building (40 units), assisted living units (91),
independent living units (92 units), 242 parking spaces, landscaping and walking
paths. Also includes a dining hall, commercial kitchen, pool and health center,
social programming, health education, cultural programs, and concierge service.
A drainage basin, a portion of a roadway, and 23 of the parking spaces are located
outside the city limits and would require approval from the County of Santa
Barbara.

o Tentative Tract Map (TTM 31056): Approval of a Tentative Tract Map for the
creation of 6 parcels on an 18.2 acre parcel. The proposed parcels are 2.8 acres
(Lot 1 - Vacant), 2.8 acres (Lot 2 - Vacant), 2.1 acres (Lot 3 — Skilled Nursing
Facility), 5.4 acres (Lot 4 — Memory Building, Assisted Living), 3.3 acres (Lot 5
— Independent Living, Community Center), and 1.9 acres (Lot 6 — Independent
Living).

The complete set of project plans is provided as Attachment 2. Full size plans have been
provided to the Planning Commission.

Project History

This Project was originally submitted to the Planning Department in 2005. At that time
City Staff and various County departments reviewed the plans and an incomplete letter
was sent to the applicant. There were some revisions and additional items that were
requested. The Planning Director also determined that an EIR would be required for this
Project. The applicant appealed this decision to the Planning Commission. On January
19, 2006 the Planning Commission denied the appeal and upheld the determination of the
Planning Director that an EIR was required for the Project.

In 2009 the applicant requested that the preparation of the EIR begin before the Project
plans were resubmitted. Staff explained that this wasn’t possible because the full project
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description and plans were needed to adequately access the environmental impacts of the
Project.

In 2010 the applicant told staft that he was planning to resubmit the Project as a “medical
services-hospital and extended care” use. This type of project is permitted in the CR zone
with a Conditional Use Permit. Section 19.01.050(C) of the Buellton Municipal Code
allows the Planning Director to forward questions about an equivalent use to the Planning
Commission for determination. On April 15, 2010 the Planning Commission reviewed
the proposed plans for this Project. It determined that the Project meets the definition of
“medical services — hospitals and extended care (land use)”, as follows:

o “Medical services—hospitals and extended care (land use)” means hospitals and
similar establishments primarily engaged in providing diagnostic services,
extensive medical treatment including surgical and other hospital services; such
establishments have an organized medical staff, inpatient beds, and equipment
and facilities to provide complete health care. May include accessory retail
pharmacies, and emergency heliports. Also includes residential establishments
providing nursing and health related care as a principal use with in-patient beds,
such as: skilled nursing facilities (facilities allowing care for physically or
mentally disabled persons, where care is less than that provided by an acute care
facility); extended care facilities; convalescent and rest homes; board and care
homes. Long-term personal care facilities that do not emphasize medical
treatment are classified in “residential care.”

In March 2012 the applicant resubmitted the plans. The preparation of the Subsequent
EIR began in April 2012 and the Final Subsequent EIR was completed in June 2013.

Project Description

The Conditional Use Permit is for the approval of building envelopes, site and floor plans
and architectural renderings for the skilled nursing facility, memory building, assisted
living and independent living units. The skilled nursing building, memory building and
assisted living buildings have enclosed gardens or courtyards. There are walking paths
throughout the site. The assisted living building includes a dining hall and commercial
kitchen. The facility will be staffed 24 hours per day, seven days per week. Staff will
include positions in the arcas of administration, care-giving, skilled nursing, memory
care, food service, housekeeping, activities, marketing, and maintenance.

The assisted living building is in the middle of the site and has three stories that decrease
to two stories. The buildings at the north and south edges of the project are one and two
stories. All of the buildings meet the height requirement in the Zoning Ordinance. The
independent apartments and cottages include six 12-plex buildings and five 4-plex
buildings. There arc 24 garage parking spaces for the independent apartments, along with
uncovered parking spaces. There is also a community building and pool within the area
of the independent living units.

One exception is requested to the rear setback. The exception is to allow 12 garage
parking spaces and 12 uncovered parking spaces within the required 10 foot rear setback.
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Section 19.04.160(C)(2) of the Buellton Municipal Code allows a required rear or side
yard setback in the CR, CS, or M zoning districts to be reduced to zero. When approving
the reduction in the setback, the Commission shall make all of the following findings:

a. The reduced setback(s) will not be detrimental to the health, safety, comfort,
convenience, and general welfare of the neighborhood and will not be incompatible
with the surrounding areas. The reduction of a portion of the rear setback would not
be incompatible with the neighborhood because there is no development to the rear of
the property.

b. The reduced setback(s) conform with other applicable provisions of this title and with
the general plan.

¢. The reduced setback(s) will not conflict with any easements required for public
access through, or the public use of, a portion of the property. There are no easements
in the area where the rear setback is reduced.

An off-site drainage basin, a portion of a roadway, and 23 parking spaces are located on a
portion of Assessor Parcel Number 099-400-069, which is located outside the city limits.
This property is owned by the same owner as the subject property. This area is located to
the west of the project. The County of Santa Barbara has jurisdiction over this area and
would have to approve permits for the drainage basin, road, and parking. This area is not
proposed to be annexed to the city. The comments received from the County indicate that
these uses may not be supported by the County. However, the Applicant has discussed
this with the County and decided to move forward with the Project. These components
would have to be approved by the County of Santa Barbara in order for the project to be
constructed. If approval by the County is not granted, then a revised project entirely
within the City Limits would need to be reviewed by the Planning Commission. The
environmental document includes an alternative that is entirely within the City Limits.

Portions of the site are currently used for grazing and farming. A small residence and
some outbuildings are currently on the site and would be removed. The property outside
the city limits is used for farming. There was some concern from the County regarding
the farming that will take place on the adjacent property and the proximity to the Project.
A Condition of Approval requires a 200 foot buffer between the Project’s facilities and
agricultural uses on the adjacent property. The two properties are both owned by the
developer of the Project, and an easement would also be required. It is also noted that the
farming that is currently occurring on the adjacent property is organic farming.

The proposal conforms with the City’s general commercial zoning standards as
summarized in the table on the following page (reference Buellton Municipal Code
sections 19.02.220 and 19.04.142).
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Development
Standard General Commercial (CR) Zone Proposed Project
Requirements
Minimum Lot Size None required 18.2 acres
Front Setback None Required Varies, 30 feet to 110 feet for different
buildings
Side Setback None Required Varies, 5 feet to 170 feet for different
buildings
Rear Setback 10% of lot depth, to 10 ft. maximum Varies, 0 feet to 135 feet for different
buildings (An exception is requested to reduce
a portion of the rear setback to 0)
Floor Area No maximum N/A
Site Coverage No Maximum 28%
Height Limit 35 feet Tallest buildings are 35 feet
Landscaping 5% of the net lot area 38%
Parking Independent Living and Assisted Living (1 | Independent Living (4-plex Cottages): 28 spaces
space per unit): 183 spaces
Independent Living (12-plex Apts): 100 spaces
Extended Care-Skilled Nursing and Memory
Buildings (1 space per 3 beds): 22 spaces . .
Assisted Living: 70 spaces
Employee Parking (Up to 56 employees o
during the day, 1 per 2 employees): 28 spaces | Memory Building: 20 spaces
Total Required: 233 spaces Skilled Nursing Building: 24 spaces
Total Provided: 242 spaces (Including 10
handicapped spaces)

Planning Commission Conceptual Review

At the April 15, 2010, Planning Commission meeting, the Planning Commission
determined that the Project meets the definition of Medical Services-hospitals and
extended care (land use). This is also included within the findings of Resolution No. 13-
10. The Planning Commission also had other comments and concerns. The following are
the comments and how they were addressed.

e There was a concern that there were not enough parking spaces. 233 parking spaces
are required and 242 spaces are provided.

e The Commission liked the walking path and asked that it be expanded. The walking
path has been identified on the plans and is provided throughout the site.

o The Commission asked about signage. A monument sign is shown on the plans.

e The Commission had concerns regarding stormwater disposal. Required
stormwater/low impact development features are incorporated into the plans.

o The Commission wanted to see roadway sections. Sections through the road are
shown on the plans.
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o Noise from Highway 101 was a concern. The Subsequent Environmental Impact
Report concluded that the noise levels would not exceed levels for a sensitive use
with mitigation measures. The landscape plan shows screen planting along the site
frontage and the outdoor courtyards are enclosed and located behind structures. This
creates indoor and outdoor arcas where the noise levels do not exceed City standards.

Architecture

The architecture of the project is considered Agrarian per the Community Design
Guidelines. The buildings include composition roofs, metal roofs, horizontal siding and
vertical board and batten siding. A color and materials board will be provided at the
Planning Commission meeting.

Signage

One monument sign is proposed near the driveway access to Jonata Park Road which is
to the east of the assisted living building. This sign meets the standards in the Zoning
Ordinance. Any further signs would require a Zoning Clearance from the Planning
Department.

Traffic Analysis

A Traffic Study was prepared for the project. It is included as part of the Subsequent
Environmental Impact Report, The traffic study concluded that there will not be any
significant traffic impacts to the surrounding circulation system. The amount of traffic
generated by the development of this project would be less than many other commercial
uses, such as a shopping center. The property has four driveway access points along
Jonata Park Road. The required improvements to Jonata Park Road include two 12 foot
travel lanes and two 8 foot shoulders with curb, gutter and sidewalk. Also, a 16-foot fire
lane for emergency vehicles is provided to the west of the memory building and assisted
living buildings, The U.S. Highway 101 off-ramp/Avenue of Flags/Central
Avenue/Jonata Park Road intersection has been noted as a concern. The intersection has
already been identified in the city’s Circulation Element as an intersection that needs
modifications in order to improve traffic flow. This Project would submit traffic impact
fees that would be used towards these improvements when they occur,

Parking

Pursuant to the City’s parking standards, the project is required to provide 233 parking
spaces. 242 spaces are provided.

Agricultural Buffer

The Project site is adjacent to agriculturally zoned property that is currently used for
organic farming. A 200 foot buffer is required between agricultural uses on the adjacent
property and any of the Meritage Senior Living facilities. An easement is required for the
agricultural buffer.
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Utility Services

All new utility services and existing telephone lines will be required to be placed
underground. No new utility poles will be installed; however the existing poles
supporting the high power electrical lines would remain.

Phasing

Each of the Parcels will obtain separate building permits and would be constructed as
determined by the developer.

General Plan Policy Consistency

The Project is consistent with the following General Plan policies.

L-3

L-5

L-12

Encourage locally serving businesses such as grocery stores, pharmacies,
hardware stores, banks, day care, dry cleaning, and post offices, as well as
schools, parks and social centers to locate within easy walking distance (generally
', mile) of residences. Similarly, new residential neighborhoods should remain
within easy walking and bicycling distance from the City center.

The project is within walking distance of the Avenue of Flags. The sidewalks will
not be complete on Jonata Park Road, but as other development occurs the
sidewalks will be constructed. A bus shelter is proposed so that bus service can be
extended to the site.

New development shall not be allowed unless adequate public services are
available to serve such new development.

Adequate public services are available.

New development shall incorporate a balanced circulation network that provides
safe, multi-route access for vehicles, bicycles and pedestrians to neighborhood
centers, greenbelts, other parts of the neighborhood and adjacent circulation
routes.

The project site provides sidewalk along the Project frontage. As it is a senior
development, it also includes walking paths on site for seniors who cannot walk a
long distance. A bus shelter is also proposed.

All exterior lighting in new development shall be located and designed so as to
avoid creating substantial off-site glare, light spillover onto adjacent properties, or
upward into the sky. The style, location and height of the lighting fixtures shall
be submitted with building plans and shall be subject to approval by the City prior
to issuance of building or grading permits, as appropriate.

The lighting is required to be night sky friendly and the proposed design conforms
to the Agrarian architectural style.
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L-13

L-28

C-24

Master plans for sewer, water, roads, drainage and other public improvements
shall be required for new development that includes at least 100 housing units or
200,000 square feet of commercial or industrial development, unless otherwise
specified by the City Public Works Director. The scope of these master plans
shall be further defined in the General Plan Public Facilities and Services
Element.

The existing plans that were submitted comply. More extensive plans are not
required because there aren’t numerous connections fo the city’s utilities.

New commercial development should incorporate elements to encourage
pedestrian access and to screen parked areas from public view.

A walking path is proposed throughout the project site. Sidewalks will be
consiructed along the project frontage. Landscaping is proposed to screen the
parking areas.

The City should discourage new commercial or industrial development that
allows customers, employees or deliveries to use residential streets. The
circulation system should be designed so that non-residential traffic (especially
truck traffic) is confined to nonresidential areas.

Commercial traffic would likely use Highway 246, Highway 101, Avenue of
Flags, and Jonata Park Road.

New development should provide sidewalks and pedestrian paths consistent with
applicable State, federal and local plans, programs and standards.

Sidewalks are proposed along the project sireet frontage. Walking paths are
proposed within the development.

C/OS-14 Encourage new development to protect visual amenities, including hillsides,

by implementing the standards in the Community Design Guidelines.

The Project is consistent with the Communily Design Guidelines as to visual
impacits.

Encourage and actively attract institutional and office uses, and business functions
(e.g., health care facilities and related businesses) that engage the local pool of
high skilled and semi-skilled labor and/or that offer higher paying wage scales.

The assisted living, skilled nursing, and memory facilities are health care
Jacilities that will employ high skilled and semi-skilled labor.

Noise/land use compatibility shall be as determined by Figure N-1. In general,
areas within Buellton shall be considered impacted by noise if exposed to noise
levels on the exterior of a building that exceeds 65 dB, and on the interior of a
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building exceeding 45 dBA. New development producing stationary noise levels
that exceed 65 dB will not be permitted in areas containing residential or other
noise sensitive land uses.

