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SUBJECT: SUBSTANTIAL CONFORMANCE DETERMINATION DISCUSSION
FOR PROPOSED CHANGES TO THE ENTRADA DE SANTA
BARBARA PROJECT

L PURPOSE OF DISCUSSION ITEM

The purpose of this Substantial Conformance Determination (SCD) Planning Commission discussion
item is to advise the Planning Commission of proposed changes to the Entrada de Santa Barbara
project, and for the City Administrator to receive Planning Commission comments on the proposed
changes to the project. The City Administrator will make the final determination as to whether or not
the proposed changes are in substantial conformance with the approved project, taking into
consideration comments received from the Community Development and Public Works Departments,
the Planning Commission and the Historic Landmarks Commission. Therefore, no formal action by
the Planning Commission is necessary relative to this item.

As established in the Planning Commission’s Guidelines, the SCD process is a standard part of the
City’s land development review process, since changes to projects are commonly necessary and
proposed as a project progresses from one design stage to another as part of the final building permit
issuance process. The levels of Substantial Conformance (Levels I through IV) recognize that some
changes are minor while other proposed changes may be more significant. It is inherent in the SCD
process that these changes may result in different project elements, and that, when this occurs, the
City’s standard of review is to determine whether the project (with the proposed changes and
differences) is consistent with the earlier land use approvals issued for the project.

III.
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Vicinity Map for 35 State Street (Area A), 36 State Street (Area B), and 118 State Street (Area C)

BACKGROUND
A, ORIGINALLY APPROVED ENTRADA PROJECT

The following summarizes the originally approved Entrada project’s review and approval
process and site statistics. For additional information on the original project review, please

refer to prior staff reports, conditions and environmental documents, which are included as
Exhibit I.

On July 11, 2001, the Planning Commission approved the Entrada Project and certified the
project’s focused EIR. The Planning Commission’s approval was appealed to the City Council
by the Environmental Defense Center (representing the League of Women Voters of Santa
Barbara and Citizens Planning Association of Santa Barbara County, Inc.) and Santa Barbara
Streets R Us Committee. On August 21, 2001, the City Council denied the appeal and certified
the EIR and granted final project approval. An appeal of the City Council’s approval was filed
with the California Coastal Commission (CCC). On October 9, 2001, the CCC found no
substantial issue with the appeal, and on December 11, 2001, the CCC issued a Final Decision
stating no substantial issue with the appeal. CEQA litigation over the project’s approval
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resulted over the project’s environmental review; however, the City and applicant prevailed in
this litigation and a final Superior Court judgment was entered, which judgment is now well
beyond any appeal period.

The overall site statistics for the originally Approved Entrada Project are summarized below
(see also Table 1 and Exhibit H for additional statistics):

Three areas (A, B, and C) and right-of-way improvements;

2.41 acres total;

Approximately 17,500 sq. ft. of commercial/retail space;

56 units, each with a lock-outl, for a total of 112 units (105,053 sq.ft.);
A Visitor Information Center (VIC) (2,500 sq .ft.) located in Area C;

210 parking spaces (including 68 dedicated off-street parking spaces for the commercial
portion of the project and 30 additional public spaces available on a shared-use basis with
the time-shares; parking for the VIC provided off-site at 125 State Street). Parking in the
Area C garage would be a mixture of time-share and commercial parking;

Public right-of-way alterations including reconfiguration of on-street parking on Mason
Street and Helena Avenue, widening the sidewalk along State Street (consistent with the
State Street Plaza design north of Highway 101) and corresponding reduction in the number
of vehicle traffic lanes on State Street, installation of a signalized pedestrian crossing at
mid-block on State Street between the railroad tracks and Mason Street, and installing a
traffic signal at the State/Mason Street intersection;

No project phasing identified or approved; and

No operator identified during review and approval process (applicant was Santa Barbara
Beach Properties, LP).

PRIOR SCDS AND POST-APPROVAL PERMITTING

1. On June 6, 2003, the City received a formal request for a SCD for proposed
changes to the originally Approved Entrada Project to accommodate changes required
by the new operator, Ritz Carlton Club. The main changes to the site statistics and
project are summarized below and shown in Table 1:

o Reduction in the number of rooms from a potential of 112 units (including
the lock-out units) to 62 stand alone rooms with no lock out units, resulting
in a reduction of time-share square footage from 105,053 to 96,773,

' A “lock-out” means that the unit has an additional bedroom and bathroom area that can be used either with the main room,
or rented out as a separate unit. Each time-share unit consisted of two bedrooms with two and a half baths, a great or living
room, and a kitchen. When the lock-out feature is implemented, the time-share unit is divided into two units with separate
entrances. One unit would consist of a bedroom with one and half baths, great room, and a kitchen. The other unit (the
“lock-out”) would consist of a bedroom with one bath. When the “lock-out” feature is implemented, each of the two units
could be separately occupied by the owner, the owner’s guest, time-share exchange occupants, or as a public overnight
accommodation.
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» A change in the time-share unit mix from all 2-bedroom units to a mixture of
1, 2 and 3 bedroom units to better serve a range of visitors;

e Increase in commercial square footage from 16,854 to 17,932 (included the
additional 668 square feet of commercial space required as a Planning
Commission condition of approval for the originally Approved Entrada
Project);

o Additional “back of house” facilities as requested by Ritz Carlton Club for
operational purposes, which required a new TEDR to cover additional
square footage on Area A (TEDR of 715 sq.ft. from Area B to Area A);

e No change to view corridors as verified by visual view corridor analysis
performed at the City’s request;

¢ Increase in the number of dedicated public parking spaces from 68 to 95;

¢ Additional public right-of-way encroachments to accommodate the relocated
valet/arrival area arcade, private meters, vaults, and telecommunication
lines;

o Relocation of the lobby and valet/arrival area from the lobby of the
Californian Hotel (Area A) to the East Mason Street frontage on Area C; and

e Design changes on Helena Avenue and East Mason Street elevations.

The Planning Commission discussed the proposed changes on December 4, 2003 and
provided its SCD comments to the City’s Community Development Director prior to his
SCD decision. The project changes identified above were issued a SCD by the
Community Development Director on February 12, 2004.

2. On December 9, 2005, the Community Development Director issued a SCD to
allow issuance of sequential building permits for Areas C, B and A, in that order for the
Ritz Carlton Club.

3. December 2005, the public improvement plan (State Street, Mason Street and
Kimberly Avenue) for Ritz Carlton Club was issued. A standard City Agreement for
Land Development Improvements was executed and recorded, and improvement
security bonds were provided to the City Engineer to secure the public improvements as
required.

4. Building permits were issued for construction of the Entrada Project on Area C
in December 2005, and excavation of the underground parking garage began in 2006,
but the construction has been on hold since 2009. By pulling building permits for Area
C and beginning construction work, the Applicant effectuated the entitlements for the
entire Entrada project, as it was then designed.

5. A Final Subdivision Map for the three project sites were recorded in 2006.

6. On July 22, 2008, the Community Development Director issued a minor SCD
to the new owner, Mountain Funding, to allow the 10 parking spaces assigned to the
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proposed Visitor Information Center (VIC) to be relocated from their approved location
off-site at 125 State Street to the parking structure located on Area C (the same site as
the VIC) as an accommodation to the proposed Children’s Museum project. This
project change is shown in Table 1.

7. On July 14, 2009, the City received a formal request for a SCD for proposed
changes to the Approved Entrada Project, requested by the new property owner,
Mountain Funding. The main changes to the site statistics and project are summarized
below and shown in Table 1 and Exhibit H:

e Proposed 114 hotel units and 9 timeshare units.

e Hotel amenities (conference room, gym, spa, business center, lounge and
breakfast area) totaling 8,066 sq. ft. were added.

o All back-of-house (BOH) areas now located on the subject properties, rather
than off-site, resulting in 1,491 square feet of additional BOH area on the
subject properties.

e Storage space for timeshare units added to Areas A, B and C.

Revised parking plan wherein all hotel and timeshare parking is provided on
Areas A and B, and all parking associated with the commercial
development, Visitor Information Center and public parking is provided on
Area C, thereby separating the hotel’s parking from the
commercial/VIC/public parking.

e Main lobby and valet pick-up/drop-off relocated from Area C to Area B
(along E. Mason Street).

Greatly expanded public plaza on Area C.
Less above-grade square footage, resulting in reduced mass on Area C and
Area B, and improved mountain views on Area C.

e Minor changes to site plans for each Area, including changes to
encroachments into required setbacks, for which modifications were
originally granted.

The Planning Commission discussed the proposed changes on October 8, 2009 (refer to
Exhibit G — Minutes) in order to provide the Commission’s SCD comments to the City
Administrator. The HLC reviewed the proposed changes conceptually on October 14,
2009 and November 11, 2009.

In March 2010, the City Administrator issued a SCD for the project changes identified
above. As conditions to the SCD, a timeline for completion of certain project
milestones was required, and certain temporary improvements were required to improve
the aesthetics and safety of the sites until project construction (refer to Exhibit D — SCD
Letter).

8. The HLC granted a revised Project Design Approval for the version of the
project identified in the March 2010 SCD in 2010.

9. An Amendment to the March 2010 SCD was issued in December 2010 to extend
the design review and building construction deadlines by 24 months, extend the start
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III.

date for the public improvements by 18 months, and establish a schedule for the seismic
retrofit of the Californian building (Exhibit E). This was done to give the new owner,
35 State Street LLC, additional time to analyze the project

10. A structural retrofit of the Californian Hotel, including a partial demolition, was
completed in September 2012.

11.  September 2012, an updated public improvement plan permit was issued for
Stage 1 public improvements (west side of State Street and W. Mason Street).
Construction began on March 11, 2013 and is still underway, with work estimated to be
complete by August 2013.

Should this Current SCD Request not be approved, the applicant could still proceed with the
March 2010 SCD version of the project. Final HLC design approval of that project is still
required.

CURRENT SCD REQUEST
A. SCD REVIEW PROCESS

On January 30, 2013, the Historic Landmarks Commission (HLC) reviewed conceptual plans
for project changes (refer to Exhibit F — HLC Minutes). Based on feedback from the HLC, the
applicant revised the conceptual plans, and on March 4, 2013, the applicant submitted a formal
SCD Request to the Community Development Department. The application was distributed to
members of the City’s Land Development Team for review. In addition to review and
comment by the Planning Commission, proposed changes will be reviewed by the HLC for
additional comments on the project design prior to the City Administrator making a final
decision on the SCD request. Of course, if the SCD request is approved by the City
Administrator, full HLC review and project design approval for the recent project revisions will
be required prior to issuance of City building permits.

B. PROPOSED CHANGES - CURRENT SCD REQUEST (SEE ALSO TABLE 1

AND EXHIBIT H)?

1. Proposing 123 hotel units and no timeshare units. This results in a reduction of
hotel-related square footage (- 2,632 s.f.).

2. Proposing a slight increase in the amount of public commercial square footage
(+ 672 s.1).

3. Consolidating all hotel units onto Areas A and B.

4, Additional square footage on Areas A and B, reduced square footage on Area C

(compared to March 2010 SCD; project has less square footage on each Area as
compared to the originally Approved Entrada Project).

5. Consolidating almost all parking onto Area C. Approximately 10 parking
spaces would remain on Areas A and B for queuing and hotel operator needs.
This eliminates the underground parking on Area B. On Area C, all hotel
parking (140 spaces) would be valet and provided below grade; all public

? The description of proposed changes described here is relative to the March 2010 SCD, unless otherwise noted.



Planning Commission Staff Report
35, 36 and 118 State Street (MST97-0357)
March 28, 2013

Page 7

parking (124 spaces) would be provided in the three-level above grade parking

structure.

6. Changes to the layout of Area C, including moving the retail space back to the
State Street frontage and revising/relocating the public plaza.

7. Changes to the massing of development on Area C due to relocation of building
mass and public plaza area.

8. Changes to site plans for each Area, including changes to encroachments into

required setbacks, for which modifications were originally granted (refer to
additional “Setback Modifications” discussion in Section D below and Exhibit
O).