This type of project is considered a noise sensitive land use. The noise levels are
not expected to exceed the standards because of site design and building design
per the Final SEIR.

ENVIRONMENTAL REVIEW

A Subsequent Environmental Impact Report (SEIR) (Exhibit A to Resolution No. 13-09)
has been prepared in accordance with the requirements of the California Environmental
Quality Act, Public Resources Code sections 21000 et seq., the State CEQA Guidelines,
14 California Code of Regulations sections 15000 et seq., and the CEQA Guidelines of
the City of Buellton. The SEIR tiers from the City of Buellton Land Use Element and
Circulation Element Update Program EIR. There were no Class I-Significant and
Unavoidable Environmental Impacts found for this project. Mitigation measures from the
City of Buellton Land Use Element and Circulation Element Update Program EIR and
the SEIR have been made conditions of approval The Final SEIR and all such related
environmental documents are located in and in the custody of the City of Buellton
Planning Department.

RECOMMENDATION

That the Planning Commission consider the following two actions:

1. Adoption of Resolution No. 13-09 - “A Resolution of the Planning Commission of the
City of Buellton, California, Recommending that the City Council Adopt a Statement
of Facts and Findings; Establish a Mitigation Monitoring Program; and Certify a
Subsequent Environmental Impact Report (12-EIR-01) for the Meritage Senior
Living Project, Which Includes a Skilled Nursing Facility (24 Rooms), a Memory
Building (40 Units), 91 Assisted Living Units, and 92 Independent Living Units on
18.2 Acres, Located on Jonata Park Road (Assessor Parcel Numbers 099-400-064,
099-400-065 and 099-400-069 (offsite portion)), and Making Findings in Support
Thereof”, by title only and waive further reading.

2. Adoption of Resolution No. 13-10 - “A Resolution of the Planning Commission of the
City of Buellton, California, Recommending that the City Council Approve a
Conditional Use Permit (12-CUP-01) and Tentative Tract Map (TTM 31056) for the
Meritage Senior Living Project, Which Includes a Skilled Nursing Facility (24
Rooms), a Memory Building (40 Units), 91 Assisted Living Units, and 92
Independent Living Units on 18.2 Acres, Located on Jonata Park Road (Assessor
Parcel Numbers 099-400-064, 099-400-065 and 099-400-069 (offsite portion)), and
Making Findings in Support Thereof”, by title only and waive further reading.
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ATTACHMENTS

Attachment 1 — Vicinity Map

Attachment 2 — Project Plans

Resolution No. 13-09 with Exhibit A — Final Subsequent Environmental Impact Report
and Exhibit B - CEQA Findings

Resolution No. 13-10

Full set of Plans and the 2005 General Plan Final EIR to Planning Commission members
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Legend
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PLANNING COMMISSION RESOLUTION NO. 13-09

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BUELLTON, CALIFORNIA, RECOMMENDING THAT THE CITY COUNCIL
ADOPT A STATEMENT OF FACTS AND TINDINGS; ESTABLISH A
MITIGATION MONITORING PROGRAM; AND CERTIFY A FINAL
SUBSEQUENT ENVIRONMENTAL IMPACT REPORT FOR THE MERITAGE
SENIOR LIVING PROJECT, WHICH INCLUDES A SKILLED NURSING
FACILITY (24 ROOMS), A MEMORY BUILDING (40 UNITS), 91 ASSISTED
LIVING UNITS, AND 92 INDEPENDENT LIVING UNITS ON 18.2 ACRES,
LOCATED ON JONATA PARK ROAD (ASSESSOR PARCEL NUMBERS 099-
400-064, 099-400-065 AND 099-400-069 (OFFSITE PORTION)), AND MAKING
FINDINGS IN SUPPORT THEREOF

WHEREAS, Mark Edwards, Agent, and Norman Williams, Buellton Oaks, 1P
Property Owner, have filed an application requesting approval of the Meritage Senior Living
Project, described above in the title of this Resolution (the “Project™); and

WHEREAS, an Initial Study was prepared and completed for the Project in accordance
with the requirements of the California Environmental Quality Act (“CEQA”), Public Resources
Code sections 21000 et seq., the State CEQA Guidelines, 14 California Code of Regulations
sections 15000 et seq., and the Environmental Guidelines of the City of Buellton and based on
these documents made the determination that the proposed Project may have a significant impact
on the environment and that a Subsequent Environmental Impact Report (“SEIR™) to the Final
EIR for the City of Buellton General Plan Land Use Element and Circulation Element Update
(State Clearinghouse #2005011097) was required to be prepared based upon the standards
described in CEQA and the State CEQA Guidelines; and

WHEREAS, on April 26, 2012, a Notice of Preparation for the SEIR was sent to all
organizations and individuals requesting notice and those public agencies listed on the
Distribution List attached to the Notice of Preparation. The Notice of Preparation describes the
Project, its location, and its anticipated impacts sufficiently to permit a meaningful response.
The Notice was available for public review from April 26, 2012, through May 28, 2012, and
solicited comments regarding the scope and content of the SEIR and any environmental
information germane to the Project. In response to the Notice of Preparation for the Project, eight
(8) comment letters were received from public agencies and individuals (i.e., the Native
American Heritage Commission, State Department of Transportation, Ron Dale, Santa Barbara
County Air Pollution Control District, Santa Barbara County Planning and Development
Department, Santa Barbara County Fire Departiment, State Department of Fish and Game and the
Santa Barbara Local Agency Formation Commission). The primary areas of environmental
concern from the commenting agencies include: (1) protection and preservation of Native
American cultural resources; (2) hydraulics, (3) landscape maintenance; (4) traffic; (5) air quality
impacts; (6) agricultural impacts; (7) visual resources and night lighting impacts; and (8) impacts
to biological resources. A copy of the Notice of Preparation, together with comments received,
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has been made a part of the Draft SEIR and Final SEIR. These documents are on file with the
Planning Department of the City of Buellton and available for public inspection.

WHEREAS, the Draft SEIR was prepared for the Project, dated December, 2012. A
Notice of Completion (*NOC”) of the Draft SEIR was prepared and filed with the Santa Barbara
County Clerk’s Office, and copies of the NOC and Draft EIR were distributed to applicable
public agencies as shown on the list attached to the NOC. Additionally, the Draft EIR was
distributed to responsible and interested state agencies through the State Clearinghouse; State
Clearinghouse No. 2012041088.

WHEREAS, the Draft SEIR was made available for public review and comment
pursuant to CEQA Guidelines Section 15087. The public review period lasted from December
20, 2012, to February 4, 2013. Copies of the Draft SEIR were made available for public review
at the City of Buellton Planning Department and the Buellton public library.

WHEREAS, during the public review period, comments were received on the Draft
SEIR from the public as well as affected agencies. The actual written comments are included in
the Final SEIR. In accordance with CEQA Guidelines, Section 15088, the City evaluated the
comments on environmental issues received from persons and entities which reviewed the Draft
SEIR and has prepared a written response to each. The responses of the City are also set forth in
the Final SEIR. A full, true and correct copy of the Final SEIR is attached hereto, marked as
Exhibit “A,” and incorporated herein by this reference. In addition, the Final SEIR is on file with
the Planning Department of the City of Buellton and available for public inspection.

WHEREAS, a notice of intent to certify a Final Subsequent Environmental ITmpact
Report (the “SEIR™) was posted in three public places in the City of Buellton and published in a
newspaper of general circulation and distributed to responsible public agencies on August 1,
2013, a minimum of 20 days prior to taking action on the Project.

WHEREAS, the Planning Commission has conducted a duly noticed public hearing on
the scope of the Project, and the information contained in the Final SEIR, on August 15, 2013,
and has considered all public testimony, both written and oral, received in conjunction with those
public hearings prior to adopting this Resolution.

WHEREAS, all legal prerequisites prior to the adoption of this Resolution have
occurred.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
BUELLTON DOES HEREBY FIND, RESOLVE, AND ORDER AS FOLLOWS:

SECTION 1: The Planning Commission hereby finds that the facts, findings and
conclusions set forth above are true and correct.

SECTION 2: Based upon the substantial evidence on the record, including the oral and
written comments received during the above-referenced processes, the oral and written staff
reports submitted in conjunction with the Final SEIR and the Project, and its Final SEIR, the
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Planning Commission hereby finds, and recommends that the City Council find, that changes or
alterations have been required in, or incorporated into, the Project which avoid or substantially
lessen the significant environmental effects identified in the Final SEIR. The Planning
Commission’s determination as to the environmental effects pertinent to this finding are more
completely described in the Statement of Facts and Findings attached hereto, marked as Exhibit
“B,” and incorporated herein by this reference.

SECTION 3: The Planning Commission hereby recommends that the City Council find,
approve and adopt the Statement of Facts and Findings for the Project, as well as establish and
adopt the Mitigation Monitoring Program for the Project, all of which are attached hereto,
marked as Exhibit "B," and incorporated herein by this reference as if fully set forth.

SECTION 4: Based on the facts and findings set forth above in this Resolution, the
Planning Commission finds that it has reviewed and considered all such information and that the
findings herein reflect the independent judgment and analysis of the Planning Commission, and
that the Planning Commission hereby recommends that the City Council of the City of Buellton
certity that the Final SEIR for the Project is complete and adequate and has been completed in
compliance with the requirements of CEQA, the State CEQA Guidelines and the City of
Buellton Environmental Guidelines.

SECTION 5: The Planning Commission Secretary shall certify as to the adoption of this
Resolution and shall cause the same to be transmitted to the City Clerk for consideration by the
City Council.

PASSED, APPROVED and ADOPTED this 15" day of August 2013.

Art Mercado
Chair

ATTEST:

Clare Barcelona
Planning Commission Secretary

Exhibit A — Final SEIR
Exhibit B — Statement of Facts and Findings
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STATE OF CALIFORNIA )
COUNTY OF SANTA BARBARA ) SS
CITY OF BUELLTON )

I, Clare Barcelona, Planning Commission Secretary of the City of Buellton, do hereby certify
that the foregoing Resolution No. 13-09 was duly approved by the Planning Commission of the
City of Buellton at a meeting held on the 15™ day of August 2013, by the following vote, to wit.
AYES: (0)
NOES: (0)
ABSENT: (0)
NOT VOTING: (0) '

IN WITNESS WHEREOF, I have hereunto set my hand this 15" day of
August, 2013.

Clare Barcelona
Planning Commission Secretary
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EXHIBIT B

CEQA FINDINGS

MERITAGE SENIOR LIVING PROJECT
CONDITIONAL USE PERMIT (12-CUP-01) AND
TENTATIVE TRACT MAP (TTM 31056)

A. Certification of the Final Subsequent Environmental Impact Report (FSEIR)

The City Council makes the following findings with respect to the June 2013, Final Subsequent
Environmental Impact Repoit for Meritage Senior Living Project:

1.

The City Council of the City of Buellton has previously reviewed, considered, and
certified the September 29, 2005, Final Environmental Impact Report (FEIR) for
the City of Buellton Land Use Element and Circulation Element Updates.

The City Council has reviewed and considered the June 2013, Final Subsequent
Environmental Impact Report for the Meritage Senior Living Project.

The June 2013, Final Subsequent Environmental Impact Report for the Meritage
Senior Living Project has been completed in compliance with the California
Environmental Quality Act (CEQA) and the CEQA Guidelines, and further that
the criteria for preparing a Subsequent Environmental Impact Report pursuant to
Section 15163 of the CEQA Guidelines has been met.

The June 2013, Final Subsequent Environmental Impact Report for the Meritage
Senior Living Project and all related public comments and responses have been
presented to the City Council.

All information was considered by the City Council before the City Council acted
on the project.

The June 2013, Final Subsequent Environmental Impact Report for the Meritage
Senior Living Project reflects the independent judgment of the City, acting as the
lead agency for the project.

All feasible mitigation measures for the proposed project have been imposed from
the mitigation measures adopted as part of the September 29, 2005, Final
Environmental Impact Report, as revised in the June 2013 Final Subsequent
Environmental Impact Report . Each of the mitigation measures to be imposed on
development under the Meritage Senior Living Project is reasonably related to
and proportional to the incremental impacts and burdens created by the proposed
project.
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B. Findings that certain project and cumulative impacts are mitigated to a level of
insignificance by project redesign or the incorporation of mitigation measures.
Pursuant to CEQA Guidelines Section 15091, the City Council finds that the
following changes and alterations have been required in, or incorporated into, the
project which avoid or substantially lessen the significant environmental effect as
identified in the Final SEIR:

1. Aesthetics/Visual Resources

Certain aesthetic impacts associated with the Meritage Senior Living Project
are similar to those identified in the September 29, 2005, FEIR. All mitigation
measures from the September 29, 2005, FEIR would be required. In addition,
mitigation measure AES-2 from the June 2013, FSEIR would reduce potential
impacts due to glare to a less than significant level.

2. Air Quali

Certain air quality impacts associated with the Meritage Senior Living Project
are similar to those identified in the September 29, 2005, FEIR. Mitigation
measures AQ-3(a) through (¢) from the September 29, 2005, FEIR would
reduce operational and construction related emissions associated with the
Meritage Senior Living Project to a level of insignificance.

3. Biological Resources

a.

Certain biological impacts associated with the Meritage Senior Living Project
are similar to those identified in the September 29, 2005, FEIR. All mitigation
measures from the September 29, 2005, FEIR would reduce all identified
biological impacts of the Meritage Senior Living Project to a level of
insignificance.

4, Cultural and Historie Resources

a.

Previously unidentified, subsurface cultural resources may be unearthed
during the Meritage Senior Living Project construction activities. Mitigation
measure CR-2 from the June 2013, FSEIR would reduce the impacts to a level
of insignificance.

5. Geology/Soils

a.

The Meritage Senior Living Project would result in potentially unstable soid
conditions from expansive, compressible/collapsible, and/or erosive soils and
slope instability. Mitigation measure G-2 from the June 2013, FSEIR would
reduce the impact to a level of insignificance.
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10.

Greenhouse Gas Emissions

The Meritage Senior Living Project would generate short-term as well as
long-term GHG emissions. The Project would exceed the 1,100 MT
CO,E/year threshold, and would incrementally contribute to climate change.
Mitigation measure GHG-1 from the June 2013, FSEIR would reduce the
impact to a level of insignificance,

Hydrology and Water Quality

Certain hydrology and water quality impacts associated with the Meritage
Senior Living Project are similar to those identified in the September 29,
2005, FEIR. All mitigation measures from the September 29, 2005, FEIR
would reduce those certain hydrology and water quality impacts of the
Meritage Senior Living Project to a level of insignificance.

Land Use, Agriculture and Housing

Certain land use, agriculture, and housing impacts associated with the
Meritage Senior Living Project are similar to those identified in the September
29, 2005, FEIR. Mitigation measures LU-1 (a) and (b) from the September 29,
2005 would be required. In addition, mitigation measures AG-2(a) and AG-
2(b) from the June 2013 FSEIR would reduce those certain agricultural
impacts of the Meritage Senior Living Project to a level of insignificance.

Noise

a.

Certain noise impacts associated with the Meritage Senior Living Project are
similar to those identified in the September 29, 2005, FEIR. Mitigation
measures N-1(a) and (b) from the September 29, 2005, FEIR would be
required. In addition, mitigation measures N-1(a) and (b) from the June 2013
FSEIR would reduce temporary construction noise impacts of the Meritage
Senior Living Project to a level of insignificance.

Safety

a.

Safety impacts associated with the Meritage Senior Living Project are similar
to those identified in the September 29, 2005, FEIR. Mitigation measures S-
1(b), and S-3(a) and (b) from the September 29, 2005, FEIR, along with
implementation of the revised Safety Element Policies, would reduce safety
impacts of the Meritage Senior Living Project to a level of insignificance.
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C. Findings that certain project and cumulative impacts are found to be less than
significant and no mitigation measures are required.

1.

Aecsthetics, Community Design and Visual Resources

The Meritage Senior Living Project would introduce new development along
a viewing corridor and alter public views in the Buellton area. Because
existing General Plan policies and the Community Design Guidelines would
provide sufficient mitigation at the program level, this is considered a Class
111, less than significant impact.

The Meritage Senior Living Project would alter the visual character of the
project site. Because existing General Plan policies and the Community
Design Guidelines would provide sufficient mitigation at the program level,
this is considered a Class 111, less than significant impact.

Agricultural Resources

The Meritage Senior Living Project would covert portions of the site from
grazing and farming land to non-agricultural uses. Based on the Land
Evaluation and Site Assessment model, conversion of the project site is not
considered significant, and the site is zoned for commercial uses with an
AHOZ designation under the City’s General Plan; therefore, conversion of the
site would be a Class III, less than significant impact.

Air Quality

a.

The Meritage Senior Living Project construction would generate temporary
increases in localized air pollutant emissions. With implementation of
standard dust and emissions control measures required by the SBCAPCD,
impacts would be Class III, less than significant.

Sensitive receptors on the Meritage Senior Living Project site would be
exposed to hazardous air pollutants from heavy vehicle traffic on U.S.
Highway 101. However, the proposed senior care residential units closest to
U.S. Highway 101 would not be exposed to air pollutants that exceed
applicable health risk significance thresholds and impacts would be Class I,
less than significant.

The Meritage Senior Living Project would be consistent with the SBCAPCD’s
2010 Clean Air Plan and adopted regional, State, and federal air quality plans.
This impact would be Class III, less than significant.

Biological Resources

a.

Certain biological impacts associated with the Meritage Senior Living Project
are similar to those identified in the September 29, 2005, FEIR. Because
existing and proposed General Plan policies would provide sufficient



Meritage Senior Living Project Page 5 CEQA Findings

mitigation at the program level, this is considered a Class III, less than
significant impact.

5. Cultural and Historic Resources

a. Certain cultural and historic impacts associated with the Meritage Senior
Living Project are similar to those identified in the September 29, 2005, FEIR.
Because existing and proposed General Plan policies, including those in the
revised Open Space and Conservation Elements, would provide sufficient
mitigation at the program level, this is considered a Class III, less than
significant impact.

0. Geologic Hazards

a. Certain geologic hazard impacts associated with the Meritage Senior Living
Project are similar to those identified in the September 29, 2005, FEIR.
Because existing and proposed General Plan policies would provide sufficient
mitigation at the program level, this is considered a Class IIl, less than
significant impact.

7. Geology/Soils

a. The Meritage Senior Living Project site is located in an area of high
earthquake risk and is subject to moderate ground shaking, which has the
potential to cause fill material to settle, destabilize slopes, and cause physical
damage to structures, property, utilities, road access, and humans. Compliance
with the Uniform Building Code, General Plan policies and California
Building Code allows this to be considered a Class I, less than significant
impact.

8. Hvdrology and Water Quality

a. There is a potential for short-term water quality and drainage impacts with the
Meritage Senior Living Project. Because National Pollutant Discharge
Elimination System permit requirements, City Stormwater Management Plan
Best Management Practices and the requirement for the retention basin would
provide sufficient mitigation at the program level, this is considered a Class
IT1, less than significant impact.

9. Land Use/Policy Consistency

a. The proposed Meritage Senior Living Project would be consistent with Land
Use, Zoning Ordinance and the General Plan. This is considered a Class III,
less than significant impact.
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10.

11.

Noise

Certain noise impacts associated with the Meritage Senior Living Project are
similar to those identified in the September 29, 2005, FEIR. Because existing
and proposed General Plan policies, including those in the Noise Element,
would provide sufficient mitigation at the program level, this is considered a
Class III, less than significant impact.

Public Services and Infrastructure

Fire protection and emergency medical service impacts associated with the
Meritage Senior Living Project are similar to those identified in the September
29, 2005, FEIR. With the payment of required development fees, this is
considered a Class III, less than significant, impact.

Police protection impacts associated with the Meritage Senior Living Project
are similar to those identified in the September 29, 2005, FEIR. This is
considered a Class 111, less than significant, impact.

No students are generated by this project. Therefore, the impact is a Class III,
less than significant, impact on existing schools.

Library impacts associated with the Meritage Senior Living Project are similar
to those identified in the September 29, 2005, FEIR. The impacts are Class III,
less than significant, impacts related to demand for libraries.

Solid waste impacts associated with the Meritage Senior Living Project would
be similar to those identified in the September 29, 2005, FEIR. Existing
landfills have adequate capacity to accommodate projected increases in solid
waste generation. Therefore, the increase in waste generated by new
development is considered a Class III, less than significant, impact.

Water supply impacts associated with the Meritage Senior Living Project
would be similar to those identified in the September 29, 2005, FEIR. The
projected water use can be accommodated by the water supply system and
would result in a Class III, less than significant, impact.

Wastewater impacts associated with the Meritage Senior Living Project would
be similar to those identified in the September 29, 2005, FEIR. However,
build-out flows would still exceed the capacity of the City’s wastewater
treatment plant. In addition, the increase in wastewater would require
improvements to the City’s wastewater conveyance system. With payment of
required development impact fees, however, the wastewater treatment
facilities can be expanded to accommodate this growth and is therefore
considered a Class 111, less than significant, impact.
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12, Transportation and Circulation

a. Certain traffic impacts associated with the Meritage Senior Living Project
would be similar to those identified in the September 29, 2005, FEIR. With
implementation of the policies and programs of the 2005 Circulation Element,
this would be a Class 111, less than significant, impact.

Alternatives

Alternatives were included in the September 29, 2005, FEIR. Four additional alternatives
were developed as part of this Subsequent Environmental Impact Report. The alternatives
evaluated in the June 2013, FSEIR include the CEQA-required New No Project/No
Development Alternative (Alternative 1), AHOZ Development Alternative (Alternative
2), a Typical Commercial Project Alternative (Alternative 3), and a Reconfigured Project
Alternative (Alternative 4). The following is a summary of these alternatives that were
included in the June 2013, FSEIR.

Alternative 1 (New No Project/No Development)

The "no project” alternative is required by CEQA to be evaluated as an alternative to the
project. This alternative assumes that no new development occurs on the Project site.
Overall, impacts would be substantially less than for the proposed project. However, this
alternative would not fulfill the basic objective of providing a new senior care facility.

Alternative 2 (AHOZ Development)

This alternative assumes that the site would be developed with residential units under the
Affordable Housing Overlay Zone. This would result in a maximum of 330 residential
units. This alternative would result in increased impacts for two of the eleven issue areas,
including greenhouse gas emissions and recreational facilities. These issues relate to
increased operational emissions and use of recreational facilities due to more long-term
residents. Therefore, this alternative would not be considered environmentally superior
to the proposed project.

Alternative 3 (Typical Commercial Project)

This alternative assumes that the site would be developed with a 290,000 square foot
commercial retail project. This alternative would result in decreased impacts for one of
the twelve issue areas. This issue relates to the proximity of residential uses to
agricultural uses. It is decreased because there are no residential uses proposed. This
alternative would result in increased impacts for three of the twelve issue areas, including
transportation and circulation, air quality and noise. These issues relate to increased
vehicle generation, increased operational criteria pollutant emissions, increased roadway
noise and increased impacts to intersections as a result of increased commercial
development. Therefore, this alternative would not be considered environmentally
superior to the proposed project.
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Alternative 4 (Reconfigured Project)

This alternative is similar to the Meritage Senior Living Project. It assumes the
reconfiguration of the proposed development onto the southernmost parcels and the
reconfiguration of the drainage basin and other off-site improvements onto the project
site and within the City limits. This alternative would result in similar impacts. It would
not have any increased impacts and would also not have any decreased impacts.
Therefore, this alternative would not be considered environmentally superior to the
proposed project.



PLANNING COMMISSION RESOLUTION NO. 13-10

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BUELLTON,
CALIFORNIA, RECOMMENDING THAT THE CITY COUNCIL APPROVE A
CONDITIONAL USE PERMIT (12-CUP-01) AND TENTATIVE TRACT MAP (TTM
31056) FOR THE MERITAGE SENIOR LIVING PROJECT, WHICH INCLUDES A
SKILLED NURSING FACILITY (24 ROOMS), A MEMORY BUILDING (40 UNITS), 91
ASSISTED LIVING UNITS, AND 92 INDEPENDENT LIVING UNITS ON 18.2 ACRES,
LOCATED ON JONATA PARK ROAD (ASSESSOR PARCEL NUMBERS 099-400-0064,
099-400-065 AND 099-400-069 (OFFSITE PORTION)), AND MAKING FINDINGS IN
SUPPORT THEREOF

BE IT RESOLVED by the Planning Commission of the City of Buellton as follows:

SECTION 1: An application has been filed by Norman Williams, Buellton Oaks,L.P.,
property owner, and Mark Edwards, agent (“Applicant™), for a Conditional Use Permit (12-CUP-
01) and Tentative Tract Map (TTM 31056) to allow the development of a senior assisted and
independent living project on property located on Jonata Park Road (Assessor Parcel Numbers
099-400-064, 099-400-065 and 099-400-069 (Offsite Portion)). The senior project includes a
Skilled Nursing Facility (24 Rooms), a Memory Building (40 Units), 91 Assisted Living Units,
and 92 Independent Living Units on 18.2 Acres, Located on Jonata Park Road (Assessor Parcel
Numbers 099-400-064, 099-400-065 and 099-400-069 (oftsite portion)) (the “Project™).

SECTION 2: The proposed Project consists of two land use applications:

Conditional Use Permit (Case No. 12-CUP-01): Approval of a skilled nursing facility
(24 rooms), memory building (40 units), assisted living units (91), independent living
units (92 units), 242 parking spaces, landscaping and walking paths. Also includes a
dining hall, commercial kitchen, pool and health center, social programming, health
education, cultural programs, and concierge service. A reduction in a portion of the rear
setback from ten feet to zero feet is also included as shown on the site plan. A drainage
basin, a portion of a roadway, and 23 of the parking spaces are located outside the city
limits and would require approval from the County of Santa Barbara.

Tentative Tract Map (TTM 31056): Approval of a Tentative Tract Map for the creation
of 6 parcels on an 18.2 acre parcel. The proposed parcels are 2.8 acres (Lot 1 - Vacant),
2.8 acres (Lot 2 - Vacant), 2.1 acres (Lot 3 — Skilled Nursing Facility), 5.4 acres (Lot 4 —
Memory Building, Assisted Living), 3.3 acres (Lot 5 — Independent Living, Community
Center), and 1.9 acres (Lot 6 — Independent Living).

SECTION 3: All proceedings having been duly taken as required by law, and upon
review of the information provided in the staff report, consideration of the testimony given at the
public hearing, as well as other pertinent information, the Planning Commission finds the
following:
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A. Record. Prior to rendering a decision on any aspect of the Project, the Planning
Commission considered the following:

L,

All public testimony, both written and oral, received in conjunction with
that certain public hearing conducted by the Planning Commission on
August 15, 2013 (“Public Hearing”).

All oral, written and visual materials presented in conjunction with the
Public Hearing.