9. Proposing to construct the entire project, including Stage 2 and 3 of the offsite
improvements, as one phase.

The majority of the proposed changes for the Current SCD Request occur on Area C. On Area
C, the site planning for the Current SCD Request is more similar to that of the originally
Approved Entrada Project than the March 2010 SCD. The Approved Entrada Project included
a two-story structure located 10 feet from the State Street right-of-way, with an arcade that
extended to the property line. A public plaza was located at the corner of State and Mason
Streets. The March 2010 SCD pushed the commercial space to the back of the site eliminating
the need for setback modifications along State Street, and creating a large public plaza that
faced State Street. The Current SCD Request moves one-story commercial buildings back to
some of the State Street property line, but creates a larger public plaza at the corner of State and
Mason Streets, and significantly reduces the three-story building mass that was located along
Mason Street for both the Approved Entrada Project and the March 2010 SCD.

C. PROJECT STATISTICS

The following table provides approximate comparisons between the Approved Project, the
project as revised per all of the prior SCDs, the project as approved by the March 2010 SCD
and the Current SCD Request. Additional statistics and information are provided in Exhibit H.
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D. ISSUE AREAS

The Current SCD Request includes many considerable changes when compared to both the
originally Approved Entrada Project and the March 2010 SCD, with the most noteworthy and
obvious changes occurring on Area C. The changes to Areas A and B are more minor in nature
albeit apparently positive.

Throughout review for the originally Approved Entrada Project there have been certain key
issues considered by decision-makers. Those issue areas most relevant to this Current SCD
Request are summarized below, along with a brief discussion of the proposed changes relative
to those issue areas.

1. Land Use

In terms of the land use approval, the project remains a hotel commercial project
consistent with the Zoning Ordinance and the City’s LCP. Staff does not consider
changes from timeshares to hotel rooms as a significant revision to the project, as both
types of units are treated the same for land use purposes in our Zoning Ordinance (they
both fall under the definition of hotel room), and the potential for a future conversion of
the project to all hotel units was always discussed and considered possible throughout
the Project’s review process. Generally speaking, the City prefers hotels over time
shares used by owners in terms of potential revenues from Transit Occupancy Tax
(TOT), since the use of a timeshare by the owner does not trigger an obligation to pay
the City’s TOT.

Visitor Serving Land Uses

The Coastal Act and Local Coastal Plan (LCP) provisions that are applicable to the
Entrada project relative to visitor serving uses include: 1) protecting, encouraging, and
where feasible providing lower cost visitor and recreational facilities, with public
recreational opportunities preferred over private, and 2) that new hotel/motel development
within the Coastal zone provide, where feasible, a range of rooms and room prices in order
to serve all income ranges. Likewise, lower cost restaurants, or restaurants that provide a
wide range of prices, are encouraged.

The Approved Entrada Project provided on-site private recreational amenities including
two swimming pools (one on Area A and one on Area C), a fitness center, and outdoor
terraces, as well as several amenities likely to be well utilized by the public enjoying the
City’s Waterfront, such as the public plazas, the paseo access through Areas B and C
and the Visitor Information Center. Additionally, the wider bikes lanes that would be
provided with the required street improvements along State Street improved bike access
in the area. Therefore, the Entrada project was determined to be consistent with the
recreation provisions of the Coastal Act and LCP.

The Current SCD Request continues to propose most of these same amenities (only one
swimming pool is now proposed, with the approved pool on Area C to be eliminated);
therefore, the proposed project remains consistent with those provisions.
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As required by the original conditions of approval, the Applicant has already
contributed $1,140,794 to special City fund projects to assist the City in providing low-
cost visitor-serving accommodations. The Current SCD Request would result in only
hotel rooms and no time-share units, which would likely result in increased TOT
revenues to the City, and may even provide for a wider range of rooms and room prices.
This would continue to be consistent with the visitor-serving provisions of the Coastal
Act and LCP.

2. Setback Modifications

The HRC-2 zone requires 10-foot front setbacks for one-story buildings less than 15
feet in height and 20-foot front setbacks for buildings of more than 15 feet in height.
The intent of the HRC-2 setbacks is to provide for an enhanced feeling of openness
within the Waterfront area, consistent with the goals of the LCP. The entire Entrada
project was previously designed to be more than 15-feet in height and received front
setback modifications on each development Area. The front setback modifications were
approved, in large part, because of the public spaces provided by the project. As noted
in the Planning Commission Staff Report dated June 28, 2001, “The City is attempting
to create the State Street Plaza design within the project area, but acknowledges the
need for visual openness within the Waterfront area. Therefore, a range of building
setbacks within a development is desirable for visual variety.” Throughout the design
review process, including the 2010 design review approvals, staff ensured that the
project was held to the setback encroachments approved by the Planning Commission
and City Council for the project as a whole. In the Current SCD Request, certain floors
of certain Areas encroach more into the required setback (e.g. first level of Areas A and
B), while other floors encroach less (e.g. second and third levels of Area C) as
compared to the Approved Entrada Project.

A Setback Analysis was prepared for the Current SCD Request; it compares the
Approved Entrada Project to the March 2010 SCD and the current SCD request (see
Exhibit C). At the ground level, the proposed changes result in increased building area
within the required setback area (approximately 1,268 additional square feet compared
to the Approved Entrada Project, but, it results in approximately 590 square feet less
than the March 2010 SCD). When all stories of all Areas of the project are considered,
the Current SCD Request results in a decrease in overall encroachment (1,744 square
feet less than the Approved Entrada Project, and 1,567 square feet less than the March
2010 SCD).

One of the reasons the setback modifications were supported originally was because of
the project’s open plaza and public paseo areas. The proposed changes affect the plaza
and paseos originally considered with the Approved Project. The Current SCD Request
results in a large increase in the amount of open/ public space at the ground level of
Area C compared to the Approved Project (approximately 6,000 additional square feet
compared to the Approved Entrada Project, but approximately 4,000 square feet less
than the March 2010 SCD).
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The proposed setback encroachments appear to be generally in line with those of the
originally Approved Entrada Project and the March 2010 SCD, and the Current SCD
Request would address the issues originally associated with those setback
encroachments, namely maintaining openness, creating public paseos and avoiding
canyonization. Staff is generally supportive of the decreased setbacks at the ground
level in exchange for reduced setbacks on the second and third floors and the increased
plaza on Area C.

3. Non-Residential Square Footage (Measure E)

The Measure E calculations originally done for these sites are relatively complex, and
the original approval involved the transfer of hotel rooms and non-residential square
footage from Area A to Areas B and C. Staff has done a preliminary review of the
proposed changes to the project, and believes that the project will continue to be
consistent with the City’s non-residential square footage requirements. For the Current
Proposal, hotel rooms are transferred from Area A to Area B, and non-residential square
footage is transferred from Areas B and C to Area A. Final calculations cannot be done
until building permit plans are submitted and permits issued. Staff will ensure that the
project complies with its original Measure E allocations prior to issuance of any
permits.  This project will not use any floor area under the recently adopted
Nonresidential Growth Management Ordinance because it is designated as a Prior
Approved Project under that Ordinance.

4, Visual Resources

An Environmental Impact Report (EIR) focused on public view impacts was prepared
for the Entrada project, and was certified by the Planning Commission in 2001. The
views identified as important/moderately important in the EIR, which were most
affected by the Entrada Project were Views 6 (from the west side of State Street at the
Mission Creek bridge looking toward Area B to the north) and 7 (from the west side of
State Street south of Mason Street looking through the paseo on Area B). The Final
EIR concluded that the Entrada Project would result in adverse, but not significant,
impacts to public views.

The Current SCD Request would have a similar impact on View 6, based on the
proposed site plan and building height; therefore impacts to this View would be
comparable.

However, the Current SCD Request provides a slightly wider paseo within Area B than
that of the Approved Entrada Project; therefore impacts to this View would be slightly
reduced.

Although the EIR determined that View 8 (looking towards Area C from entrance of
California Hotel) was a less than important public scenic view, the applicant has
submitted a View Study showing EIR View 8 because the Current SCD Request has the
most impact on this View. The View Study compares the Current SCD Request to the
March 2010 SCD and the originally Approved Entrada Project. The Current SCD
Request would reduce adverse impacts to View 8 compared to the Approved Entrada
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Project. Impacts compared to the March 2010 SCD would be similar, with additional

ridgeline views opened up, and other mountain views decreased. Please refer to project
plans (Exhibit A) for View Study.

During joint public work sessions in April and May of 1999, the Planning Commission
and HLC gave the applicant direction to preserve mountain views, maintain visual
openness, promote architecture which enhances public views and aesthetics, and reduce
the overall size, bulk, and scale of the project.

The Planning Commission staff report for the project (2001) stated “As identified in the
Entrada project proposed Final EIR, the Entrada project may result in the some loss of
views of the Santa Ynez Mountains and foothills from a few viewpoints along State
Street. However, the Entrada project also includes view corridors through the Areas B
and C to the Santa Ynez Mountains and foothills under circumstances where the new
architecture may actually enhance and frame existing views.”

The proposed changes to the project associated with the Current SCD Request would
increase the view corridors provided by the Approved Entrada Project, and follows the
Planning Commission and Staff direction given earlier in project review. For these
reasons, staff believes that the proposed changes are positive from a visual/view impact
standpoint as compared to the Approved Entrada Project.

The proposed changes to Areas A and B are primarily related to the interior layout and
function of the buildings, and overall, staff considers the changes to those buildings to
be relatively minor and to have little consequence to views as compared to the
originally Approved Entrada Project.

5. Californian Hotel

The Californian Hotel on Area A is non-conforming with respect to setbacks, building
height and number of stories. The 56-foot height and four stories exceed the maximum
45-foot height and three-story limits for hotel buildings in the Waterfront area. The
approved exterior alterations to the Californian Hotel include fagade improvements that
do not change the overall character of the building, and have been supported by the
Historic Landmarks Commission. The Entrada project includes interior alterations to
the entire hotel, including the non-conforming fourth floor.

The California Hotel was an unreinforced masonry building that was partially
demolished in 2012 in accordance with the March 2010 SCD. Because the partial
demolition occurred as part of the project approvals, the Entrada project retains the
nonconforming status of the building as long as the project approvals remain valid.
Should the project approvals lapse, the remainder of the building would need to be
demolished in accordance with an existing judgment issued by the Santa Barbara
Superior Court as a result of a “seismic safety” Code Enforcement lawsuit filed by the
City Attorney’s office in June of 1998.
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E.

6. Transportation/Circulation/Parking

Additional information on traffic generation is provided as an attachment to the
Applicant Letter (Exhibit B). The data shows that traffic generation would not increase
under the Current SCD Request as compared to the Approved Entrada Project. The
analysis concludes that the Current SCD Request would result in a reduction of 1
weekday P.M. peak hour trip and 3 weekend peak hour trips. This is primarily due to
the fact that hotel units have a lower trip rate than timeshare units.

The project continues to satisfy parking requirements, and continues to provide public
parking spaces, which would be available to the general public and would be operated
on the same basis as a City-operated parking structure/lot. Additionally, staff believes
that having all hotel parking separated from the general commercial and public parking
is a better design than the originally Approved Entrada Project, where parking for all
uses was mixed together.

Transportation staff has reviewed the plans and has some concerns with the layout and
operation of the proposed commercial parking structure. These issues will require
additional analysis as more detailed design drawings are developed, and staff will
continue to work closely with the applicant to ensure the parking garage complies with
City standards.

7. Water & Marine Environments

The Approved Entrada project included upgrades to the storm water system including
the installation of industrial interceptors, as necessary, in order to prevent liquid wastes
resulting from parking and cleaning areas from contaminating the storm water system.
This pre-treatment was considered a benefit to the Mission Creek water environment.
Because the proposed revisions require new building permits, the project would be
subject to the City’s Stormwater Management Plan regulations. Therefore, impacts
associated with water and marine environments would likely be improved relative to the
Approved Entrada project. This is unchanged from the March 2010 SCD.

The Approved Entrada Project set all new buildings on Area A at least 25 feet back
from the top-of-bank of the proposed realignment of Lower Mission Creek. The
Current SCD Request maintains that 25-foot setback.