The following informational documents which, by this reference, are
incorporated herein.

a. The Project file for 12-CUP-01 and TTM 31056 and the set of
Project plans dated March 22, 2012.

b. Planning Commission staff report of August 15, 2013,

o8 The Final Subsequent Environmental Impact Report (SEIR) for the
Project.

B. Public Review. On the basis of evidence hereinafter listed, all administrative

procedures and public participation requirements prescribed in the Buellton Zoning
Ordinance and Government Code Section 65091 have been lawfully satisfied:

i

A notice of public hearing was published in a newspaper on August 1,
2013 (the “Public Notice™), a minimum of ten (10) days in advance of the
Public Hearing.

The Public Notice was mailed to the Applicant, affected public agencies,
persons owning property within 300 feet of the Project site and others
known to be interested in the matter on August 1, 2013, a minimum of ten
(10) days in advance of the Public Hearing.

The Public Notice was posted in three public locations on August 1, 2013,
a minimum of ten (10) days in advance of the Public Hearing.

C. Environmental Clearance.

A Subsequent Environmental Impact Report (SEIR) was prepared in accordance
with the requirements of the California Environmental Quality Act (“CEQA™),
Public Resources Code sections 21000 et seq., the State CEQA Guidelines, 14
California Code of Regulations sections 15000 et seq., and the CEQA Guidelines
of the City of Buellton.

By separate Resolution (No, 13-09), the Planning Commission has recommended
that the City Council adopt the Statement of Facts and Findings and the
Reporting/Mitigation Monitoring Program for the Project and certity as complete,
the Final SEIR prepared for the Project. Mitigation measures from the Final SEIR
have been made conditions of approval.
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D.

The Final SEIR and all such related environmental documents are located in and
in the custody of the City of Buellton Planning Department.

Use Determination. The Planning Commission hereby determines that the Project
meets the definition of “Medical Services — Hospitals and Extended Care” use, and
therefore would be permissible in the General Commercial (CR) zone. As described
in Section 19.12.020 of the Buellton Municipal Code, this land use is defined as
follows:

o “Medical services — hospitals and extended care (land use)” means hospitals
and similar establishments primarily engaged in providing diagnostic services,
extensive medical treatment including surgical and other hospital services;
such establishments have an organized medical staff, inpatient beds, and
equipment and facilities to provide complete health care. May include
accessory retail pharmacies, and emergency heliports. Also includes
residential establishments providing nursing and health related care as a
principal use with in-patient beds, such as: skilled nursing facilities (facilities
allowing care for physically or mentally disabled persons, where care is less
than that provided by an acute care facility); extended care facilities;
convalescent and rest homes; board and care homes. Long-term personal care
facilities that do not emphasize medical treatment are classified in “residential
care.”

Consistency Declarations. Based on (i) the evidence presented in the Staff Report
(incorporated herein by reference), (ii) consultations with affected City Departments
and outside Agencies, (iii) testimony and comments received in connection with the
public hearing and (iv) adoption of the conditions of approval set forth hereof, the
Planning Commission does hereby declare as follows:

1. Conditional Use Permit (12-CUP-01).

a. Findings:

i. That the site for the project is adequate in size, shape,
location, and physical characteristics to accommodate the
type of use and level of development proposed because the
size of the site and its location are appropriate for this type
of use. The Zoning Ordinance does not have requirements
for lot size or site coverage. However, the site is adequate
for the development and is accessible by a public street.

ii. That significant environmental impacts are mitigated to the
maximum extent feasible. No adverse impacts have been
identified with this Project and mitigation measures from
the Final SEIR and prior environmental documents have
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iii.

iv.

Vi.

vii.

viil.
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been made conditions of approval and would mitigate any
impacts to a level of insignificance.

That streets and highways are adequate and properly
designed per the requirements of the City’s Public Works
Director with conditions imposed herein. Traffic and
circulation impacts are negligible with this type of low
impact use.

That there are adequate public services, including but not
limited to fire protection, water supply, sewage disposal,
and police protection to serve the Project. The Public
Works Department is able to provide water and sewerage
service to the project. The Fire Department has approved
the plans and provided conditions of approval. The
Sherift’s Department has no concerns with the Project.

That the Project will not be detrimental to the health,
safety, comfort, convenience, and general welfare of the
neighborhood and will be compatible with the surrounding
area. The Project site is zoned for general commercial- land
uses and the Planning Commission determined that this
Project meets the definition of a Medical Services-
Hospitals and Extended Care use. The project conforms to
the requirements of the Zoning Ordinance as to site design
and layout and would not conflict with the surrounding area
and land uses pursuant to the conditions of approval
imposed on the project.

That the Project is in conformance with the applicable
provisions of Title 19 of the Municipal Code and the
General Plan. With imposition of the conditions of
approval, the Project complies with the General Plan and
the Zoning Ordinance.

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

That the proposed development is in conformance with the
Community Design Guidelines. The architectural style is
Agrarian,

2. Rear Yard Sethback Reduction.

a.

Findings:



Planning Commission Resolution No. 13-10

iii.

5 August 15,2013

The reduced setback(s) will not be detrimental to the
health, safety, comfort, convenience, and general welfare of
the neighborhood and will not be incompatible with the
surrounding areas. The reduction of a portion of the rear
setback would not be incompatible with the neighborhood
because there is no development to the rear of the property
and the property is zoned for agricultural uses.

The reduced setback(s) conform with other applicable
provisions of this title and with the general plan.

The reduced setback(s) will not conflict with any easements
required for public access through, or the public use of, a
portion of the property. There are no easements in the area
where the rear setback is reduced.

3. Tentative Tract Map (TTM 31056).

a. Findings:

ii.

iii.

V.

Vi.

The proposed subdivision, including its design and
improvements, is consistent with Buellton’s General Plan
pursuant to the Public Works Director with the conditions
of approval herein.

The site is physically suitable for the type of development
proposed as the site is planned and zoned for commercial
development and the Planning Commission has determined
that the project falls into the commercial category.

The site is physically suitable for the proposed density of
development as the commercial development meets the
standards of the Zoning Ordinance.

The design of the subdivision or the proposed
improvements will not cause substantial environmental
damage or injure fish or wildlife or their habitat as none
exist on the property based on the findings in the Final
SEIR and the mitigation measures imposed herein.

The design of the subdivision or the proposed
improvements will not likely cause serious public health
problems as no public health issues have been identified on
the property.

The design of the subdivision or the type of improvements
will not conflict with easements, acquired by the public at
large for access through or use of, property within the
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proposed subdivision; or that substantially equivalent
alternate easements are provided. No public easements
exist.

The discharge of sewage from the proposed subdivision
into the community sewer system will not result in
violation of existing requirements prescribed by the
California Regional Water Quality Control Board.

Proposed street names are consistent with the types of
names used elsewhere in the community and, where
applicable, are logical extensions of those existing in the
area of the subdivision. There are no new street names.

The proposed subdivision is consistent with all applicable
provisions of this title, and the Buellton zoning ordinance,
including but not limited to minimum lot area
requirements, any other applicable provisions of this code,
and the Subdivision Map Act.

SECTION 4: Based on the findings set forth in Section 3 and subject to the attached
conditions of approval, the Planning Commission hereby recommends that the City Council
approve the Conditional Use Permit (12-CUP-01), Tentative Tract Map (TTM 31056) and the
reduction in a portion of the rear setback as shown on the site plan dated March 22, 2012.

PASSED, APPROVED, AND ADOPTED this 15" day of August 2013.

ATTEST:

Art Mercado
Chair

Clare Barcelona
Planning Commission Secretary
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STATE OF CALIFORNIA )
COUNTY OF SANTA BARBARA ) S
CITY OF BUELLTON )

I, Clare Barcelona, Planning Commission Secretary of the City of Buellton, do hereby certify
that the foregoing Resolution No. 13-10 was duly approved by the Planning Commission of the
City of Buellton at a meeting held on the 5™ day of August 2013, by the following vote, to wit.
AYES: (0)
NOES: (0)
ABSENT: (0)
NOT VOTING: (0)

IN WITNESS WHEREOF, I have hereunto set my hand this 15" day of
August, 2013.

Clare Barcelona
Planning Commission Secretary
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CONDITIONS OF APPROVAL
MERITAGE SENIOR LIVING PROJECT

CONDITIONAL USE PERMIT (12-CUP-01)
TENTATIVE TRACT MAP (TTM 31056)

GENERAL PROVISIONS

Project Description. The approval granted herein is based upon and limited to
compliance with the Project Description contained in the application received January 5,
2012, and conditions of approval set forth below. The Project Description is as follows: A
request by Norman Williams, Buellton Oaks, L.P., property owner, and Mark Edwards,
agent (the “Applicant”) for a Conditional Use Permit (12-CUP-01) and Tentative Tract
Map (TTM 31056) to develop the Meritage Senior Living Project which consists of a 24-
bed skilled nursing facility, a 40-unit memory building, 91 assisted living units, 92
independent living units, parking, landscaping, and an offsite drainage basin. Also
proposed are a dining hall, commercial kitchen, pool and health center, social
programming, health education, cultural programs, and concierge service (the “Project”).
The Project is located on Jonata Park Road (Assessor Parcel Numbers 099-400-064, 099-
400-065 and 099-400-069 (Offsite Portion)) (the “Property”). The project plans that are
included in this approval include the site plan, floor plans, elevation plans, preliminary
grading/drainage/utility plan, preliminary landscape plan, and tentative tract map dated
March 22, 2012. Any deviations from the Project Description, exhibits or conditions must
be reviewed and approved by the City for conformity with this approval. Deviations may
require formal modification of the approval and/or further environmental review.
Deviations without the above-described authorization will constitute a violation of this
approval. The following are the approvals:

e  Conditional Use Permit (Case No. 12-CUP-01): A Conditional Use Permit
(12-CUP-01) for the development of a skilled nursing facility (24 rooms),
memory building (40 units), assisted living units (91), independent living
units (92 units), 242 parking spaces, landscaping and walking paths. Also
includes a dining hall, commercial kitchen, pool and health center, social
programming, health education, cultural programs, and concierge service. A
drainage basin, a portion of a roadway, and 23 of the parking spaces are
located outside the city limits and would require approval from the County
of Santa Barbara.

e  Tentative Tract Map (TTM 31056): A Tentative Tract Map (TTM 31056)
for the creation of 6 parcels on an 18.2 acre parcel. The proposed parcels are
2.8 acres (Lot 1 - Vacant), 2.8 acres (Lot 2 - Vacant), 2.1 acres (Lot 3 —
Skilled Nursing Facility), 5.4 acres (Lot 4 — Memory Building, Assisted
Living), 3.3 acres (Lot 5 — Independent Living, Community Center), and 1.9
acres (Lot 6 — Independent Living)
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2. Terminology. Except where otherwise noted, the terms appearing throughout the
conditions of approval set forth herein shall have the meanings as defined below.
Capitalization is used to identify defined terms and shall have the meanings as set forth
below unless the context in which they are used clearly requires otherwise.

d.

h.

k.

“Applicant” means Norman Williams, Buellton Oaks L.P., property
owner, and Mark Edwards, agent, and includes all agents, subdividers,
developers, contractors, workers and personnel employed on the Project.
“Building Department” means the Building and Safety Division of the
County (and all successors and assigns thereof), on behalf and under
contract to the City to perform building plan check and inspection
services.

“City” means the City of Buellton and includes the City Manager, City
Engineer, Planning Director and all other duly appointed officials having
responsibility for land use matters, as well as their respective assignees
(e.g., Department staff members). Unless otherwise indicated, the
Planning Department shall be the primary point of contact for the City.
“County” means the County of Santa Barbara.

“Final Building Inspection Clearance” means acknowledgement by the
Building and Safety Division of the County that construction of the
Project has been completed in full compliance with plans and
specifications approved by the Building and Safety Division of the
County. Such acknowledgement is typically evidenced by signature of
appropriate Building and Safety Division staff on the building permit
inspection form.

“Fire Department” means the Fire Department of the County (and all
successors and assigns thereof), furnishing fire prevention and protection
services to the City by operation of a special district.

“Entitlement” means the type of land use permit required by the Buellton
Municipal Code in connection with the Project for which approval is
granted herein.

“Project” means and includes all of the actions described in the Project
Description above.

“Project Inspection” means a field inspection and documentation review
performed by the Planning Director at the time of Final Building
Inspection Clearance to verify that the Project has been completed in full
compliance with the terms and conditions of approval. The Project
Inspection shall be performed upon completion of construction and the
Project must be fully compliant with all terms and conditions of approval
prior to and as a condition precedent to obtaining Final Building
Inspection Clearance.

“Project Manager” means person or personnel of the City assigned to
oversee and administer the Permit including, but not limited to,
compliance with the Mitigation Measures set forth herein.

“Property” means the land and improvements identified in the Project
Description.
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I, “Property Owner” means Norman Williams, Buellton Oaks, L.P., and
includes all persons and entities possessing fee title (in full or in part) to
the site of the Project.

m. “Zoning Clearance” means approval granted pursuant to 19.08.100 of the
Buellton Municipal Code requisite to issuance of a building permit for
authorized construction or land development activities.

3. Additional Permits Required. Before using any land or structure, or commencing any
work pertaining to the erection, moving, alteration, enlarging, or rebuilding of any
building, structure, or improvement, the Applicant shall: (i) obtain a Zoning Clearance
(hereinafter defined below); and (ii) obtain all other permits and approvals that may be
required by operation of the Buellton Municipal Code (e.g., grading permit, building
permit, encroachment permit, etc.). Before any Zoning Clearance will be issued by the
City, the Applicant must obtain written clearance from all departments having
jurisdiction; such clearance shall indicate that the Applicant has satisfied all pre-
construction conditions of approval. To the extent any condition or provision of the
approval set forth herein is incompatible with or at variance with any other permit for the
Project, the most restrictive condition and provision shall prevail.