ENVIRONMENTAL REVIEW

By its very nature, in order for a SCD to be made, the environmental impacts of proposed
changes to a project must be no greater than those associated with the prior approved project.
Staff has considered the environmental implications of the proposed changes to the Approved
Entrada project. The proposed revisions associated with the Current SD Request have the
potential to most affect the environmental subjects of traffic and views. As discussed above,
however, the proposed changes further reduce the less than significant view impacts associated
with the originally Approved Entrada Project, and traffic would be slightly decreased as a result
of the proposed changes.
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As a result, for the March 2010 SCD request, staff prepared an Addendum to the Entrada EIR
and MND since the 2010 Entrada SCD request appeared to qualify for an Addendum under
CEQA Guideline 15164. If the Current SCD Request is approved by the City Administrator,
Staff would prepare any necessary documentation to ensure consistency with CEQA and proper
public noticing of a similar Addendum as required by the CEQA Guidelines.

IV. CONCLUSION

As indicated in this staff report, while the Current SCD Request includes several changes to the
Project, primarily in Area C, staff believes that the proposed changes are either beneficial or benign as
compared to the either the Approved Entrada Project or the March 2010 SCD version of the Project.

Some of the aspects of the Current SCD Request that staff believes are an improvement to the project,
when compared to the originally Approved Project, are the following: 1. the increased public plaza
space on Area C, 2. the increased mountain views on Area C, and 3. the relocation of the lobby and
arrival/valet service area to Area B. Additionally, as compared to both the Approved Entrada Project
and the March 2010 SCD, the Current SCD Request provides additional commercial space and
includes all hotel units and no timeshare units, which staff views as positive changes. Staff is also
supportive of locating one-story commercial buildings on Area C close to the street in order to better
activate and enliven the public areas and sidewalks. Finally, Staff believes that it will be to the
public’s and the City’s benefit to have the Entrada Project constructed all in one phase, as is now being
proposed as part of the SCD request.

In addition, the project would continue to provide the public benefits identified as part of the originally
Approved Project, including:

. A new Visitor Information Center;

. Completion of the City’s long held vision for connecting the Waterfront and Downtown via the
extension of the State Street Plaza design improvements to the project area;

. Additional public plazas and paseos;

. Additional Waterfront public retail parking with parking rates and a free parking period tied to
that provided by City operated lots;

. Stormwater run-off filtration improvements; and

. Undergrounding of overhead utility lines.

Therefore, in staff’s opinion, the Current SCD Request is in substantial conformance with both the
Approved Entrada Project and the March 2010 SCD. Moreover, staff considers the Current SCD
Request to be an improvement over the Approved Entrada Project. However, there are still technical
and engineering details, which staff and the applicant will need to resolve in order to ensure
compliance with current construction standards and regulations. Additionally, the Applicant will need
to obtain Project Design Approval from the HLC for these revisions.
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Exhibits:

A. Plans for Revised Entrada de Santa Barbara Project (provided under separate cover)
B. Applicant Letter dated March 4, 2013

C. Setback Analysis prepared by Applicant dated March 4, 2013

D. Substantial Conformance Letter dated March 3, 2010 and SCD Conditions of Approval
E. First Amendment to the March 2010 Entrada Project SCD Conditions of Approval
F. Historic Landmarks Commission Minutes, January 30, 2013

G. Planning Commission Minutes, October 8, 2009

H. Additional Project Statistics/Comparisons

L Archived Reports (provided under separate cover)

I.1 — Planning Commission Staff Report, June 28, 2001
.2 — Council Agenda Report, August 2001

[.3 — Resolution No. 01-103

1.4 — Conditions of Approval

1.5 — Final Environmental Impact Report






City of Santa Barbara
California

Plans for Revised Entrada de Santa Barbara Project will be distributed to the
Planning Commission separately.

EXHIBIT A






FELL, MARKING, ABKIN, MONTGOMERY, GRANET & RANEY, LLP
ATTORNEYS AT LAW

222 EAST CARRILLO STREET, FOURTH FLOOR
SANTA BARBARA, CALIFORNIA 93101
TELEPHONE (805) 963-0755 « FACSIMILE (805) 965-7237

DOUGLASE. FELL MICHAEL D. HELLMAN CINDY KLEMPNER

PHILIP W. MARKING JOSHUA P. RABINOWITZ ALLAN S. MORTON

JOSEPH D. ABKIN JENNIFER GILLON DUFFY

FREDERICK W. MONTGOMERY DAVID J. TAPPEINER ANESE ATosT

CRAIG S. GRANET GAMBLE T. PARKS '

JAMIE FORREST RANEY MARK A. DEPACO WRITER'S EMAIL:
DFELL@FMAM.COM

March 4, 2013

BY HAND DELIVERY

Mr. James L. Armstrong

City Administrator Vg 2

City of Santa Barbara oY O BARA

735 Anacapa Street

ISION
Santa Barbara, CA 93101 PLANNING DIVIS

Re:  Request for Determination of Substantial Conformance of Proposed Revisions to
the Original Approved Entrada de Santa Barbara Project and the Subsequent SCD
Approved Project; 22-120 State Street, 15 E. Mason Street, and the State Street Right of
Way Between the Mission Creek Bridge and the Union Pacific Railroad Right of Way;
MST 97-00357

Dear Mr. Armstrong:

This letter is written on behalf of our client (35 State Street Hotel Partners, LLC (*35 State
Street™), which is the Owner of the Entrada de Santa Barbara Project (“Entrada Project”).
The purpose of this Letter is to request that you, as the City Administrator (acting for the
Community Development Director), find and determine that the proposed modifications and
revisions to the Entrada Project which are described in this letter, the plans and the
attachments, are in substantial conformity with the Approved Entrada Project and the March
20, 2010 Entrada Project Substantial Conformance Determination (“SCD”), as amended by
the “First Amendment to the March 2010 Entrada Project Substantial Conformity
Determination, dated December 23, 2010 (“First Amendment”) and the “Second Amendment
dated December 30, 2011 (“Second Amendment”); as detailed below.

BACKGROUND

We would like to provide you with a summary of 35 State Street’s efforts to date on the
Entrada Project to comply with the March 2010 SCD.

EXHIBIT B
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Since acquiring the Entrada Project, 35 State Street has successfully ameliorated the public
health and safety concerns of the City by completing the demolition and seismic retrofit of
the Californian Hotel, which retrofit included preservation of the historic State Street
frontage. 35 State Street’s commitment to the Entrada Project is evidenced by the fact that
the costs spent on the demolition and seismic retrofit of the Californian Hotel exceeded
$2,000,000, which is four (4) times the original amount estimated by the City.

To date, 35 State Street has spent over $5,000,000 on advancing the Entrada Project since it
acquired the property exclusive of acquisition costs.

In addition, 35 State Street has diligently been working with the City agencies to complete
the working drawings and permitting for the Stage 1 off-site improvements. The Agreement
to Construct the Stage 1 Improvements between the City and 35 State Street was executed on
February 28, 2013 and construction will commence forthwith.

Finally, 35 State Street continues to maintain the landscaping and sidewalks on and around
the Entrada Project site to sustain the attractiveness of the surrounding area.

As demonstrated above, 35 State Street is committed to moving the project forward, and with
the minor revisions outlined below, to achieving the long sought revitalization of the lower
State Street area with the completion of the beautiful and economically vibrant Revised 35
State Street Project.

SCD GOALS

In order to achieve the economies of scale necessary to feasibly and cost-effectively deliver a
completed project of this magnitude, 35 State Street desires to formally request changes to
the various construction milestone dates in the First Amendment based on its decision to
build the Entrada Project in “One Phase” as opposed to Multiple Phases. With the exception
of the Stage I off-site improvements, this approval will incorporate ALL of the Project
improvements/ construction (“onsite” and “offsite” improvements) into a single phase.
Further, 35 State Street is proposing programmatic changes to the concept plans to address
constructability of the Project consistent with the uses and elements of the approved plan to
maximize efficiencies and provide public benefits. The goals for the SCD request are
summarized below.

e Single Construction Phase: Construct and deliver the entire Entrada Project in one
single phase (buildings and off-site improvements) which will result in the
simultaneous construction of the “onsite” improvements on Areas A, B and C and the
Stage 2 and 3 “offsite” improvements. 35 State Street will complete construction of
the Entrada Project no later than the previous completion date of June 30, 2016.

e Hotel Use: Consolidate all 123 hotel rooms on Areas A and B, enhancing hotel
programming, Back-of-House (BOH) and amenities, as well as improving hotel
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operation efficiencies. All rooms on Areas A and B will be hotel rooms. There will
be no timeshare/fractional units.

Parking: Consolidate substantially all program parking requirements by locating it
all on Area C, leaving only a small amount of flexible parking spaces on Areas A and
B for queuing and hotel operator needs. This change eliminates the substantial
underground and surface parking spaces located on Area B and eliminates the need
for another excavated hole along State Street that will require a dewatering system
and would create further disruption to the neighboring properties.

Commercial / Retail Space: On Area C’s State Street frontage provide commercial/
retail space, consistent with the original Planning Commission approval, which
functions as a commercial draw to induce the public to proceed up State Street as a
walkable experience.

Plaza Area: Maintain and redesign the public plaza concept as it relates to the
revised commercial core on Area C along State Street, as well as to the hotel program
on Area B across Mason Street. The proposed design will increase the usability of
the plaza by the public due to its location at the corner of State and Mason Streets,
and by providing a more functional configuration for events.

Mountain Views: Maintain public view corridors by increasing ridgeline views of
the mountains from key project viewing locations

SCD DESCRIPTION

We strongly believe this letter, the attached Exhibits, and the Plans (see attached Exhibit
“A”) prepared by DesignARC Architects will demonstrate the changes requested by 35 State
Street are a substantial improvement over the previously approved Entrada Project and are in
substantial conformity with the original Approved Entrada Project and the Subsequent SCD
as amended, and remains in compliance with and/or is an improvement with respect to
previous analyses of view issues, Measure E requirements, trafiic, and parking parameters.

ORIG. ENTITLEMENT | PREV. APPROVED'SCD | PROPOSED SCD
Hotel Keys - 114 123
Timeshares 112 9 -
Commercial SF 17,532 19,300 19,920
Public Open Space (Plaza) SF 6,674 16,567 12,633
Parking Spaces 220 243 264

Proposed refinements to the August 21, 2001 Approved Entrada Project and the Subsequent
First Amendment SCD are identified below.
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Reconfiguration of Rooms/Type of Units

In response to market demand, 35 State Street proposes to modify the room configuration
and the types of units to create more, smaller units, along with a few large suites, while still
maintaining the approved Measure E allowances/restrictions. The applicant also proposes to
eliminate hotel rooms from Area C, and consolidate all rooms within Areas A and B;
timeshare units are no longer proposed. The following is a summary of the reconfiguration
of the units with respect to hotel room/ key location and room size in square feet (SF):

ROOMS (KEYS) 4 ROOM SIZE (SF)
AREA A
64 hotel rooms (64 keys) 297 - 888 SF
AREA B
59 hotel rooms (59 keys) 323 - 944 SF
AREA C
0 hotel rooms (0 keys) 0 SF
TOTAL
123 hotel rooms (123 keys) 297 - 944 SF

A non-residential square footage breakdown by site and type; hotel room breakdown by site
and details of hotel room sizes is attached hereto as Exhibit "B".

A SCD summary sheet consisting of key/room analysis, public commercial analysis, hotel
amenity analysis, parking analysis and traffic analysis is attached as Exhibit "C”,

Hotel Amenities

When the 35 State Street team redesigned the program to an all hotel project, additional
amenities were created, such as, additional flexible meeting space on Area B and C. Other
previous hotel amenities continue to remain in the program such as conference room,
business center, gym, spa, and lounge. The location of the respective Hotel Amenities are
detailed on the attached set of plans (see Exhibit “A™).

Parking

All proposed Hotel Guest parking will be performed via valet. Except for a few parking
spaces in Area A and B, all private parking spaces for Hotel Guests will be located within an
underground parking garage located on Area C. Public parking will be located in Area C’s all
above grade parking garage, which is accessed from a separate driveway from the valet
entrance for Hotel Guest parking.
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The specific parking requirements and the amount of parking provided is detailed on the
attached set of Plans (see Exhibit “A”) and in Parking Analysis set forth in Exhibit “C".

Construction

The Revised 35 State Street Entrada Project will be built in one single phase (buildings and
off-site improvements) which will result in the simultaneous construction of the “onsite”
improvements on Areas A, B and C and the Stage 2 and 3 “offsite” improvements. 35 State

Street will complete construction of the Entrada Project no later than the previous completion
date of June 30, 2016.

Measure E Analysis

Attached as Exhibit “D”, is a new Measure E Analysis to demonstrate that there is adequate
Measure E square footage (including room for room transfers) to satisfy the requirements of
the modifications and revisions requested by 35 State Street, described herein. This new
Measure E Analysis has been prepared in the same format and uses the same principles as the
Measure E Analysis which was prepared for the Approved Project.

CONCLUSION

Thank you in advance for your consideration of this request. With the requested changes, the
Revised 35 State Street Entrada Project will be well positioned for a streamlined and cost-
effective construction effort that will successfully and feasibly implement a major
redevelopment project which will:

Be consistent with past approvals;
Be compatible with surrounding development;
Maintain mountain views; and,

Encourage pedestrian activity and connection between the Waterfront and Downtown
Areas.
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Should you have any questions, need further documentation, or wish to further discuss this
SCD Letter Request with the Applicant or the members of the Applicant’s team, please do
not hesitate to contact me at (805) 963-0755.

Sincerely yours,

Douglas E. Fell

Attachments

cc: Stephen P. Wiley, Esq. (w/enclosures)
Scott Vincent, Esq. (w/enclosures)
Ms. Bettie Weiss (w/enclosures)
Ms. Allison De Busk (w/enclosures)
Mr. Michael Rosenfeld
Kenneth E. Marshall, AICP
Mr. Rick Arambulo
Ms. Melisa Cinarli



EXHIBIT A

THE PLANS CONSISTING OF THE 29 SHEETS WHICH ARE LISTED

G000

G001

G002

AA000
AASO1
AA101
AA102
AA104
AA105
AA300
BA00O
BASO01
BA101
BA102
BA103
BA104
BA300
BA301
CA000
CASO01
CA100
CA101
CA102
CA103
CA300
CA301
CA820
CA821
CA822

BELOW AND ACCOMPANY THIS SUBMITTAL

Cover Sheet

Tabulations

Master Site Plan

Area A Cover Sheet

Area A Site- Plan

Area A Ground Level Plan

Area A Second + Third Level Plan

Area A Fourth Level Plan

Area A Upper Deck Level Plan

Area A Exterior Elevation - State + Mason Street
Area B Cover Sheet

Area B Site Plan

Area B Ground Level Plan

Area B Second Level Plan

Area B Third Level Plan

Area 8 Roof Plan

Area B Exterior Elevation -State Street
Area B Exterior Elevation - Mason Street
Area C Cover Sheet

Area C Site Plan

Area C Below Grade Parking Garage Plan
Area C Ground Level Plan

Area C Second Level Plan

Area C Third Level Roof Plan

Area C Exterior Elevation - State Street
Area C Exterior Elevation - Mason Street
Area C Additional Views

Area C Additional Views

Area C View Study



EXHIBIT B

NON-RESIDENTIAL SQUARE FOOTAGE BREAKDOWN BY SITE AND
TYPE; HOTEL ROOM BREAKDOWN BY SITE AND DETAILS OF HOTEL
ROOM SIZES



103

(‘Bae Js 8gg) (‘BAe Js 09G) (BAg s L/S) wooy YN Y
%ve ¥g 62 syun 62 sjun g s)un yi |210H aung woospag |
(‘Bne g5 68E) (‘BAe js £6E) ('BAe Js Ggeg) wooy |310H
%9L g ¥6 SHUN ¥6 SHun y SHun 0§ PiS woalpag |
710 g v v v d
4S 1IN - XIW LINA - vHVBYVYE VINYS 30 VAOVHINT
8 8y H v H0O V V10
ap O e Y UO

s 0 1S 0 4S 0 3S 0 € apeus) anoqy
4S 0 35S 0 IS 0 is 0 F4 apels) aroqy
Js 685'81L IS ¥85 IS 0029 1S GOE'LL l 8pein enoqy
S 0 150 4S 0 J5 0 [ apeas) mojeg

O VY
s 9L is 0 4S 9L S 0 € apeig aroqy
§S 97 4SO 4S 9L IS 0 4 apelo sAaoqy
Is 96.L°Z1 is eyl s LLE'9 IS LEV'D 3 aprI9 anoqy
4S 0 35 0 4s 0 45 0 }- apeis) mojeg

g Vv
Js $ES'L 4S 0 IS ¥ES'L s 0 14 apeis) aroqy
s 0% 1S 0 IS 0L¥'T S 0 € apelg aaoqy
isozb'e 450 5 0LY'T S0 4 spri9 anoqy
s 008’01 s 225 1S ¥69'S s ¥8G'Y 3 apei9 aroqy
] 4S 0 auiuezzapy apeis) anoqy

\A £

[g wayxa]

4S 13N - NOILYINGVL ¥IHY TV.LOL - VHVEYVE VINVS 30 VOVHINT




by

syun p|
EER IS gee [1%2
dg 1 IS zee ziy
¥g 1 Is 9z Lib
el 1S8¥9 oLy
ER s €8¢ 60F
AL 15 6ee 80p
dg L 1S GEE 0¥
HE L )5 GEE 90v
gL IS GEE S0y
ayng| D 1S GEY (12
ES e IS 985 £0F
aung| e 1S 085 20v
aung RN IS 525 L0p
%6E 1S 8ZY sjun g2 FED s ey (Y73
el IS 162 veT
FER Is 62 344
N J5 09 z2e
e s Gor %72
He L ss 6oy 0zz
D 5 69¢ 612
uE L is soe 81z
uE L Isziy iz
i ] B i k=1 sy A1
gL IS GoE S1Z
¥g L Js zee viz
aung| R s o8p €LZ
sung| RED 1S 665 [4¥%4
e s ey e
HE L IS LEY oLz
ug L IS Ley 602
D IS LEY 80C
ug L IS LEY 202
gl IS Leb 902
sing| RER Js /88 502
._ ug L Js 18¢ [
ayng| ¥a L s 69v €02
HE L IS 1zg z02
RN Isyie 10Z
%6E 1S 82y sHun 67 BN s 12y Y73
|- . gl IS L6C _ vee
gL IS 262 4
NED is oop 2z
u8 L IS 59p [¥23
e 1s Gop o0z2
Hg L s Goe 612
I Js goe 812
I IS 2Ly 212
e is2iy 9z
Mgl IS G9E [1%3
B i T EE Is zee viz
alng| uB 1 is 98¥ £1T
esm_ el 15 GBS 2z
He L s L 1z
HE L Is ey oiz
gL s 1ey [
¥g L IS Leb 802
gl IS LEY 202
FED IS LEY 902
alng| Hg L Is /88 502
|_ uE | Is 18€ v0Z
Qsm_ eI IS 69¥ £0Z
g8 L IS L2E 202
Mg | IS bLE 102

TE.:
S 229

€ J0J)BAB|T B0IAIBS

S €91

s ¥ES°L

IS ¥GE

T
IS vi0°L

S 02¥'T

Jis soe

S EVL

S 89

IS $G6')

IS 0LY'T

S G0E

IS EPL

s 89
IS ¥56')

S ¥69'

J5 601

S 1592

S 060

S LOL

S 952

S 66V

Jises6

4S /B6

100(4 Ag
dsieol

JS /6G'E
4s

sligjag

AYYWWNS 4S

[g yaiyx3]

AUVWINS 4S + XIW LINR - V VAV - VAIVEUYE VINVS 30 VOVILINI



124>

%Pt 1S 92y SHun 02 e L JS 28 0ze
ug s et 6LE
ue s 09€ 8
ud S GBE L
ag S Z8¢ 39 i
= Is sve SIE
ug S €41 y
ug s £2f 3
ug S €L 2
uE S G
aing| e S e 0
e S 80V 60¢
a)ng 48 S 9ES §0¢
sungf ug L IS 985 208
AL IS 80V 908
EED IS 80V SOE
EED IS 8ov YOt
EED IS 80v £0¢
EI 1S 80Y 208
e 35 8O L0g
%vs 1S bop Wun zg e 15 28 zee
aung| FED 1S 6.y 34
EE Is 8oy 082
e IS 8oV 622
eI 1S 8oy 822
HE L IS 80Y leT
ER Js 8oV 9zz
EED Is e8¢ 74
e S 88E€ yZZ
Sing EED s 229 X4
8ung EE S 88 ZeT
3ung| EEL Js 609 4
NE is sye ozz
FED IS £/ 612
EID )s 28 81z
FEID is €28 e
ue | IS GvE 9tz
B . ¥g L s ivy _Sie. .
EEI is L8 viz
e IS v59 €1z
Hg L IS 8oy [4¥4
auns ug L I5 986 [Y¥3
aung ua L 15 988 01z
REI IS 8OV 602
aung FED Js 06% 802
sing D IS vV 202
aung ua L is 685 90z
eI is sov 502
EEl IS 80 02
FE Is 8oY €02
eI is 8oy 20z
FET Is 80y 102
%z 1S yey syun £ ua | IS 80V 101
EER is 8oy 90l
e is 80V SoL
e Is 8oy oL
REI Is soy €01
EED is vEY 201

e
wn

ECEES

jun abesaay

adA1 3y

== .
n |3unog wi

00ipag

Jaguinn jun

== |

~XIW LIND

s gveze

lietol

IS Zvi

4S L.

4S L.

4S 9L

lisez

S 9L

4S 92
T

35S L12'9

Js LOL'L

4S 0SC

S L9V

S 651

4S 292

s vilL

s L02

IS 2LS

IS CLE

S SpL

4S 1G9

5 LY'L

IS €8

s €8

IS LEV'9

1S 809'Y

Jooj4 Ag
_dseoL

s 628°L

sjleieg S9s()

AYVYINWAS 4S

[g uquyx3]

AYVINIANS S + XIW LINM - 8 V3AY - VIVEYYE VINVS 30 VOVYLNI



viv

S i 0,

§S v8S _ﬁ 042 : € NEIS
4S 2EL Z s
s v € JojeAs(] sonias
4] Z Jojeas|3
IS 1L | Joyeas|3
10013 151,
§s 00L'9 s Z29v Ty puz) swoonsay enuap
10044 puz
IS 26et UBUII/HOE
IS GLY SWOORSIY BNUBA
liseaz Uoijound-8.d anuep
IS 266'C aoeds anusp,
4S 06 uolg[naUID BNUBA
S 0LE wooy ysel] |
45 65 wooy £'Ae|3
4S 29 Wooy g A9|13
4S 0L Wwooy | 'A8|3
10044 381,

JS SOE'LL
J5 28S'L 3 [eRIBLIWO))|
10044 pag|
S OVS'L a %)
SYL6L 2 %)
SOVt g %)
43S E2E'C V [ERBWWOD
IS 90P'C Jajuan uollewloju| JOUSIA
L 100{3 151,

AUVAINNS 4S + XIW LINN - O V3UY - vivadvE VINVS 30 VOVILINT

[g nayx3al



S TCYURVI XS

EXHIBIT-C

SCD SUMMARY SHEET CONSISTING OF KEY/ROOM ANALYSIS, PUBLIC
COMMERCIAL ANALYSIS, HOTEL AMENITY ANALYSIS, PARKING
ANALYSIS AND TRAFFIC ANALYSIS
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EXHIBITD

MEASURE E ANALYSIS



[Exhibit D]

ENTRADA
MEASURE E ANALYSIS
March 4, 2013
Area A
AVAILABLE EXISTING SQUARE FOOTAGE/ROOMS
Rooms 96
Non-residential Square Footage
Existing 13,648
0.25 lot area for | vacant lot 2,050
1,000 sq. ft. minor addition x 2 lots 2,000
Subtotal 17,698
Transfer of Non- Residential Square Footage
From Area C 3,988
From Area B 4,903
26,589

REQUIRED SQUARE FOOTAGE/ROOMS

Rooms 64 rooms

Non-residential Square Footage 17,274

ANALYSIS

Rooms 37 rooms covered by room-for-room or
transfer

27 rooms covered by NR sq.ft. = 8,937sq.ft.
Non-residential Square Footage 26,589 — 17,274 (common & commercial sq.f.)
— 8,937 (27 rooms at 331 sq.f.)
= 378 (remaining NR sq.ft.)