4. Interpretations and Exceptions. The Planning Director is authorized to render
decisions as to the applicability or interpretation of the conditions set forth herein,
including minor changes, when the strict application of the conditions conflicts with the
underlying purpose of the conditions or creates undue hardship or administrative burden.
Any administrative change granted shall be subject to such conditions as will: (i) assure
that the adjustment thereby authorized shall appropriately implement purposes and
objectives of the original conditions; and (ii) not change or compromise the effectiveness
of the original conditions. As an example, and for illustrative purposes only, the
Planning Director may modify the implementation timing of specific conditions at the
mutual convenience of the City and Applicant. Minor changes authorized pursuant to
this condition shall not require separate processing of a formal amendment.

3 Indemnity. Applicant agrees, at its sole cost and expense, to defend, indemnify, and
hold harmless the City, its officers, employees, agents, and consultants, from any claim,
action, or proceeding brought by a third-party against the City, its officers, agents, and
employees, which seeks to attack, set aside, challenge, void, or annul all, or any part, of
the approval, decision or action of the City Council, Planning Commission, or other
decision-making body, or staff action concerning the Project.

6. Legal Challenge. In the event that any condition imposing a fee, exaction, dedication or
other mitigation measure is challenged by the Applicant in an action filed in a court of law
or threatened to be filed therein which action is brought within the time period provided for
by law, this approval shall be suspended pending dismissal of such action, the expiration of
the limitation period applicable to such action, or final resolution of such action.

7. Approval Limitations. This approval is issued pursuant to the provisions of Title 19 of the
Buellton Municipal Code and is subject to the foregoing conditions and limitations. Failure
to comply with said conditions of approval may subject the Applicant to remedies and
penalties specified in the Buellton Municipal Code.
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10.

11,

12.

B.

Enforcement Costs. In the event the City determines that it is necessary to take legal action
to enforce any of the conditions of approval herein, and such legal action is taken, the
Applicant shall be required to pay any and all costs of such legal action, including
reasonable attorney’s fees, incurred by the City, even if the matter is not prosecuted to a final
judgment or is amicably resolved, unless the City should otherwise agree with the Applicant
to waive said fees or any part thereof.

Failure to Comply. In the event that the Applicant fails to comply with any order of the
City issued hereunder or any injunction of the Superior Court, it shall be liable in
accordance with the provision of Section 1.32 of the Buellton Municipal Code.

Access to Records and Facilities. As to any condition that requires for its effective
enforcement the inspection of records or facilities by City or its agents, the Applicant shall
make such records available or provide access to such facilities upon reasonable notice from
City

Payment of Fees. All applicable fees associated with development of the Project shall be
paid by the Applicant at the time such fees become payable as provided by Buellton
Municipal Code or otherwise stipulated in this approval (whichever date is sooner), and the
amount payable shall be based on the fee schedules adopted by the City and then in effect at
the time such fees become payable.

Acceptance of Conditions. The Applicant shall acknowledge and agree to all conditions of
this approval within 60 days of the notice of final action, evidenced by the Applicant’s
signature on the space provided at the end of this document. The Applicant shall record this
document on title to the subject Property prior to or concurrently with the filing of a Zoning
Clearance. The Applicant, and all successors or assignees, are responsible for complying
with all conditions of approval. Any zoning violations concerning the installation, operation,
and/or abandonment of the Project are the responsibility of the Applicant, and all successors
or assignees.

ENVIRONMENTAL MITIGATION MEASURES

Aesthetics

13.

AES-2 Exterior Building Materials. New structures shall utilize non-reflective exterior
materials to prevent glare, as feasible.

Air Quali

14.

AQ-3(a) Standard Dust Control Procedures. During clearing, grading, earth moving,
or excavation operation, excessive fugitive duct emissions shall be controlled by regular
watering, paving construction roads, or other dust preventive measures such as using the
following procedures:
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15.

16.

e During construction, use water trucks or sprinkler systems to keep all
areas of vehicle movement damp enough to prevent dust from leaving the
site. At a minimum, this should include wetting down such areas in the
late morning and after work is completed for the day. Increased watering
frequency should be required whenever the wind speed exceeds 15 mph.
Reclaimed water should be used whenever possible.

e Minimize amount of disturbed area and reduce on site vehicle speeds to 15
miles per hour or less.

e Gravel pads must be installed at all access points to prevent tracking of
mud on to public roads.

e If importation, exportation and stockpiling of fill material are involved,
soil stockpiled for more than two days shall be covered, kept moist, or
treated with soil binders to prevent dust generation. Trucks transporting
fill material to and from the site shall be tarped from the point of origin.

o After clearing, grading, earth moving or excavation is completed, treat the
disturbed area by watering, or revegetating, or by spreading soil binders
until the area is paved or otherwise developed so that dust generation will
not occur.

e The contractor or builder shall designate a person or persons to monitor
the dust control program and to order increased watering, as necessary, to
prevent transport of dust offsite. Their duties shall include holiday and
weekend periods when work may not be in progress. The name and
telephone number of such persons shall be provided to the Air Pollution
Control District prior to land use clearance for map recordation and land
use clearance for finish grading for the structure.

e Prior to land use clearance, the applicant shall include, as a note on a
separate informational sheet to be recorded with map, these dust control
requirements. All requirements shall be shown on grading and building
plans.

AQ-3(b) Application of Standard CBACT. Best available control technology for
construction equipment (CBACT) shall be applied to the piece of construction equipment
estimated to cause the highest level of combustion emissions during any proposed
construction, based on APCD standards. CBACT technology may include the following:
fuel injection timing retard of 2 degrees; installation of high pressure injectors; coating of
internal combustion surfaces (cylinder head, pistons, and valves); and/or use of
reformulated diesel fuel.

AQ-3(c) Standard Ozone Precursor Controls. At all times, ozone precursor emissions
shall be controlled not only through the routine maintenance of all construction
equipment, but construction activities shall also be required to utilize new technologies to
control ozone precursor emissions including:

e Heavy-duty diesel-powered construction equipment manufactured after 1996 (with
federally mandated "clean" diesel engines) should be utilized wherever feasible.

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

o Construction equipment shall be maintained in tune per the manufacturer’s
specifications.

e Construction equipment operating onsite shall be equipped with two to four degree
engine timing retard or precombustion chamber engines.

e (atalytic converters shall be installed on gasoline-powered equipment, if feasible.

o Diesel catalytic converters, diesel oxidation catalysts and diesel particulate filters as
certified and/or verified by EPA or California shall be installed, if available.

e Diesel powered equipment should be replaced by electric equipment whenever
feasible.

e Construction worker trips should be minimized by requiring carpooling and by
providing for lunch onsite.

Agricultural Resources

1.7,

18.

AG-2(a) Agricultural Buffer. A 200-foot buffer between the senior center facilities and
active agricultural uses on adjacent parcels shall be incorporated into the project site
plans of the proposed project. The agricultural buffer shall be required to be incorporated
into the applicable off-site agricultural parcel by easement.

AG-2(b) Agricultural Buffer Monitoring. As a component of monitoring AG-2(a), the
project applicant shall provide photo documentation to City planning staff on an annual
basis documenting adherence to the 200-foot buffer between the senior center facilities
and active agricultural uses on the adjacent property.

Cultural and Historic Resources

19.

CR-2 Halt Work Order for Archacological Resources. If archaeological resources are
exposed during construction of the proposed project, pursuant to the Land Use or
Circulation Elements, all earth disturbing work within 100 feet of the find must be
temporarily suspended until an archaeologist has evaluated the nature and significance of
the find. After the find has been appropriately mitigated, work in the area may resume. A
representative  should monitor any mitigation excavation associated with Native
American materials.

Geology/Soils

20.

G-2 Reduction of Soil Stability Hazards. Grading and construction of the proposed
project shall incorporate all of the recommendations included in the Preliminary
Geotechnical Investigation prepared by Pacific Material Laboratory, dated June 6, 2012,
These recommendations are summarized below and include, but are not limited to, the
following requirements designed to minimize impacts related to soil stability hazards.
a. Grading
e Soils found to be expansive will be excavated and wasted in landscape
portions of the project.
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The footings of the proposed structures shall be supported completely
by a uniform thickness of non-expansive soil. The structure shall not
be supported over a cut/fill transition unless the foundation is
engineered to account for the transition.

Beneath the proposed structures and for a minimum distance of 5 feet
beyond the exterior perimeters, the loose topsoil and compressible
surface soils shall be removed and observed by a representative of
Pacific Materials Laboratory.

b. Foundations

All continuous exterior footing for one-story portions of the structure
which rest upon compacted fill soils shall extend a minimum of 18
inches and all continuous interior one-story footing shall extend a
minimum distance of 12 inches below compacted ground surface.

All footings shall contain a minimum of two No. 4 horizontal rebar
placed one in the base and one in the stem of the footing.

'+ Resistance to Lateral Loads

An allowable friction coefficient of 0.35 shall be used.

The passive pressures of 350 pef of footing shall be used.

A triangular distribution shall be used.

The frictional resistance and the passive pressure may be combined
without reduction.

The resistance may be increased by one-third for wind or seismic
loading.

d. Retaining Walls

The cantilevered retaining walls (site walls and garden walls) shall be
designed assuming an active soil pressure equivalent to a fluid (E.F.P.)
whose weight is 35 pef for level backfill conditions and 52 ped for
backfill clopes, which are constructed at an angle of up to 27 degrees.
Restrained and partially restrained retaining walls or cantilevered
retaining walls which form a portion of the foundation system of the
structure shall be designed assuming an at-rest soil pressure equivalent
to a fluid (E.F.P.) whose weight is 60 pcf for level backfill conditions
and 73 pef for backfill slopes, which are constructed at an angle of up
to 27 degrees.

e. Pavement

Beneath the proposed parking areas, the top loose surface soils shall be
removed, moistened or dried to at or near the optimum moisture
content and compacted.

R-values shall be performed once the subgrade elevations have been
established. The parking lot shall be designed based on an estimated
R-value of 35.

Maintenance to reduce the potential for deterioration of paved areas
shall include surface treatment approximately six months to one year
after construction and approximately three years or less from the first
treatment.

f. Adjacent Loads
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e The effect of adjacent loads shall be calculated using the published
Formulas for Stresses in Semi-infinite Elastic Foundations or the
Boussinesq figures and equations.

g. Settlement
e The project shall achieve angular distortions of approximately 1/480.

The required provisions from the Preliminary Geotechnical Investigation shall be
reflected on grading and foundation plans and reviewed by the City Engineer to very
compliance as required.

G-4(a) Grading and Erosion Control Plan. A grading and erosion control plan that
minimizes erosion, sedimentation and unstable slopes shall be prepared and implemented
by the applicants for development projects, prior to issuance of Grading Permits. It must
include one or more of the following erosion reduction methods, as determined by the
City Engineer:

a. Methods such as retention basins, drainage diversion structures, spot
grading, silt fencing/coordinated sediment trapping, straw bales, and sand
bags shall be used to minimize erosion on slopes and siltation into Santa
Ynez River, Zaca Creek and Thumbelina Creek during grading and
construction activities.

b. Graded areas shall be revegetated within 4 weeks of grading activities
with deep-rooted, native, drought-tolerant species to minimize slope
failure and erosion potential. If determined necessary by the Planning
Department, irrigation shall be provided. Geotextile binding fabrics shall
be used if necessary to hold slope soils until vegetation is established.

C. After construction of tract improvements, exposed areas shall be stabilized
to prevent wind and water erosion, using methods approved by the
Planning Department and Air Pollution Control District. These methods
may include importing of topsoil is to be imported and spread on the
ground surface in areas having soils that can be transported by the wind,
and/or the mixing of the highly erosive sand with finer-grained materials
(silt or clay) in sufficient quantities to prevent its ability to be transported
by wind. The topsoil or silt/clay mixture is to be used to stabilize the
existing soil to prevent its ability to be transported by wind. As a
minimum, six inches of topsoil or silt/clay/sand mixture is to be used to
stabilize the wind-erodable soils.

d. Where necessary, site preparation shall include the removal of all or a
portion of the expansive soils at the building sites and replacement with
compacted fill.

e Where necessary, construction on transitional lots shall include
overexcavation to expose firm sub-grade, use of post tension slabs in
future structures, or other geologically acceptable method.

f. Landscaped areas adjacent to structures shall be graded so that drainage is
away from structures.
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g. Irrigation shall be controlled so that overwatering does not occur. An
irrigation schedule shall be reviewed and approved by Planning and
Building prior to land use clearance for grading.

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

i Fills placed on slopes steeper than 5:1 shall be properly benched prior to
placement of fill.

] Brow ditches and/or berms shall be constructed and maintained above all
cut and fill slopes, respectively.

k. Cut and fill benches shall be constructed at regular intervals.

! Retaining walls shall be installed to stabilize slopes where there is a 10-
foot or greater difference in elevation between buildable lots.

m. The applicant shall limit excavation and grading to the dry season of the

year (typically April 15 to November 1, allowing for variations in
weather) unless a Planning Department Building and Safety approved
erosion control plan is in place and all measures therein are in effect.
The applicant shall post a bond with the County and hire a Planning Department-
approved geologist or soils engineer prior to land use clearance for grading, and to ensure
that erosion is controlled and mitigation measures are properly implemented.

Hazardous Materials

22.

23.

24.