TEDR
Rooms 5910 Area B
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[Exhibit D]

ENTRADA

MEASURE E ANALYSIS
March 4, 2013

Area B
AVAILABLE EXISTING SQUARE FOOTAGE/ROOMS

Rooms 0

Non-residential Square Footage

Existing 12,600
0.25 lot area for 1 vacant lot 2,251
1,000 sq. ft. minor addition x 3 lots 3,000
17,851
REQUIRED SQUARE FOOTAGE/ROOMS
Rooms 59 rooms
Non-residential Square Footage 12,948
ANALYSIS
Rooms 59 rooms covered by room-for-room TEDR
from Area A
Non-residential Square Footage 17,851- 12,948 (common & commercial sq.ft.)

= 4,903 (remaining NR sq.ft.)

TEDR
Rooms 59 from Area A
Non- residential Square Footage 4,903 to Area A

213



Area C

Rooms

Non-residential Square Footage
Existing

Rooms

Non-residential Square Footage

ANALYSIS

Rooms

Non-residential Square Footage

TEDR
Non- residential Square Footage

AVAILABLE EXISTING SQUARE FOO

0.25 lot area for 1 vacant ot
1,000 sq. ft. minor addition x S lots

[Exhibit D]

ENTRADA

MEASURE E ANALYSIS
March 14, 2013

TAGE/ROOMS
0

12,670
2,501
5,000

20,171

| REQUIRED SQUARE FOOTAGE/ROOMS

0 rooms

16,183'

0 rooms

20,171 - 16,183(common & commercial sq.ft.)
= 3,988 (remaining NR sq.ft.)

3,988 sq.ft. to Area A

! The square footage for the Visitor Information Center is to be provided by the City/Redevelopment Agency as Community Priority

square footage and is, therefore, not included in this analysis.

313



SETBACK ANALYSIS

PREVIOUSLY APPROVED VS. PROPOSED

[._REQUIRED

APPROVED | |
| SETBACK [ ENCROACH- | NEW BUILDING ENCROACHMngAW|TH|N REQUIRED SETBACK
AREA MENT | R '
Area A Original Last SCD Variance % Revised SCD| Variance %
Street Level 1,168 sf 629 sf 857 sf 228 sf 36% 739 sf 110 sf 17%
Second Level 1,168 sf 718 sf 647 sf -71 sfl -10% 585 sf -133 sf|  -19%
Third Level 1,168 sf 649 sf 743 sf 94 sf 14% 585 sf -64 sf| -10%
Subtotal 3,504 sf 1,996 sf 2,247 sf 251 sf 13%| 1,909 sf -87 sf -4%
Area B Original Last SCD Variance % Revised SCD | Variance %
Street Level 8,040 sf 3,439 sf 4,719 sf 1,280 sf 37% 3,866 sf 427 sf 12%
Second Level 9,701 sf 4,225 sf 5,079 sf 854 sf 20% 4,620 sf 395 sf 9%
Third Level 9,701 sf 1,617 sf 1,677 sf 60 sf 4% 2,304 sf 687 sf 42%
Subtotal 27,442 sf 9,281 sf] 11,475 sf 2,194 sf 24%| 10,790 sf 1,509 sf 16%

AreaC Original Last SCD Variance % Revised SCD| Variance %

Total _

g n A R

| 1911 sf

ofl

Entrada de Santa Barbara
Setback Encroachment Analysis

(2 S

. AD0 =11
Ee b bl S|

25,495 sf

—

et Mt S AL e~ S E

““ EXHIBIT C

Street Level 13,655 sf 6,214 sf 6,564 sf 350 sf 6% 6,945 sf 731 sf 12%
Second Level 13,655 sf 4,196 sf 3,781 sf -415 sfl -10% 3,550 sf -646 sf -15%
Third Level 13,655 sf 3,985 sf 1,428 sf -2,557 sfl -64% 734 sf, -3,251 sf| -82%
Subtotal 40,965 sf| 14,395 sf|] 11,773 sf| -2622 sf| -18%] 11,229 sf| -3,166 sfl -22%
Total Original Last SCD Variance % Revised SCD| Variance %
Street Level 22,863 sf|] 10,282 sfl 12,140 sf 1,858 sf 18%| 11,550 sf 1,686 sf 15%
Second Level 24,524 sf 9,139 sf 9,507 sf 368 sf 4% 8,755 sf 226 sf 2%
Third Level 3.84 sfl -2,403 sf -38 3,623 sf

-2,499 sf
= ] DN rowe| |
ATTsE A%\ PP A7A4 SEL 1%

R

-40%

ECEIVE

MAR 08 2013

CITY OF SANTA BARBARA
PLANNING DIVISION

03/04/13
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City of Santa Barbara

City Ad_ministrator’s Office B _ www.SantaBarbaraCA.gov

March 3, 2010

Administration

Tel: 805.564.5305

MF Santa Barbara, LLC

Attn: Arthur Nevid, Managing Director of Onvestment and Lending
13860 Ballantyne Corporate Plaza, Suite 130

Charlotte, NC 28277

Fax: 805.897.1993

City TV - Channel 18
Tel: 805.564.5311
Fax: 805.564.5556 . . . .

RE: Substantial Conformance Determination — Entrada de Santa Barbara Project
City Hall .
Dear Mr. Nevid:
735 Anacapa St.

Santa Barbara, CA

65101 This letter is in response to your letter dated February 26, 2010, wherein you

outline your most important concems with respect to the City's proposed

Conditions of Approval for the Entrada de Santa Barbara Substantial Conformance
Determination (SCD).

PO Box 1990
Santa Barbara, CA

93102-1990 . . .
We have considered your issues, and offer the following responses:

1. HLC Preliminary Approval. The City is not willing to extend the September
30, 2010, date for completion of preliminary design review. Your submitted project
schedule indicated that preliminary design approval would be obtained by July 2,
2010, assuming a January 1 SCD approval. This represents six months of
design review. The current deadline of September 30, 2010 is more than six
months away. Additionally, we have had a deal in principle since before January
1, 2010, and your applicant team was put on notice that the compliance dates
would not be “moved-out” based on when the final SCD was issued. Specifically,

on January 26, 2010, your applicant team was advised to proceed with HLC
review as we worked through finalizing the SCD.

2. Public Improvements/Garage Certificates of Occupancy. We have revised
the SCD to clarify that occupancy of the Area C garage will not be dependent on
completion of public improvements. Occupancy of Area C will be subject to the
issuance of a final Certificate of Occupancy by the City's Building and Safety
Division in accordance with the City’s Uniform Building Code.

3. Commencement of Construction on Areas A and B. While we are
amenable to staggering the commencement of construction for these two Areas,
please be aware that it will not push out the final completion date. The dates
identified for construction were based on a worst-case assumption, and permits for
either area could be pulled earlier in order to start construction of one site prior to
the other. The SCD has been amended accordingly.

4. Public Improvements. We cannot agree to make any change to this
condition.

EXHIBIT D



MF Santa Barbara'. .C

RE: Substantial Conformance Determination — Entrada de Santa Barbara Project
March 3, 2010

Page 2

5. Tolling Public Improvements for Litigation. This change is acceptable so

long as it is only applicable to the initial six month period after the SCD approval.
We have revised the SCD to reflect this requirement.

We hope that you understand our position on these issues; despite the difficult
economic environment, we believe that some real progress towards construction
of this Project needs to be apparent soon.

Enclosed is a revised Entrada Project Substantial Conformance Determination
Conditions of Approval (“Agreement”). This Agreement must be executed by MF
Santa Barbara within ten days. Upon receipt of the executed Agreement and

deposit of the required fees/deposits (as outlined below), | will issue the formal
written City SCD.

Required payment/deposits prior to issuance of SCD (separate checks required):

Fee to Prepare Addendum.................ccoovviviiiiiiiiiiiiiccecciee e $6,400.00
Deposit for Area C Restoration/Area A Obligations.............. $500,000.00
Deposit for Site Maintenance...................c.ocoooiiiie, $20,000.00

If you have any questions, please let me know.

James L. Armsténg

City Administrator

Enc. Entrada Project Substantial Conformance Determination Conditions of
Approval

cc. Stephen P. Wiley, City Attorney
Bettie Weiss, City Planner
Pat Kelly, City Engineer
Debra Andaloro, Senior Planner |
Allison De Busk, Project Planner
George Estrella, Chief Building Official
Joe Poire, Fire Marshall
John Ewasiuk, Principal Engineer
Mark Wilde, Supervising Engineer
Ken Marshall, Dudek
Douglas Fell, esq.
Melissa Cinarli, Design ARC, Inc.



Entrada Project

Substantial Conformance Determination Conditions of Approval.

1. The Entrada Project Design Review and Construction Schedule. The Applicant
will comply with the Entrada Project Schedule and Construction Milestones (attached
hereto as Exhibit A) for completion of Project design approvals, Project plan submittals,
and Project construction (design review, building plan check submittal, building permit

issuance, construction milestones, etc.) as shown on that schedule and specifically as
follows:

A. Preliminary Design Review by HL.C. Preliminary design review approvals
for all three Project Areas will be obtained from the City Historic Landmarks
Commission (the “HLC”) by September 30, 2010. The Applicant will work
diligently with City staff, the HLC, and any designated HLC subcommittee in
order to explore any HLC Project design concerns and possible solutions. The
September 30, 2010, date for HLC Preliminary Design approval will be extended
by the City Administrator for a period of up to ninety (90) days if, in his
discretion, he determines that that the Applicant has been working in good faith
with the HLC and City staff in order to obtain the preliminary approval of each
Project Area. Good faith shall mean that the Applicant and the Applicant’s
architects are being prompt and responsive to the HLC design comments and
requests and the Applicant and their architects have been meeting with the HLC
(or an HLC subcommittee) on a regular basis, such as at least one meeting per
month. The September 30, 2010, date may also be extended by the City
Administrator in the event of an appeal to the City Council of any HLC decision
either granting or denying preliminary approval to the Project for the period of
time during which an appeal to the City Council is pending.

Project Area B — Mass, Bulk and Scale. The Applicant shall work with the HLC
to address mass and scale issues, particularly related to Area B, along Mason and
Helena Streets. The project shall not encroach further into required setbacks than
that which was depicted in the SCD project presented to the Planning
Commission and HL.C in October 2009.

B. Final Design Review Approval by HLC. The Applicant will obtain Final
HLC design review and approval for the Project within the period of time
identified as the date for completion of the “Construction Documents” on the
Project construction schedule attached hereto as Exhibit A.

C. Area C Excavation and Shoring Work Permit. The Applicant will obtain a
City foundation and excavation permit for the Project Area C foundation, shoring,
and excavation work required for the subsurface parking/foundation structure
designed as part of the Area C improvements within 210 days of the issuance of
the preliminary design approval for the Project by the HLC (or City Council) and
Applicant shall commence such excavation, shoring, and foundation work within
thirty (30) days of the receipt of the Area C foundation and excavation permit.



D. Issuance of Project Area C Building Permit. The Applicant will obtain a
Building Permit for all Area C improvements within fourteen (14) months of the
issuance of the HLC (or City Council) preliminary design approval for Area C
(i.e., by November 30, 2011.)

E. Project Area C Subsurface Construction Work. The Applicant shall
complete all Area C subsurface construction work within ten (10) months of
issuance of the Area C Building Permit required by subsection D above. (i.e., by
September 30, 2012.)

F. Project Area A and B Construction Progress. The Applicants shall obtain
City building permits for either Area A or Area B by November 30, 2012 and for
the remaining Area by February 28, 2013. The Applicant shall commence
construction on those Areas within one month of respective building permit
issuance and diligently complete such construction in a timely manner thereafter.
Construction of the entire Project shall be completed by June 30, 2014.

G. Tolling of Deadline in the Event of Litigation. The Project Design and
Construction deadlines identified above will be considered tolled by the City
under the following circumstances:

1. for the period of time during which any litigation challenging the City’s
issuance of its Substantial Conformance Determination for the Project has
been initiated by a third-party and is pending; or

2. for the period of time it takes for a voter referendum on the Project to be
submitted to the voters of the City.