S-1(b) Previously Unidentified Hazardous Materials. In the event that hazardous
waste and/or materials, including chemical odors or stained soils, are encountered during
construction of future development sites, the following actions shall be taken by the
applicant or authorized agent thereof: (1) all work in the vicinity of the suspected
contaminant will be halted; (2) all persons shall be removed from the area; (3) the site
shall be secured under the direction of the County Fire Department; and (4) the City of
Buellton Hazardous Waste/Materials Coordinator shall be notified. Work shall not
recommence until such time as the find is evaluated and appropriate measures are
implemented as necessary to the satisfaction of the California Department of Toxic
Substances Control.

Asbestos Sampling and Supervision. Prior to demolition of structures constructed prior
to 1978, areas of the structures to be demolished shall be sampled as part of an asbestos
survey in compliance with the National Emission Standards for Hazardous Air Pollutants
(“NESHAP”). If asbestos is found in any building, asbestos-related work, including
demolition, involving 100 square feet or more of asbestos containing materials (“ACMs”)
shall be performed by a licensed asbestos abatement contractor under the supervision of a
certified asbestos consultant and asbestos shall be removed and disposed of in
compliance with applicable State laws. Regardless of whether asbestos is identified in
any building, prior to demolition of existing structures the APCD shall be notified and an
APCD Notification of Demolition and Renovation Checklist shall be submitted to both
APCD and the Planning Director.

Lead-Based Paint Management. If during demolition of structures constructed prior to
1978 paint is separated from the building material (e.g. chemically or physically), the
paint waste will be evaluated independently from the building material by a qualified
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hazardous materials inspector to determine its proper management. All hazardous
materials shall be handled and disposed in accordance with local, state and federal
regulations. According to the Department of Toxic Substances Control (“DTSC”), if
paint is not removed from the building material during demolition (and is not chipping or
peeling), the material can be disposed of as construction debris (a non-hazardous waste).
The landfill operator will be contacted prior to disposal of building material debris to
determine any specific requirements the landfill may have regarding the disposal of lead-
based paint materials. The disposal of demolition debris shall comply with any such
requirements.

Drainage

25

26.

27.

HWQ-3(b) Pervious Paving Material. This project shall develop plans/practices for
minimizing runoff rates and volumes of stormwater on-site to allow percolation to the
underlying aquifer. Some methods that may be used to facilitate groundwater recharge
and reduce surface water runoff may include, but are not limited to, the use of pervious
paving material within parking lots and other paved areas to facilitate rainwater
percolation.

HWQ-4(a) Storm Water Quality Measures. Best Management Practices (BMPs) shall
be implemented to the project design in addition to construction activities. Water quality
control devices shall be installed to intercept water flowing off of proposed parking lots
and roadway surfaces for urban infill projects. Whenever feasible, the preferred approach
to treating surface runoff will be the use of vegetated drainage swales. The chosen
method for treating runoff will be a proven and documented pollution prevention
technology that removes oil and sediment from stormwater runoff, and retains the
contaminants for safe and easy removal. The chosen device shall possess design features
to prevent resuspension of previously collected contaminants and materials, and contain a
built-in diversion structure to divert intense runoff events and prevent scouring of the
previously collected sediments. The filter devices shall be sized to capture all dry
weather surface runoff and accommodate storm events as specified in the City’s SWMP.
The storm water quality system must be reviewed and approved by the City and Regional
Water Quality Control Board (if applicable).

HWQ-4(b) Stormwater BMP/LID Maintenance Plan. All stormwater BMP/LID
devices in new development shall be required to be cleaned and maintained in accordance
with the manufacturer’s maintenance specifications. The timing shall be at least twice
per year: just prior to the onset of the rainy season (i.e., November 1st) and immediately
after the end of the rainy season (i.e., May lst). The maintenance plan must be submitted
and approved by the City Engineer. Annual reporting documenting compliance shall be
submitted to the City Engineer.

Greenhouse Gas (GHG) Emissions

28.

GHG Reduction Measures. The project shall reduce operational greenhouse gas
emissions through implementation of one or more of the following measures:

a. Prior to permit issuance, the applicant shall develop a GHG Reduction

Plan that would reduce annual greenhouse gas emissions from the project



Planning Commission Resolution No. 13-10 18 August 15,2013

Noise

29.

by a minimum of 355 MT CO,E per year over the operational life of the
project. The plan will be implemented on site by the project applicant and
may include, but is not limited to, the following components:

e Alternative fuel vehicles

Energy conservation policies

Energy efficient equipment, appliances, heating and cooling

Energy efficient lighting

Green building and roofs

Water conservation and recycling

Renewable energy production

Off-site vehicle trip reduction

e (Carbon sequestration;

Or

If the greenhouse gas emissions cannot be reduced through compliance
with a project GHG Reduction Plan, the project shall purchase carbon
offsets to reduce GHG emissions below threshold levels. Purchased
carbon offsets shall be approved by City staff prior to permit approval.

N-1 Noise Reducing Building Construction Techniques. Prior to issuance of the
building permits, the property owner/project developer shall submit plans and
specifications to the City Planning Department that include the following noise reduction

measures.

a.

All on-site residential structures facing U.S. Highway 101 shall include
windows and exterior doors that have a minimum STC rating of 29 STC or
higher. Exterior doors shall be solid core and be installed with weather
stripping.

All on-site residential structures facing U.S. Highway 101 shall include
exterior wall assemblies with a STC rating of 45 or higher. This can be
accomplished using standard wall assemblies using 2 by 4 inch studs, batt
insulation in the wall cavities, and a double-layer of half-inch drywall on
each side, or using staggered 2 by 4 inch studs with 2 by 6 inch top and
bottom plates and a single layer of half inch drywall on each side. Other
methods of achieving STC 45 in exterior wall assemblies can be found at:

http:/inspectapedia.com/bestpractices/sound control3.htm
http://www.stcratings.com/assemblies.html
http://www.sae.edu/reference material/pages/STC%20Chart.htm

All onsite residential structures facing U.S. Highway 101 shall be provided
with forced-air mechanical ventilation, as required by the Uniform Building
Code, to adequately ventilate the interior space of the units when windows
are closed to control noise.
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30,

3.

32.

33.

N-1(a) Notification of Temporary Construction Noise. The applicant shall provide all
residential property owners within 2,800 feet of proposed construction on the project site
with a construction activity schedule and construction routes at least one week in advance
of construction activities. Any alterations or additions shall require one week advanced
notification.

N-1(b). Construction Noise Attenuation Techniques. Stationary construction
equipment shall be shielded to the satisfaction of the Buellton Planning Department. For
all construction activity on the project site, noise attenuation techniques shall be
employed as needed to ensure that noise at nearby sensitive receptors remains within
levels allowed by city noise standards. At a minimum, such techniques shall include:

a. All diesel equipment shall be operated with closed engine doors and shall
be equipped with factory-recommended mufflers.

b. Whenever feasible, electrical power shall be used to run air compressors
and similar power tools.

G Air compressors and generators used for construction shall be surrounded
by temporary acoustical shelters if within 300 feet of any sensitive
receptor.

PLANNING CONDITIONS

Conditional Use Permit/Tentative Tract Map. Approval of the Conditional Use Permit
(Case No. 12-CUP-01) and the Tentative Tract Map (Case No. TTM 31056) (the
“Permit”) is granted to the Applicant for the Property as identified in the Project
Description. Except or unless indicated otherwise herein, all driveways, parking areas,
and other facilities or features shall be located and maintained substantially as shown on
the exhibits accompanying the application for the Project.

Development Time Frame. Building construction must be started not later than five
years after approval of the Conditional Use Permit, or if a Permit is issued within the five
year period, construction must be diligently pursued thereafter, or this approval will be
revoked pursuant to the Buellton Municipal Code. However, if the approved plans and
adjacent areas are unchanged, the Planning Director may grant one additional 12-month
extension of time for construction of the Project. Start of construction is defined as:

a. All zoning and related approvals are effective; and
b. All required building and grading permits have been issued; and
c. The “foundation inspection” and “concrete slab or under floor inspection”

as defined in the California Building Code have been made and received
approval from the Building Department, i.e., all trenches must be
excavated, forms erected, and all materials for the foundation delivered on
the job and all in-slab or under floor building service equipment, conduit,
piping accessories and other ancillary equipment items must be in place.
Nothing in this definition shall be construed to alter the applicable legal
standards for determining when vested property rights have arisen.
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34.

35.

Zoning Clearance. As a condition precedent to obtaining building permits, and prior to
improving any portion of the Property or commencing any work pertaining to the Project
approved herein, the Applicant shall obtain Zoning Clearance from the Planning Director.
Zoning Clearance shall only be granted upon satisfying all conditions precedent to
construction as stated in these conditions of approval. Final architectural elevations shall
be reviewed by the Planning Commission as part of the zoning clearance process.

Performance Standards. The design, operation, and use of the Project and Property
shall comply with all outdoor storage, trash collection design, performance standards,
landscaping requirements, and lighting provisions of the Buellton Municipal Code. All
exterior lighting shall be located and designed so as to avoid creating substantial off-site
glare, light spillover onto adjacent properties, or upward illumination into the sky. In
addition, the Property shall be maintained in strict compliance with the following
additional standards:

a. Use Limitations. No building or other improvement upon the Property
shall be constructed, maintained, or used for any purpose other than that
which is allowed by the Buellton Municipal Code or otherwise stipulated
in the conditions of approval herein. Furthermore, the Property shall be
maintained in strict compliance with the following additional standards:

(1) Unobstructed Access. All driveways and areas designated for oft-
street parking shall remain accessible at all times. Except as
allowed by revocable license approved by the City, parking shall
not be allowed on driveways at any time.

2) Vehicle Repair. No disassembly, repair or any other work shall be
performed on any vehicle, machine, motor, appliance or other
similar device shall be allowed on any portion of the Property
except or unless such work and device is wholly removed from
public view.

3) Exterior Storage. No storage of any goods, materials or equipment
shall be permitted on the Property except within the confines of
fully enclosed buildings or as approved in the Final Development
Plan.

b. Prohibited Activities. No person owning, leasing, occupying or having
charge or possession of the Property, or any portion thereof, shall maintain
or use the premises in such a manner that any of the following conditions
are found to exist:

1) Fire and Explosion Hazards. Storage and transportation of
flammable or explosive materials, as defined by the County of
Santa Barbara Fire Department, which are provided without
adequate safety devices against the hazard of fire and explosion
and adequate firefighting and fire-suppression equipment and
devices, standard in the industry.
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Fissionable, Radioactivity or Electrical Disturbance. Storage or
use of fissionable or radioactive material, if their use or storage
results at any time in the release or emission of any fissionable or
radioactive material into the atmosphere, the ground, or sewage
systems, or any activities which emit electrical disturbances,
affecting the operation at any point of any equipment other than
that of the creator of such disturbance.

Glare, Humidity, Heat and Cold. Direct or sky-reflected glare,
whether from floodlights or from high temperature processes, or
humidity, heat or cold that is produced and is perceptible without
instruments by the average person at the Property line.

Liquid and Solid Wastes. Discharge at any point into any public
sewer, private sewage disposal system, or stream, or into the
ground, of any material of such nature or temperature as can
contaminate any water supply, interfere with bacterial processes in
sewage treatment, or otherwise cause the emission of dangerous or
offensive elements, except in accordance with standards approved
by the California Department of Public Health or such other
governmental agency as shall have jurisdiction over such activities.

Odors. Emissions of odorous gases or other odorous matter that is
produced in nuisance quantities at the Property line.

Particulate Matter and Air Contaminants. Emissions, including but
not limited to, fly ash, dust, fumes, vapors, gases, and other forms
of air contaminants which are produced from any facility or
activity which are readily detectable without instrument by the
average person at the Property line which can cause any damage to
health, animals, vegetation or other forms of property, or which
can cause excessive soiling at any point.

Vibration. Ground vibration that is produced and is discernible
without instruments to the average person at the Property line.
Ground vibration caused by motor vehicles, trains, aircraft, and
temporary construction or demolition work is exempted from this
standard.

Prohibition of Dangerous Elements. Land or buildings which are
used or occupied in any manner so as to create any dangerous,
noxious, injurious or otherwise objectionable fire, explosive or
other hazard; noise or vibration; glare; liquid or solid refuse or
waste; or other dangerous or objectionable substance, condition, or
element in such a manner or such an amount as to adversely affect
other uses.
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36.

37,

38.

39,

40.

“ Noise. Unless otherwise provided for, no person shall operate or
cause to be operated any source of sound at or on the Property, or
allow the creation of any noise on the Property owned, leased,
occupied or otherwise controlled by such person which causes the
noise level when measured on any receiving property to exceed the
noise level limits set forth by the Buellton Municipal Code as
adopted and amended.

Fire Department. The Project is located within the jurisdiction of the County Fire
Department and shall comply with all applicable standards of that agency.

Building Codes. All building construction shall be designed and performed in
accordance with the currently adopted California Building Code, and all other appropriate
sections of the Buellton Municipal Code, State of California energy conservation
standards and Title 24 handicap accessibility standards. All necessary plans and
documentation shall be submitted at time of plan check including, but not limited to,
complete architectural plans and appropriate engineering calculations prepared by a
California Licensed Architect or Engineer.

Grading and Drainage. All building construction, grading and drainage shall be
designed and performed in accordance with the currently adopted Excavation and
Grading Code and all other appropriate sections of the Buellton Municipal Code and
Santa Barbara Flood Control Design Standards dealing with grading, drainage and public
improvements. Prior to construction, necessary plans and documentation shall be
submitted for review and approval by the City Engineer including, but not limited to,
complete civil engineering drawings, public improvement plans, utility specifications and
appropriate engineering calculations prepared by a California Registered Civil Engineer.

Final Occupancy Clearance. No Final Building Inspection Clearance or release of
occupancy will be granted for any building on the Property until all construction is
completed and all improvements and landscaping associated with the Project are installed
in accordance with the plans approved and the conditions specitfied herein. Exceptions to
this requirement may be granted subject to: (i) approval of the City Engineer and
Planning Director; (ii) assurance that unfinished items will be completed within a
reasonable period of time (including, but not limited to, the posting of appropriate
performance security to assure such completion); (iii) essential infrastructure necessary to
serve the entire Project is fully installed; and (iv) public safety and convenience is
appropriately protected.

Property Maintenance. The Project and Property, including the landscaping, shall be
maintained in a continuous state of good condition and repair, in full compliance with all
approved plans, specifications and conditions of approval. Corrective improvements
shall be undertaken as necessary to continuously conform with and implement conditions
of Project approval including, as applicable, repair, repainting and/or replacement of
Project components as needed. Where a Project is found to be non-compliant, the
Applicant shall adhere to City recommendations to bring the Project into compliance.
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41.
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43,

44,

45.

46.

47,

438.

Community Design Guidelines/Architecture. The Project shall be in conformance with
the Community Design Guidelines. The design details and color of the Agrarian style
architecture shown on the project plans shall be installed and maintained.

Landscape Surety. Prior to issuance of a building permit, a surety for installation of the
landscaping and irrigation, and for maintenance for one year, shall be posted in a form
acceptable to the City. The surety estimate shall be submitted as part of the building
permit submittal.

Landscape Installation. Prior to obtaining Final Building Inspection Clearance, all
landscaping and irrigation shall be completed and fully installed in accordance with the
approved landscape plan submitted as part of the building plans. A letter from the
landscape architect shall be submitted verifying compliance with the plans. The
landscape and irrigation surety, less the one year maintenance portion, can be released at
this time.

Landscape Maintenance. Following installation, all landscaping shall be continuously
maintained thereafter for a period of not less than one year or until such time that all plant
material has been completely established. The Planning Director shall inspect or cause to
be inspected all landscaped areas after the one year maintenance period. If the
landscaping is healthy and established, the one year maintenance portion of the surety
may be released.

Landscape Maintenance Agreement. The Applicant shall acknowledge and sign the
City’s Landscape and Maintenance Agreement prior to issuance of the building permit. The
Applicant, and all successors or assignees, are responsible for complying with all conditions
of the Agreement. Any violations of the Landscape and Maintenance Agreement may result
in Code Enforcement action.

Lighting. All new exterior lighting fixtures shall comply with the design requirements of
the Community Design Guidelines and shall protect dark skies. All lighting shall be LED
or Inductive technology or other energy efficient type of lighting.

Parking. A total of 233 parking spaces are required for the Project. This includes one
space each for the independent living and assisted living units (183 spaces), one space per
three beds in the skilled nursing and memory buildings (22 spaces) and one space each
for every two employees (28 spaces). 242 parking spaces are proposed. Twenty-three of
the proposed parking spaces are located on APN 099-400-069, which is outside the city
limits. The County of Santa Barbara will review and issue permits for these spaces. If the
County denies the permit for the 23 spaces, then the parking spaces will have to be
located onsite.

CC&Rs. Any CC&Rs developed for the project shall be reviewed by the City to ensure
that there are no conflicts with the City’s Municipal Code.
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50.
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54.

D.

Reciprocal Access, Drainage, and Parking. A reciprocal parking, drainage, and access
easement shall be recorded as part of, or concurrently with by separate document, the
tract map.

Bus Stop. The project layout and design should incorporate a bus stop with turn-around
route along Jonata Park Road for possible future service. The bus stop should be designed
with a shelter and bench. The turn-around route should be designed to allow for a bus to
safely turn around without having to make a u-turn.

Signage. The monument sign shown on the site plan is approved. A Zoning Clearance
from the Planning Department is required for any other signage.

County Permits. All site work located outside of the City Limits shall require the
appropriate permits from the County of Santa Barbara. The County building permit and
City grading permit cannot be issued until such time as proof is provided that the off-site
County permits have been issued. If the County does not issue the off-site permits, the
revised project with all facilities located within the City Limits will have to be reviewed
by the Planning Commission.

Project Phasing. Each of the Parcels will obtain separate building permits and will be
constructed at their own rate of development.

Agreement for Off-Site Improvements. Prior to issuance of any certificate of
occupancy, an Agreement shall be recorded for both properties that acknowledge that the
drainage basin, access, and parking are required for this Project and cannot be removed.

ENGINEERING/CONDITIONAL USE PERMIT CONDITIONS

PRIOR TO GRADING PERMIT ISSUANCE:

9.

56.

57,

Grading and Utilities Improvement Plans. Applicant shall cause to be prepared by a
Civil Engineer, registered in the State of California, grading and utilities improvement
plans, including, but not limited to, street, water, sewer, and storm drain improvements.
An engineering cost estimate shall be submitted with the grading and improvement plans
along with any calculations, signed/stamped certifications and plan check processing
fees.

Plan Requirements. Plans for the improvements shall be drawn by a California
Registered Civil Engineer, Drawings shall be prepared on 24-inch by 36-inch mylar (4
mil) showing all proposed improvements including, but not limited to, curbs, gutters,
sidewalks, paving, driveway cuts, storm drains, street lights, utilities, and street trees.

Soils Report. At the time that Improvement Plans and/or Grading and Drainage Plans are
submitted for review and approval by the City Engineer, two copies of a Soils Report,
prepared by a California Registered Geologist or Soils Engineer, shall be submitted. The
Report shall address soils engineering and compaction requitements, R-values, and other
soils and geology related issues (including liquefaction) and shall contain
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58.

59.

60.

6l.

recommendations as to foundation design, and paving sections, where applicable for the
project.

Erosion Control Plans. Erosion Control Plans shall be completed and submitted to the
City Engineer for review and approval. Appropriate BMP measures shall be undertaken
at all times. This shall be in compliance with the Regional Water Quality Control Board
requirements. NOI shall be filed. A SWPPP shall be developed for the project site by a
certified QSD, draft copy shall be submitted for review prior to issuance of the grading
permit. SWPPP shall be on-site at all times. Implementation shall be performed by a
QSP.

Hydrology Report. At the time that Improvement and/or Grading and Drainage Plans
are submitted for review and approval by the City Engineer, a complete
hydrology/hydraulic report shall be submitted by the applicant’s engineer determining the
adequacy of the proposed drainage system and the adequacy of the existing downstream
system. A rain fall frequency of twenty-five (25) years shall be used for sizing piping and
inlet structures. If no overland escape is available, 100-year flows shall be used as the
basis of design. Santa Barbara County Engineering Design Standards shall be used.
Off-site drainage flows shall be address for flows anticipated from the upper watershed,
as well as discharge from the project site. In addition, the report shall discuss the
required stormwater management plan requirements and the LID proposed for
compliance. CASQA Manuals and Guidelines shall be used for references.

Drainage Plan. The drainage plan shall identify potential pollutants of concern and
demonstrates that post-construction BMPs projects will reduce to the Maximum Extent
Practicable the projects potential to add pollutants to storm water or to affect the flow rate
or velocity of stormwater runoff after construction is completed. It shall also demonstrate
that the post-construction BMPs incorporated into the project will prevent it from
significantly degrading receiving water quality, or, causing or contributing to an
exceedance of receiving water quality objectives.

State of California Regional Water Quality Control Board Requirements.
Development shall be undertaken in accordance with conditions and requirements of the
State of California Regional Water Quality Control Board (RWQCB). Project Grading
and Storm Drain Improvement Plans shall identify and incorporate Best Management
Practices (BMPs) appropriate to the uses conducted on-site and during construction to
effectively mitigate storm water pollution during construction as well as posi-
construction. Notice of Intent (NOI) must be filed electronically and applicant shall
obtain their NPDES permit with the RWQCB and comply with all required reporting and
monitoring requirements of the permit.

Stormwater management plan shall be submitted and low impact development (LID)
incorporated in the improvement plans. Pre and post development hydrology shall be
consistent, considering flow volume and discharge. Design measures that minimize
storm water run-off shall be incorporated. When possible, grading and drainage shall be
designed so that the Effective Impervious Area is minimized. Examples include curb
openings integration to enable run-off direction towards landscaped areas and impervious
surfaces for infiltration. The plan shall provide information that proves the adequacy of
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62.

63.

64.

65.

BMPs selected, BMP location proposed, and sizing/configuration of BMPs. The report
shall provide the detailed volume and velocity calculations so that the final improvements
shall mimic the drainage patterns and discharge rate of the pre-development conditions.

The applicant shall submit a detailed plan that includes a combination of source control
and structural treatment BMPs that at a minimum will:

o Control the post-development peak storm water runoff discharge rates and
velocities to maintain or reduce pre-development downstream erosion;

e Conserve natural areas; Minimize pollutants of concern from urban runoff
through implementation of source control BMPs;

e Remove pollutants of concern from urban runoff through implementation of site
design, source control, and structural treatment BMPs implemented close to
pollutant sources and prior to discharging into receiving waters;

e Minimize directly connected impervious areas;

e Protect slopes and channels from eroding;

e Include storm drain stenciling and signage;

e Include properly designed outdoor material and trash storage areas;

e Ensure that post-development runoff does not contain pollutant loads that have
not been reduced to the maximum extent practicable.

Maintenance/Water Quality Control Plan. A maintenance/water quality control plan
shall be submitted and include an owner’s statement that maintenance of facilities will
occur regularly (at least twice annually) and will be ongoing. The plan shall include an
annual maintenance report which must be signed/certified by the QSD/QSP, property
owner and contractor and submitted to the Public Works Department, for City review and
approval. The mechanism must ensure ongoing long-term maintenance of these BMPs,
all to the satisfaction of the City Engineer.

Improvement Plans. Applicant shall submit improvement plans for concurrent review
with the Santa Barbara County Fire Department and shall provide documentation of
submittal along with grading and utility improvement plans to the City Engineer. A copy
of the Fire Department approval shall be submitted prior to issuance of grading permit.

Right-of-Way Improvements, Driveway, sidewalk and any other improvements made
within the public right-of-way shall be shown on a separate sheet. These improvements
shall utilize City of Buellton standard details and provide for ADA access.

Mylars. Upon approval of the final plans, the applicant shall furnish original stamped
mylars to the City Engineer for signature and reproduction for permitting purposes. A
final Engineer’s estimate shall be prepared (updated from the original submittal and shall
utilize prevailing wage rates) and permit/inspection fees paid.
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66.

67.

68.

69.

70.

Faithful Performance and Labor/Material Bond. A faithful performance and
labor/material bond for the grading and utilities (each to be equal to 100% of the final
City Engineer’s estimate of costs, which shall include a 20% contingency), or equivalent
form of guarantee, shall be posted by the applicant. The bonds shall remain in effect until
the completion of the project and a certificate of occupancy has been issued, at which
time, 10% of the bond shall be retained for a warranty period of 1 year after the City has
approved a Notice of Completion and after receipt/approval of the As-built Record
Drawings and all fees paid.

Grading. A geotechnical engineer or geologist licensed in the State of California shall
provide guidance during grading operations and shall certify constructed pads and ensure
all mitigation measures are properly implemented. Certifications and final reports shall
be submitted to the City Engineer for approval.

Off-Site Retention Basin, Grading Permit for the off-site retention basin must be
obtained from the County of Santa Barbara prior to issuance of the City’s Grading
Permit, Should the location of the retention basin change, plans and description should
be submitted for planning review and approval prior to issuance of grading permits.
Hydrology/Hydraulic study and stormwater management plan shall be modified
accordingly.

Caltrans Approval. Sign-off by Caltrans must be obtained prior to issuance of the City’s
Grading permit to address their drainage issue concerns as noted in their February 4,
2013 letter.

Other Permits. The applicant shall acquire additional permits as applicable from other
agencies (Caltrans, Fish & Game, etc.).

PRIOR TO BUILDING PERMIT ISSUANCE:

71,

72,

73.

74.

Grading Permit. The applicant shall obtain a grading permit from the City Engineer
prior to obtaining a building permit.

Rough Grading Certification. Rough grading certification by the geotechnical engineer
shall be approved by the City Engineer prior to obtaining a building permit.

Industrial Waste Discharge Permit. The applicant shall obtain an industrial waste
discharge permit, as applicable, from the City Public Works Department prior to
obtaining a building permit.

Iinal Map. A Final Map shall be submitted by the applicant to the City Engineer for
review and approval. All conditions pertaining to the final map shall apply.

PRIOR TO OCCUPANCY CLEARANCE:

15

Improvement Plans. The applicant shall complete all required improvements to the
satisfaction of the City Engineer. The applicant shall furnish the mylar or a reproducible
copy of the improvement plans to the City Engineer, modified to reflect field changes
made during construction and stamped “As-Built Record Drawings.”
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76.

77,

78.

79.

80.

Water and Sewer Fees. The applicant shall pay water and sewer utilities fees from the
Public Works Department prior to occupancy. In addition, all pretreatment and FOG
compliance requirements must be in place prior to payment of water/sewer fees and
occupancy. In the event that the water use or sewer discharge amount increases beyond
original estimates used to pay these fees, the applicant shall be required to pay the
additional fees.

Tract Map. Tract Map must be approved prior to occupancy.

Easements. Any required utility easements shall be offered for dedication as part of the
Tract Map and shall be supplemented with a separate Grant of Easement document for
recordation.

Maps and Easements. All maps and easements shall be recorded prior to issuance of
Certificate of Occupancy.