2. Entrada Project Related Public Improvements on State Street. The Applicant will
undertake and complete those Project public right-of-way improvements which are
required by the City as conditions of the Project [and originally scheduled for
construction in March 2010 under the current Land Development Agreement between the
City and the Applicant (as recorded on April 16, 2009 in the official records of Santa
Barbara County as Document No. 2009-0021170) in accordance with the following
revised construction schedule:

A. Stage 1 Public Improvements — State Street West Side Improvements. The
Applicant shall commence construction of that portion of the Project’s State
Street sidewalk and right-of-way improvements as required as part of the Project
approval for the west side of State Street (and as depicted in the exhibit attached
hereto as Exhibit B “State Street West Side Improvement Plan) by March 30,
2011 and complete such public improvements to the satisfaction of the City
Engineer within 210 days of the date construction is commenced or November 30,
2011 whichever is sooner.

B. Stage 2 Public Improvements — State Street East Side Improvements. The
Applicant shall commence construction of that portion of the Project’s State
Street sidewalk and right-of-way improvements adjacent to the east side of State
Street at Project Area C (from the U.P. railroad tracks to Mason Street — as
depicted in the attached Exhibit C (the “State Street East Side Initial



Improvements™) in a manner acceptable to the City Engineer upon issuance of the
City building permit for construction of the Area C parking structure. These right-
of-way improvements shall include the new alignment of the State Street curb and
gutter, and portions of the permanent sidewalk, and will be completed within 90
days of commencement of construction. These improvements may include a
temporary sidewalk, construction fencing, and temporary landscaping for use

during construction of Project Area C, as determined appropriate by the City
Engineer.

C. Stage 3 Public Improvements — Remaining Required Public
Improvements. The Applicant shall commence construction of all remaining
Project public improvements (i.e., generally those along east and west Mason
Street and along Helena Street) in conjunction with the issuance of building
permits for Project Area B and shall complete construction of such public
improvement concurrent with the completion of construction of the Area B
Project improvements.

D. The time period during which construction of the Public Improvements is
required shall be extended for the period of time during which litigation initiated
by a third party has been filed challenging the City’s issuance of the SCD and
remains pending provided such litigation is initiated within six months of the
City’s approval of the SCD.

3. Revised Scope of Public Improvements. In connection with the public right-of-way
improvements described in Section 2 above, the Applicant shall also construct the those
right-of-way and sidewalk improvements on the east and west side of State Street
between the southerly boundary of the Project and the Mission Creek Bridge at State
Street south to Cabrillo Boulevard as shown on the attached Exhibit D (the “Additional
Right-of-Way Improvements.”)

4. Completion and City Acceptance of Improvements. All public right-of-way and
sidewalk improvements must be completed and certified in writing as accepted by the
City Engineer prior to issuance of a final Certificate of Occupancy for the Project. A
final certificate of occupancy may be issued for the Area C improvements upon
completion of those improvements in accordance with the requirements of the City’s
Uniform Building Code without regard to the completion of the required Public
Improvements.

S. Entrada Project Area C - Temporary Landscaping Improvements. The Project’s
Area C shall be cleaned-up, landscaped, and maintained in accordance with the “Area C
- Temporary Landscape & Beautification Plan” (as described and depicted in the attached
Exhibit E) within ninety (90) days of the issuance of the Substantial Conformance
Determination. Said Beautification shall remain in place and be properly maintained until
such time as construction of the foundation, shoring, and excavation work required for
the subsurface parking/foundation structure on Area C commences.

6. Obligation to Restore Project Area C and Security for Area C Restoration Work.

In the event the Applicant fails to complete the City’s HLC design review process in a
timely manner as required herein or in the event the Applicant fails to obtain building



permits and diligently undertake, pursue, and complete construction of the Project or the
required Public Improvements in accordance with the time periods required herein, the
Applicant will restore and re-landscape Area C in the manner described in the attached
Exhibit F - the “Area C Restoration and Landscaping Plan” within sixty (60) days of the
date of written notification from the City to the Applicant demanding such restoration.

In order to secure the Applicant’s obligation to Restore Area C and to seismically secure
the California Hotel [pursuant to Section 7(c) hereof], if necessary, in order to allow the
City to undertake such restoration work on its own upon the Applicant’s failure to do so
as required, concurrent with the issuance of the City’s Substantial Conformance
Determination, the Applicant will deposit cash in the amount of $500,000 with the City
which deposit shall be held by the City in an interest bearing account at a variable interest
rate equivalent to that paid to the City for its funds deposited in the State “LAIF” account
pursuant to state law.

Upon the Applicant’s failure to restore Area C as and when required by this SCD
agreement, the City may notify the Applicant in writing of its obligation to restore Project
Area C and that, upon the expiration of a period of thirty (30) days and the Applicant
failure to restore Area C as required, the City will utilize the funds deposited with the
City for the purpose of paying a private contractor to immediately restore Area C in the
manner described in Exhibit F. Any deposited funds remaining upon the City
implementation and completion of the Area C Restoration shall be returned to the
Applicant with appropriate pro-rated interest.

7. Seismically Securing the Californian Hotel (Area A) and Security for the
Applicant’s Obligations Regarding the Californian Hotel.

A. Structural and Demolition Report for the Californian Hotel. The Applicant
understands and acknowledges that the current condition of the Californian Hotel
building represents a public health and safety concern due to the building’s lack
of seismic integrity and its deteriorated and derelict condition as such condition is
described in the City’s Notice and Order prepared by George Estrella, Chief
Building Official, and Joe Poire, City Fire Marshall, dated December 7, 2009, as
revised on February 3, 2010. As a result, the Applicant understands and
acknowledges that it must undertake immediate remedial action in the manner
required by the City Building and Fire Officials in order to secure the Californian
Hotel building for public safety purposes and to address its derelict appearance
and conditions or to demolish the building.

Consequently, as part of the City’s SCD determination, the Applicant agrees to
provide the City with a structural engineer’s (or other appropriate professional’s)
evaluation and estimate for seismically securing the Californian Hotel building in
the manner described in the City Revised Notice and Order dated February 3,
2010 or by undertaking the immediate demolition of the building, including the
removal and disposal of all debris and any possible hazardous materials.

B. Obligation to Secure the Californian Hotel. Within One Hundred Eighty
(180) days of the issuance of the City’s SCD, the Applicant will immediately
undertake the work recommended by the structural engineer’s report for
Californian Hotel as approved by the City’s Building Official in a manner which



complies with the City’s Notice and Order — all in a manner acceptable to the City
Building and Fire Officials. This seismic repair work or demolition obligation and
this compliance schedule shall be incorporated into a revised stipulated judgment
in the code enforcement litigation entitled City of Santa Barbara v. Hotel
Properties and State Street Investments (Santa Barbara Superior Court Case No.
225063) entered on November 9, 1998, which judgment expressly provides for a
seismic retrofit of the Californian Hotel and that it may be enforced by the City.

C. Failure to Secure the Californian Hotel — Security for Necessary Work.
Should the Applicant fail to seismically retrofit or demolish the Californian Hotel
in the manner and when required by this agreement, the City may use its authority
under the court judgment to either retrofit or demolish the Californian Hotel, and
may utilize the $500,000 cash security deposited with the City in order to pay for
the costs of retrofitting or demolishing the Californian Hotel, returning the

balance of any security (if any) to the Applicant with appropriate pro-rated
interest.

D. Return of Security Deposit. Should the Applicant duly comply with the
requirements described herein with respect to the Californian Hotel and with
respect to Area C within the time periods required and to the satisfaction of City
Building and Fire Officials, the City shall return the deposited cash funds to the
Applicant along with all interest earned on said funds.

8. Regular Project Site Maintenance and Clean-Up.

A. Regular and On-Going Maintenance Requirements for Area A —
Californian Hotel. Within 30 days of the issuance of the City’s SCD, the
Applicant must have the south (beach) side of the Californian Hotel building
painted in a color and manner approved by the Community Development Director
(or his designee) and the Applicant will install approved landscaping behind the
wrought iron fencing on the State Street frontage of the Californian Hotel
building.

B. Project Property Caretaker and Maintenance. The Applicant must also
retain a property caretaker for the on-going, daily site maintenance of all Project
area landscaping and buildings including any aesthetic treatments and any
appropriate lighting installed for safety purposes. All Project Areas shall be
routinely maintained in an attractive state, similar to that of the 400 block of State
Street as it is presently maintained by the Santa Barbara Downtown Organization.
This maintenance shall include the sweeping of sidewalks, regular landscape
maintenance and irrigation, lighting and any other aesthetic treatments identified
as appropriate for the Project area.

C. Security for Maintenance of Project Area. Concurrent with the issuance of
the SCD, the Applicant shall deposit and maintain at all times a separate cash
deposit with the City in the amount of $20,000 to be used by the City to contract
with the Downtown Organization to perform maintenance/clean-up or graffiti
removal at the site should the Applicant or its caretaker fail to maintain the site in
an attractive manner as required by the SCD and as determined necessary by the
City Community Development Director. The City may also elect to utilize its



Public Works Graffiti Abatement staff to remove graffiti from the Project Area
buildings and the City may be reimbursed for their time and for the use of the City
graffiti abatement staff and equipment in removing graffiti from the $20,000 cash

deposit in the manner typically charged private property owners by the City for
such work.

9. Application of Latest Version of Building Code. The Project shall comply with the
most recently adopted version of the City’s Building Code, determined at time of
building permit submittal.

10. Stormwater Management. The Project shall be subject to the City’s current
Stormwater Management Plan.

11. Force Majeur Delays. The timeframe for compliance by the Applicant with the
deadlines contained herein shall be excused for the period of time a force majeur prevents
the Applicant’s ability to comply with any of these conditions or periods of compliance.
For the purposes of these conditions, “force majeur” shall mean when the applicant is
delayed or prevented from the performance of any act required by these conditions by
reason of war; insurrection; strikes; lockouts; riots; floods; earthquakes; fires; casualties;
acts of God; acts of the public enemy; epidemics; quarantine restrictions; freight embargoes;
lack of transportation; unusually severe weather; inability to secure necessary labor,
materials or tools; or any other similar casualty causes, without fault and beyond the
reasonable control of the Applicant.

12. Updated Project Agreements. The City and the Applicant shall review and revise
and update all affected Project agreements which will remain in effect as determined to
be necessary and appropriate in accordance with the SCD.

13. Prior Project Approvals and Building Permits. Upon granting of the SCD and
execution of the SCD agreement and the Revised Stipulated Judgment, the existing City
building permit(s) for Area C will be deemed cancelled and revoked.

14. Agreement Controlling. In the event of any conflict or inconsistency between the
terms, conditions, and covenants of this Substantial Conformance Determination Conditions
of Approval Agreement and the Schedule attached hereto as Exhibit A, the terms,
conditions, and covenants of these SCD Conditions of Approval shall be controlling.

15. Notices. Any and all written notices which are required to be delivered to the
Applicant or the City shall be deemed properly delivered when mailed via regular mail
postage prepaid to the following addresses:



CITY OF SANTA BARBARA MF Santa Barbara, LLC

A Municipal Corporation Mountain Funding, LLC
_ By: )
James Armstrong, Signature
City Administrator
ATTEST: Type or Print Name
Title

Cynthia M. Rodriguez, CMC
City Clerk Services Manager

APPROVED AS TO CONTENT: Address
I City State Zip
Bettie Weiss
City Planner
Telephone Number

Attachments: Exhibits A-F
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Exhibit B

State Street West Side Improvement Plan

The State Street West Side Improvement Plan shall be the entire western half of
State Street shown on the approved Public Works drawing number C-1-4115
with the additional completion of work on the West Side of State Street from the
line labeled "end of project" to the Mission Creek bridge.

At the intersection of Mason Street and State Street, both side of the Western
half of the intersection shall be completed to at least the "b/c" point on the curb,
gutter and sidewalk including the sidewalk access ramps.

Detailed elements shall include Items #1 to #48 of the accepted Preliminary
Statement of Probable Cost dated 11-8-05 titled State Street Improvements and
related notes on the approved Public Works drawing number C-1-4115.

The intent of the State Street West Side Improvement Plan is to provide a
complete, useable.and safe route for the pedestrian and vehicular traffic
connecting traffic from Cabrillo Boulevard to the 400 Block of State Street.