Map Conditions. All map conditions shall apply.

GENERAL CONDITIONS:

81.

82.

83.

84.

85.

86.

87.

Public Improvements. Unless superceded by Caltrans all public improvements shall be
designed and constructed in conformance with The City of Buellton Standards, and when
applicable, the Santa Barbara County Standards.

Utility Easements. Existing and proposed easements for all utilities shall be located and
described on the engineering plans.

Transit Vehicle Accommodations. Driveway, entrances and drop-off/pick-up stops on-
site shall accommodate transit vehicles.

Landscape Plans. The applicant shall submit, for review and approval, landscaping plans
with characteristics that maximize infiltration, provide retention, reduce irrigation and
storm runoff, use efficient irrigation, and minimize the use of fertilizers, herbicides and
pesticides; all to the satisfaction of the Planning Director.

New Utility Services. All new utility services and existing telephone lines shall be placed
underground and completed prior to any paving required for the project. No new utility
poles shall be installed. All utility plans shall be coordinated with the respective utility
companies and shall be submitted for review and approval by the City Engineer. All
undergrounding shall be completed prior to any paving required for the project.

Public Improvements along Development Frontage. Public improvements, including
road and shoulders (with adequate width to accommodate future bicycle lanes),
curb/gutter and sidewalk shall be provided along development frontage.

Infrastructure. Water, sewer and other infrastructure shall be extended as necessary to
provide service to the development. This shall be done at the expense of the developer.
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88.

89.

90.

o1,

E.

Grease Traps. Kitchen shall include appropriately sized grease traps. Facility shall be
subject to the City’s Fats, Oils and Grease (FOG) program.

Post Construction Requirements. Applicant shall be made aware that the RWQCB has
adopted new Post Construction Requirements (PCR), which the City is required to
implement. Should the project be approved after March 6, 2014, this project must
incorporate those PCRs.

Construction Hours. Construction shall be limited to the hours of 8:00 a.m. to 5:00 p.m.,
Monday through Friday. Weekend construction shall require special approval from the
City Engineer and be limited to the hours of 9:00 a.m. to 4:00 p.m.

Dust and Erosion Control. Applicant shall enforce dust control as well as erosion
control at all times. Site shall be maintained after mass grading to ensure that dust and
dirt are contained until development progresses. Exposed areas shall be stabilized to
prevent wind and water erosion as approved by the City Engineer.

ENGINEERING/SUBDIVISION MAP CONDITIONS

PRIOR TO GRADING PERMIT ISSUANCE:

92,

93,

94.

95,

96.

Easement Dedication. The applicant shall offer for dedication any utility easements
required to accommodate the proposed water and sewer lines. Public Dedications shall be
supplemented with Grant of Easement Deeds to the City of Buellton.

Faithful Performance and Labor/Material Bond. A faithful performance and
labor/material bond for the grading and utilities (each to be equal to 100% of the final
City Engineer’s estimate of costs, which shall include a 20% contingency), or equivalent
form of guarantee, shall be posted by the applicant. The bonds shall remain in effect until
the completion of the project and a certificate of occupancy has been issued, at which
time, 10% of the bond shall be retained for a warranty period of 1 year and until receipt
of As-built Record Drawings and all fees paid.

Drainage/Access Easements. Any public or private easements required for drainage or
access shall be described and shown on the Map.

Hazard Determinations. Any geotechnical hazard or other hazard determinations shall
be shown on the map.

Grading and Utilities Improvement Plans. Applicant shall cause to be prepared by a
Civil Engineer, registered in the State of California, grading and utilities improvement
plans, including, but not limited to, street, water, sewer, and storm drain improvements.
An engineering cost estimate shall be submitted with the grading and improvement plans
along with any calculations, signed/stamped certifications and plan check processing
fees.



Planning Commission Resolution No. 13-10 30 August 15,2013

97.

98.

99.

100.

Improvement Plan Requirements. Plans for the improvements shall be prepared on 24-
inch by 36-inch mylar (4 mil) showing all proposed improvements including, but not
limited to, curbs, gutters, sidewalks, paving, driveway cuts, storm drains, street lights,
utilities, and street trees.

Other Permits. The applicant shall acquire additional permits from other affected
agencies (Caltrans, Fish & Game, etc.) prior to grading permit issuance.

Conditional Use Permit Conditions. All conditions with the Conditional Use Permit
shall apply.

Regional Water Quality Control Board Regulations. Compliance with all Regional
Water Quality Control Board regulations shall apply, including but not limited to
stormwater management plans and water quality control plans.

PRIOR TO BUILDING PERMIT ISSUANCE:

101.

Final Map. A Final Map shall be submitted by the applicant to the City Engineer for
review and approval prior to the City Council approval and authorization to record. Said
Map shall be prepared by a licensed Surveyor or a qualified Civil Engineer, registered in
the State of California. Closure calculations shall be submitted with the Final Map along
with adequate reference data, easement documentation, current title report and map check
processing fees.

PRIOR TO OCCUPANCY CLEARANCE:

102,

103.

104.

Final Map Conformance/Fees. The Final Map shall be in substantial conformance with
the approved Tentative Map and shall be subject to final review by the City Council prior
to recordation, if a public easement is required for dedication. All applicable fees then
outstanding at the time of Council approval shall be paid by the applicant prior to Map
recordation including, but not limited to, outstanding balances owed for development and
map processing. Copies of the recorded Final Map shall be filed by the applicant with the
City Engineer and Planning Director.

Final Map Recordation. The Final Map and all applicable private and public easements
must be recorded with the County Recorder.

Public Improvements. The applicant shall complete all required public improvements to
the satisfaction of the City Council. Prior to accepting the public improvements, the
applicant shall furnish the original mylar or a reproducible copy of the improvement plans
to the City Engineer, modified to reflect field changes made during construction and
stamped “Record Drawings.” Public improvements shall only be accepted after: (i) all
items required are completed to the satisfaction of the City Engineer; and (ii) a Notice of
Completion is filed by the City Engineer and accepted by the City Council.

GENERAL CONDITIONS:

105.

Phase I Environmental Site Assessment. Prior to recordation of the Final Map, the
Applicant shall have an environmental auditor (appropriately certified by the State of
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106.

107.

108.

109.

110.

California and approved by the City Engineer) submit to the City Engineer a Phase |
environmental site assessment for review and approval as to those portions of the project
which are proposed for dedication to the City. The report shall state that all property within
the boundaries of the map and any property being dedicated to the City (i.e., streets and off-
site easements) have been evaluated for hazardous materials. The Phase I Assessment shall
have been prepared no more than two years prior to submitting the offer to dedicate.
Should additional assessment be required, the Applicant shall have a Phase II
environmental site assessment performed at his sole cost.

Should there be any form of contamination found, the Applicant shall comply, at its sole
expense, with all measures and recommendations contained in the environmental site
assessment report approved by the City Engineer for the handling, removal, and disposal of
any hazardous materials found at the property. The City will not accept any property
dedication until the site has been proven clear from all known contaminants and a report is
received from the consultant stating that the site in question is clean.

FIRE DEPARTMENT CONDITIONS

General Notice

Certificates. Fire Protection Certificates will be required.

Hazardous Materials. Stop work immediately and contact the County Fire Department,
Hazardous Materials Unit (HMU) if visual contamination or chemical odors are detected
while implementing the approved work at this site. Resumption of work requires
approval of the HMU, (805) 686-8170.

Prior to Issuance of Conditional Use Permit the Following Conditions Shall be Met:

Access Ways. All access ways (public and private, road and driveways) shall be
installed, made serviceable and maintained for the life of the project.
e Access shall be as shown on plans dated March 22, 2012.
o Access to this project shall conform to Santa Barbara County Fire Department
Development Standard #1.
o Access ways shall be unobstructed and extended to within 150 feet of al portions
of the exterior walls of the first story of any building.
e Dead-end access exceeding 150 feet shall terminate with a fire department
approved turnaround.
e A minimum of 13 feet, 6 inches of vertical clearance shall be provided and
maintained for the life of the project for emergency apparatus access.

Fire Lane Signs. Signs indicating “Fire Lane — No Stopping” shall be placed every 150
feet as required by the fire department. Refer to current adopted California Fire Code.

Fire Lane. The new fire lane on the west side of the Memory Building and the Assisted
Living Building, shall be one-way traffic with a minimum 16 foot width with a 10 foot by
50 foot turnout by the West Wing of the Assisted Living Building for ladder truck access.
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111.

112.

113.

114.

115.

L16:

117

118.

119.

120.

121.

122,

Roof Access. Permanent roof access ladders shall be provided for the 3-story building.
Design and location shall be approved by fire department prior to construction,

Fire Hydrants. New fire hydrant(s) shall be installed. Fire hydrant(s) shall be located per
fire department specifications. Flow rate to be determined by fire department. Plans shall

be approved by the fire department prior to installation.

Prior to Occupancy Clearance the Following Conditions shall be Met:

Fire Sprinklers. An interior automatic fire sprinkler system shall be installed. Plans shall
be approved by the fire department prior to installation. Fire sprinkler system plans shall
require Fire Protection Engineer certification.

Alarms. An automatic fire or emergency alarm system shall be installed. Plans shall be
approved by the fire department prior to installation. Alarm system plans shall require a

Fire Protection Engineer certification.

Fire Extinguishers. Portable fire extinguishers are required. Plans shall be approved by
the fire department prior to installation.

Recorded Addresses. Recorded addressing is required.

Address Numbers. Building address numbers shall be posted as required by the fire
department.

Knox Box. Knox Box entry system(s) shall be installed. Plans shall be approved by the
fire department prior to installation.

Development Impact Fees. Payment of development impact fees is required. The fees
shall be computed on each new building, including non-habitable spaces.

Fees will be calculated as follows:

Mitigation Fee at $.10 per square foot for structures with fire sprinkler systems

Changes. These conditions apply to the project as currently described. Future changes,
including but not limited to further division, change of occupancy, intensification of use,
or increase in hazard classification, may require additional mitigation to comply with
applicable development standards in effect the time of change.

COUNTY OF SANTA BARBARA BUILDING DIVISION

Soils/Geology Report. A soils/geology report is required. The soils repott should include
conclusions for liquefaction.

State Licensing. State licensing information is required.
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123.

124,

1235,

126.

County Flood Control. County Flood Control approval is required.

Off-Site Improvements. Santa Barbara County Planning and Development Zoning
Approval is required for the off-site improvements.

Accessibility. Accessible parking is required in all parking lots. All ground floor
dwelling units are required to be on an accessible route and adaptable. Coordinate this
with the civil drawings. Provide a site accessibility plan detailing access throughout the
site and to the right-of-way.

Grading Plan Requirements. A Grading Permit from Santa Barbara County is required
for the off-site improvements. The Grading Plan shall include, but not be limited to, the
following:

A site plan with a vicinity map.

Include all parcels involved, project name, owner name, addresses and north arrow on

the plan.

The plan scale should be no smaller than 17=40-0",

Provide a signed and stamped copy of an engineered Hydrology Study taking into

consideration the entire watershed/tributary area, crop types/agricultural activity,

runoff coefficient, the Q event (25, 50, 100 year) to design the drainage basin.

Provide two signed and stamped copies of a Geology Report with all appropriate

recommendations.

Provide a full narrative copy of a Stormwater Pollution Prevention Plan (SWPPP),

with Waste Discharge Identification Number.

Provide a comprehensive erosion and sediment control plan indication location and

implementation of all appropriate Best Management Practices in the SWPPP.

Provide a comprehensive grading plan.

Provide a copy of the Project Improvement Plans.

Engineer basin design, size/capacity, depth, details and dimensions of drainage

structures metering/outlet orifice size and overland escape.

Provide basin floor and top of berm elevations with outlet flow line/max water level

elevations, etc.

Is there a slurry cutoff wall in the berm? Address potential factors that have the

potential to cause failure of basin. How will this be prevented so inundation of

buildings does not occur due to seismic event, rodent excavation through berm, etc.

Provide all existing contours and extend them 20’ beyond project boundaries.

Provide all proposed contours.

Provide finished grade at all building corners.

Provide a minimum 5% slope for 10° from all buildings.

Ensure finished grade is a least 8” below finish floor elevation or 6 below weep

screed

Provide a comprehensive drainage plan. The drainage plan shall include the

following:

o Size of all curb inlets/drop inlets, storm drains, area drains, etc.

o Indicate all downspout locations and ensure they are piped at a minimum 10’
from the building or extended to rip-rapped outlet.
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o Provide all flow line’s top of curb, finished surface and flow line for all
hardscapes.

o Include emergency access per the Santa Barbara County Fire Department standards.

o Provide cross sections North/South, East/West through all buildings, basin, structural
cross sections for interior, access roads, top of walls that are retaining a slope.

e Flood Control, Santa Barbara County Fire Department, Project Clean Water, and all
City of Buellton Departments and Utilities applicable to this Project will require
review and approval of these plans with appropriate signature blocks on the plans.

127.  California Green Code. Incorporate California Green Code compliance on the plans.

H. FINANCE DEPARTMENT CONDITIONS

128.  Outstanding Fees. The Applicant shall pay all fees including, but not limited to,
outstanding balances for processing by the City Engineer, Planning Department, Building
Department, traffic mitigation fees, water connection fees, sewer fees, school fees, Fire

Department mitigation fees, and any additional processing deposits as required prior to
zoning clearance.

129. Impact Fees. The project applicant shall pay the water, sewer, park, and traffic impact
fees in accordance with City requirements.

Project Applicant/Property Owner Acknowledgement of Required Conditions of Approval

Property Owner Signature Date

Project Applicant/Agent/Representative Signature Date