Exhibit C

State Street East Side Initial Improvements

The State Street East Side Initial Improvements shall be the entire eastern half of
State Street as shown on approved Public Works drawing number C-1-4115 from
the intersection of Mason Street to the Union Pacific Railroad.

Detailed elements shall include ltems #1 to #48 of the accepted Preliminary
Statement of Probable Cost dated 11-8-05 titled State Street Improvements and
related notes on the approved Public Works drawing number C-1-4115.

At the intersection of Mason Street and State Street, both sides of the eastern
half of the intersection shall be completed to at least the "b/c" point on the curb,
gutter and sidewalk including the sidewalk access ramps.

The intent of the State Street East Initial Improvements is to provide a complete
useable and safe route for the pedestrian and vehicular traffic connecting traffic
from Mason Stree to the 400 Block of State Street.



Exhibit D

Additional Right-of-Way Improvements

The Additional Right-of-Way Improvements shall be the entire eastern half of
State Street as shown on approved Public Works drawing number C-1-4115 from
the intersection of Mason Street to the Mission Creek Bridge and all remaining
improvements for the 00 Block of West Mason Street and the 00 Block of East
Mason Street; the 00 Block of Helena Avenue and the 100 Block of Helena
Avenue.

Detailed elements for State Street shall include Items #1 to #48 of the accepted
Preliminary Statement of Probable Cost dated 11-8-05 titled State Street
Improvements and related notes on the approved Public Works drawing number
C-1-4115.

Detailed elements for Mason Street shall include ltems #1 to #35 of the accepted
Preliminary Statement of Probable Cost dated 11-8-05 titled Mason Street
Improvements and related notes on the approved Public Works drawing number
C-1-4115.

Detailed elements for Helena Avenue shall include Items #1 to #33 of the
accepted Preliminary Statement of Probable Cost dated 11-8-05 titled Helena
Street (Avenue) Improvements and related notes on the approved Public Works
drawing number C-1-4115.

The intent of the Additional Right-of-Way Improvements is to provide a complete,
useable and safe route for the pedestrian and vehicular traffic connecting traffic
from Cabrillo Boulevard to the 400 Block of State Street.



Exhibit E

Attachment;
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FIRST AMENDMENT TO THE MARCH 2010 ENTRADA PROJECT
SUBSTANTIAL CONFORMANCE DETERMINATION CONDITIONS OF
APPROVAL BY AND BETWEEN THE APPLICANT/PROPERTY OWNERS
AND THE CITY OF SANTA BARBARA

RECITALS

A. In March of 2010, the City of Santa Barbara issued a Substantial Conformance
Determination with respect to the Entrada de Santa Barbara Project at the request of MF Santa
Barbara, LLC (“MFSB”) (the “Entrada SCD”), the then owner and long-term leasehold tenant of
the real property which forms the basis of an approved hotel and retail development project
known as the Entrada de Santa Barbara Project submitted to and approved by the City under City
Master Development Application No. 97-0367and a copy of the March 2010 Entrada SCD is
attached hereto as Exhibit “A” and by this reference fully incorporated herein.

B. Following the issuance of the Entrada SCD in March of 2010, MFSB caused the
following issues to be addressed and work to be accomplished as required by the Entrada SCD —
all in a manner acceptable to the City:

1. MFSB secured the Project Design Approvals for all three Project Areas (Areas A, B,
and C) from the City’s Historic Landmarks Commission (the “HLC.”) These Project
Design Approvals were secured from the HLC on the following dates:

e Areca A - April 28, 2010
e Arca B - June 24,2010
s Area C -~ September 1, 2010

2. MFSB also proceeded to comply with the Area C — Temporary Landscape and
Beautification Plan as described in and required by the Entrada SCD.

3. MFSB, as required by the SCD, has utilized the services of the consulting engineering
firm of Taylor & Syfan and proceeded in good faith to secure a comprehensive seismic
safety evaluation and seismic safety analysis of the work which may be necessary in
order to appropriately seismically secure the Californian Hotel located on Area A of the
Entrada Project all in a manner acceptable to the City’s Chief Building Official.

4. MFSB has also substantially complied with the SCD requirements for regular Entrada
Project site maintenance and clean-up, such as the prompt removal of graffiti and weeds.

C. MFSB has determined that, in order to now accomplish the financing and construction
of the Entrada Project in a timely fashion, it is advisable and necessary to transfer ownership of
the Entrada Project real property and entitlements to a financially qualified hotel development
entity known as 35 State Street Hotel Partners, LLC (a Delaware limited liability company —
hereinafter “35 State Street”) with 35 State Street now assuming the responsibility for
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compliance with the remaining terms and conditions of the Entrada SCD as amended by this
Amendment (hereinafter the “1% Amended Entrada SCD”) and take those steps necessary to
begin construction of the Entrada Project in a timely fashion as required herein.

D. In light of the foregoing, 35 State has determined that it needs additional time to
comply with the remaining requirements of the Entrada SCD as provided for herein and the City
has agreed that such additional time appears to be appropriate and necessary.

Now therefore, based on the above-stated recitals, the City and MFSB, Inc and 35 State
Street agree and covenant as follows:

A. AMENDMENTS TO THE MARCH 2010 SUBSTANTIAL CONFORMANCE
DETERMATION:

The March 2010 Substantial Conformance Determination issued by the City for the Entrada
Project shall be amended as follows:

1. ENTRADA PROJECT CONSTRUCTION SCHEDULE.

Exhibit “A” to the Entrada SCD, which set forth the Entrada Project schedule and
construction milestones, shall, by this amendment, be revised as follows:

A. The HLC Preliminary Design Review Approvals obtained for the Entrada Project (and
referred to as the “Project Design Approval” now in accordance SBMC Section
22.22.180 — and listed in Recital B1 above) shall not be hereinafter amended or changed
since those Approvals have been secured as recited above.

B. The required outside date for obtaining the Final Design Review Approval by the HLC
(which is identified as the date for completion of the “Construction Documents™) for each
of the three Entrada Project Areas shall, by this amendment, be extended by 24 months.

C. The required outside date for the Entrada Area C excavation and shoring work permit
for the Area C foundation structure shall, by this amendment, each be extended for 24
months.

D. The required outside date for the issuance of the Entrada Area C Building Permit for
all Area C improvements shall, by this amendment, be extended for 24 months.

. The required outside date for the issuance of the Area A and Area B Building Permit
and for the remaining area Building Permit shall, by this amendment, be extended for 24
months.

F. The final date for commencement of construction of the Stage 1 Public Improvements
shall, by this amendment, be extended for 18 months.

Entrada/First Amendment to SCD
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G. The final date for commencement of construction of the Stage 2 Public Improvements
shall, by this amendment, be extended for 18 months.

H. The final date for completion of the Stage 3 Public Improvements shall not be
changed.

2. COMPLETION OF THE SEISMIC WORK ON THE CALIFORNIAN HOTEL.

I. Seismic Retrofit Schedule. Notwithstanding the March 2010 Entrada SCD, 35 State Street
shall undertake and complete the seismic safety retrofit work for the Californian Hotel, as
described in the Taylor & Syfan Reports for the Californian Hotel dated October 15, 2010 and
November 12, 2010 (as provided to the City) in accordance with the following schedule and in
compliance with the following conditions:

A. The seismic safety retrofit work recommended at pages 9 and 10 (as Items 1 — 3) of
the October 15, 2010 Part I Taylor & Syfan Report shall be designed submitted to the
City for permits and completed by 35 State Street within 180 days of the City’s issuance
of the required retrofit building permit, subject only to standard and reasonable force
majeur delays related to delays caused by strikes, the unavailability of materials, or by
adverse weather or similar casualty related reasons.

B. The seismic safety retrofit work options studied and recommended by Taylor & Syfan
in their November 12, 2010 Report shall developed into a supplement Jetter report as a
definite retrofit plan and such plan shall be submitted to the City’s Chief Building
Official within 90 days of the execution of this First Amendment by the City and shall be
referred to as the Phase II Retrofit Work.

C. Upon the City Chief Building Official’s written approval of the Taylor & Syfan
retrofit plan required by subparagraph B above for the Phase 11 Retrofit Work, 35 State
Street shall cause properly engineered and complete plans and specification for the
construction of the approved retrofit plan for the Phase II Retrofit Work to be submitted
to the City for the issuance of the necessary City building permit for the retrofit work
within 120 days of the City’s Chief Building Official approval of the supplemental letter
report for the Phase II Retrofit Work by Taylor & Syfan.

D. Upon submission of the required plans and specifications as required above, the City’s
Chief Building Official shall provide all plan check corrections and comments on such
plans to 35 State Street as expeditiously as possible. Upon receipt of any City plan check
corrections, 35 State Street shall re-submit the required plan corrections within 21 days of
its receipt of any City plan check corrections until the plans are sufficient, in the
determination of the Chief Building Official, for the issuance of a City building permit.
When the Phase II Retro Work plans have been deemed sufficient for the issuance of a
retrofit building permit by the City’s Chief Building Official in writing, 35 State Street
shall pay the required City building permit fees and obtain a building permit for the Phase
I1 Retrofit Work within 14 days of the Chief Building Official’s written determination
that the plans are sufficient.

3
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E. All seismic safety retrofit work called for by the Taylor & Syfan Report of November
12, 2010 as supplemented by the required supplemental letter report and as permitted by
the City shall be completed within 180 days of the City’s issuance of the required retrofit
building permit, subject only to standard and reasonable force majeur delays related to
delays caused by strikes, the unavailability of materials, or by adverse weather or similar
casualty related reasons.

Within twenty (20) days of the execution of this First Amendment, the terms of this First
Amendment relating to the necessary seismic retrofit of the Californian Hotel shall also be
incorporated into a stipulation for judgment by and between the City and 35 State Street and a
revised “proposed” Santa Barbara Superior Court judgment based on the stipulation for judgment
— which proposed judgment shall be held by the City and not filed with Superior Court unless
and until the City, in the exercise of reasonable good faith judgment, determines that 35 State
Street has failed to abide by the seismic retrofit schedule contained herein.

If need be, this stipulated judgment will substitute for the original judgment filed in the case of
Santa Barbara Superior Court Case No. 225063 on November 9, 1998 by the City and defendants
Hotel Properties, a general partinership, and State Street Investments, a general partnership (as
the former owners of the Project real property) which action the City shall dismiss, without
prejudice, within twenty (20) days of the execution of this First Amended SCD.

II. Access to Funds on Deposit for the Cost of the Seismic Remediation. Pursuant to
the March 2010 SCD, there is on deposit with the City the sum of $500,000 to cover the potential
costs of demolition of the Californian Hotel (Area A) or the remediation of the “hole in the
ground” currently on Entrada Area C. The City and 35 State Street agree and acknowledge that,
if the seismic work on Area A (as described in Section 21 above) proceeds pursuant hereto on a
timely basis and as required, 35 State Street may request and may receive reimbursement for the
actual hard construction retrofit costs incurred by it in the seismic remediation of the Californian
Hotel in the amount not to exceed $250,000 or half of the amount on deposit with the City.

In addition, the City will, in good faith, consider increasing the retrofit reimbursement amount
(as allowed in the paragraph above) to an additional amount equal to $250,000 less the cost of
fully remediating the Area C hole in the ground as demonstrated to the City by a cost-estimate
for remediating the “hole in the ground” prepared by a local general contractor acceptable to the
City. [Remediation for the purposes of this provision shall be defined as filling the hole in to a
point where is it generally level with the adjacent level of State Street such that it does not
require a fence to protect the public from a safety hazard and to include the cost of simple low-
maintenance and temporary landscaping of Area C all in a manner acceptable to the City acting
in good faith.

3. ENTRADA SITE MAINTENANCE PRIOR TO CONSTRUCTION.

The Entrada sites (Area A, B and C) shall be maintained in accordance with the criteria
described in Exhibit “B” hereto and the remaining applicable provisions of the March 2010 SCD.
Once construction has commenced on a specific Entrada area or public improvement, the
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maintenance obligation for that area or for that area or public improvement shall no longer refer
to those obligations and the Area may be maintained in a manner typical for a commercial
construction site as determined appropriate by the City’s Chief Building Official.

The sidewalks adjacent to the Entrada Project areas and the intersection of State and
Mason Streets will regularly, when and as requested by City, be power-washed and any “trip
hazards” identified by the City will be addressed and remediated as determined appropriate by
the City.

4. EFFECTIVE DATE OF THE FIRST AMENDMENT; NONASSIGNMENT.

I. Submission to and Conditioned on Close of Escrow. This First Amended Entrada
SCD shall only be effective upon the close of Escrow No. 77403224-TK at the Coast Village
Road office of Chicago Title (Trisha Kenny, Escrow Officer), on or before December 31, 2010,
or as soon thereafter as MIF Santa Barbara, LLC satisfies its conditions precedent to closing but
in no event later than March 31, 2011, pursuant to which 35 State Street Hotel Partners, LLC, a
Delaware limited liability company, purchases the Property from MF Santa Barbara, LLC, for a
cash purchase price with no financing which encumbers the Property.

11, Assignments - Generally, The rights granted by the City under this First Amended
Entrada SCD and the March 2010 Entrada SCD may not be assigned by 35 State Street to any
entity without the express prior written consent of the City of Santa Barbara which consent may
not be unreasonably withheld but which may be conditioned upon the City’s determination than
any proposed assignee has the financial ability and development experience comparable to that
of 35 State Street with respect to fulfilling the obligations contained within this First Amendment
and the SCD and the comparable ability to complete the construction of the Entrada Project as it
has been approved by the City.

II1. Assignments In Connection With A Deed Of Trust. The consent of the City shall not
be required for an assignment of the rights granted by the City under this First Amended Entrada
SCD and the March 10 Entrada SCD in connection with a transfer of or conveyance of the
Property pursuant to a foreclosure or deed in lieu of foreclosure by a holder of a Deed of Trust
encumbering 35 State Street’s interest in the Property and subsequent conveyance by the
purchaser at the foreclosure sale or the recipient of the deed in lieu of foreclosure.

5. ACKNOWLEDGMENT OF THE CONTINUED VALIDITY OF EXISTING
CITY DEVELOPMENT ENTITLEMENTS.

The City of Santa Barbara acknowledges and confirms that, based upon the three
Preliminary HLC approvals described in recital B1 above, which under SBMC section 22.22.180
and SBMC section 28.87.350 IF as amended by City Ordinance No. 5538 (as adopted by the City
Council on November 23, 2010), the Entrada development rights evidenced by this 1°' Amended
Entrada SCD remain valid and vested for a period of three (3) years from their HLC “preliminary
design review” approval dates so long as the development rights are exercised in accordance
with the Entrada Project schedule set forth herein and the other applicable conditions of this First
Amended SCD and the March 2010 SCD.
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6. FIRST AMENDED SCD AND MARCH 2010 SCD.

The City and 35 State Street agree that, except as amended by this First Amended SCD, all
terms and conditions of the March 2010 Entrada SCD shall remain in full force and effect, and that
the provisions of this First Amended SCD shall become a part of the City’s overall Substantial
Conformance Determination for the Entrada Project as if fully written therein and as provided for in
the Santa Barbara Municipal Code and the City Planning Commission Guidelines.

7. COUNTERPARTS AND EXECUTEON.

This First Amended SCD may be executed in any number of counterparts and delivered by
facsimile or other means of electronic transmission, each such counterpart so delivered being
deemed 10 be an original instrument, and all such counterparts shall together constitute the entire
agreement.

IN WITNESS WHEREOF, the parties hereto have executed this First Amended SCD as of
the date of the close of Escrow No. 77403224-TK at Chicago Title pursuant to which 35 State Street
Partners, LLC acquires the Property.

CITY OF SANTA BARBARA 35 STATE STR HOTEL PARTNERS, LLC,
A Municipal Corporation a Delaware lipfited hability company
By: /-"/
James Armstrong, City Administrator Michhel Rosenfeld
Its: [ Manager

1999 AVENVE- 0F-THESIARE, STE2 86D

Address
s Bemes ca dwer

City State Zip

(:ZM ) X24 —ZZ00
lephone Number

APPROVED AS TO CONTENT:
CTIY ATTORNEY

By:

Attachments: Exhibits A and B

lintrada/First Amgndment o SCID
FINAL 12,2310



HISTORIC LANDMARKS COMMISSION MINUTES Wednesday, January 30, 2013 Page 6

Present: Steve Harrel, Architect

Public comment opened at 2:52 p.m. and, as no one wished to speak, it was closed.

Motion: Final Approval with Historic Resource Findings made as follows: The project will
not cause a substantial adverse change in the significance of an historical resource.

Action: Winick/La Voie, 6/0/0. (Sharpe stepped down. Orias/Shallanberger absent.) Motion
carried.

* THE COMMISSION RECESSED FROM 2:53 P.M. TO 3:01 P.M. **

CONCEPT REVIEW - NEW ITEM: PUBLIC HEARING

5. 35 STATE ST HRC-2/SD-3 Zone
3:00 Assessor’s Parcel Number:  033-102-004

Application Number: MST97-00357

Agent: Ken Marshall

Applicant: Michael Rosenfeld

Architect: DesignARC, Inc.

Landscape Architect: Suding Design

Engineer: Penfield & Smith Engineers, Inc.

(Proposal for a mixed-use development, Entrada de Santa Barbara, involving the private redevelopment
of portions of three blocks of properties located at 35, 36, and 118 State Street. The proposal includes
the option to develop either (i) 123 hotel keys, comprised of all hotel rooms, 19,893 square feet of
commercial floor area and 246 parking spaces or, (ii) 116 hotel keys, comprised of 107 hotel rooms with
9 timeshare units, 20,443 square feet of commercial floor area and 246 parking spaces.)

(Comments only; this is a single concept review of a revised project as part of a Substantial
Conformance Determination request. Project requires compliance with City Council Resolution
No. 01-103. Project was last reviewed on September 1, 2010.)

Actual time: 3:01

Present: Melissa Cinarli and Mark Shields, Architects, DesignARC
Philip Suding, Landscape Architect, Suding Design
Michael Rosenfeld, Representing Ownership

Staff comments: Mr. Limén made the following clarification in response to public comment with
respect to the HLC Chair acting as the landscape architect for the project: The City Attorney’s office
has determined that sole proprietors are allowed to prepare professional documents and make project
presentations before a board they serve on based on an exception to the Political Reform Act and Fair
Political Practices Commission rulings. The limitation is that they are not to unduly influence their
fellow board members on a decision by advocating for their clients. The exception allows board
members to continue practicing their profession in the City while volunteering on a board.

EXHIBIT F



HISTORIC LANDMARKS COMMISSION MINUTES Wednesday, January 30, 2013 Page 7

Public comment opened at 3:35 p.m.

Holly Waters, West Beach Neighborhood representative, expressed concern with the effect of the
reduction of Area C’s open space on the neighborhood’s character, the densification of the
neighborhood itself, and the delay the proposed changes would cause in the completion of the project.

Michael Self, local resident, expressed concern with the considerable changes to the original proposal,

and is concerned about the danger and increased congestion through lane removal, street narrowing, and
bulb-outs.

Kellam de Forest, local resident, expressed concern with possible impacts on views of the mountains
from State Street, and vehicle circulation with the narrowing of the street.

Kenny Slaught, local business owner, expressed support for the project and commented on the need for
completion of this gateway to the City.

Jim Westby, local resident, expressed concern with the considerable changes between the approved plan
and the proposed changes, primarily the loss of open space and the densification at State Street.

Public comment closed at 3:49 p.m.

Letters were received from Holly Walters representing the West Beach Neighborhood, Tony Romasanta
representing the Harbor View Inn, and Paul Bullock representing the Greater Santa Barbara Lodging &
Restaurant Association.

The Commission made the following comments:
1. State Street Width: This issue was addressed during the previously approved design. Although
previously approved, the narrowing of State Street would be a disservice to the community.
2. Area A:
a) Consolidating the parking is prudent and supportable.
b) The idea of a plaza is supportable.
3. AreaB:
a) Bringing the paseo down to the ground is supportable.
b) Planters and walls should be removed. If security is needed, it was suggested that piers or a
wrought iron fence be used.
c) Widening access to Mason Street from the plaza would be better.
4. AreaC:
a) This area needs further study.
b) The proposed retail closer to the street would be successful.
¢) The concept of a large plaza with its open space in the previously approved design that
contributed to State Street as a gift to the public was appropriate and supportable. The buildings
have taken over in the new design.
d) The arches in the previous proposal gave it a certain poetry.
e) The reduced height is a benefit, but the open space previously proposed is desired.




Planning Commission Minutes
October 8, 2009

Page 7

This motion carried by the following vote:

Ayes: 4 Noes: 3 (Jacobs, Lodge, White) Abstain: 0 Absent: 0

Chair Larson announced the ten calendar day appeal period.

Chair Larson called for a break at 2:31 p.m. and resumed the meeting at 2:39 P.M.
Commissioners Bartlett and Jostes left at the break and did not return to the dais.

Scott Vincent left at the break and did not return to the dais. Steve Wiley, City
Attorney, returned after the break.

SUBSTANTIAL CONFORMANCE:

ACTUAL TIME: 2:39 P.M.

RECUSALS: To avoid any actual or perceived conflict of interest, the following
Commissioners recused themselves from hearing the next item and left at the break:

Commissioner Jostes recused himself due to his wife owning property in close proximity to
the project.
Commissioner Bartlett recused himself due to his firm having done work on the project.

EX PARTE COMMUNICATION:

Commissioner White disclosed an ex parte communication with Mr. Romasanta.
Commissioner Lodge disclosed receiving a call from Mr. Romasanta, but did not speak with
him.

APPLICATION OF KENNETH MARSHALL, DUDEK, AGENT FOR MF SANTA
BARBARA, LLC; 35, 36 AND 118 STATE STREET (“LA ENTRADA DE SANTA
BARBARA”); APN: 033-081-013, 033-102-018, 033-111-013; HRC-II/S-D-3 ZONES,
GENERAL PLAN DESIGNATION: HOTEL AND RELATED COMMERCE
I/BUFFER (MST97-00357)

The purpose of this discussion item was to inform the Planning Commission of proposed
changes to the Entrada de Santa Barbara project, as approved by the City Council on
December 11, 2001, within the context of a request for a Substantial Conformance
Determination (SCD).

Key proposed changes include:

e Change from 56 timeshare units to 114 hotel units and 9 timeshare units.

 Hotel amenities (conference room gym, spa, business center, lounge and breakfast
area) were added, totaling 8,066 square feet.

EXHIBIT G
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» All back-of-house (BOH) areas now located on the subject properties, rather than
off-site, resulting in 1,491 square feet of additional BOH area on the subject
properties.

e Storage space for timeshare units added to Areas A, B and C.

» Revised parking plan wherein all hotel and timeshare parking is provided on Areas
A and B, and Area C’s parking will accommodate all parking associated with the
commercial development, Visitor Information Center and public parking.

e Main lobby and valet pick-up/drop-off relocated from Area C to Area B (along E.
Mason Street).

 Guarantee for completion of Area C underground parking garage.
» Expanded public plaza on Area C.

e Less above-grade square footage, resulting in reduced mass on Area C and Area B,
and improved mountain views.

» Minor changes to site plans for each Area, including changes to encroachments into
required setbacks, for which modifications were originally granted.

The City Administrator will ultimately make a determination as to whether the proposed
changes are in substantial conformance with the approved project.

The purpose of the discussion was to allow the Planning Commission an opportunity to

review the proposed changes to the approved project and provide input with regard to the
SCD request.

Case Planner: Allison De Busk, Project Planner
Email: ADebusk @SantaBarbaraCA.gov

Deborah Andaloro, Senior Planner explained the Substantial Conformance Determination
(SCD) process, and disclosed that Paul Casey, Community Development Director, would
not be making the SCD determination due to a perceived conflict with a relative working for
the project’s architectural firm. The SCD will be forwarded to the City Administrator for a
decision.

Allison De Busk, Project Planner, gave the Staff presentation.

Ray Wicken, representing Owner, MF Santa Barbara, LLC, lead the applicant presentation,
Joined by his team: Doug Fell, Attorney; Ken Marshall, Dudek; Melisa Cinarli, DesignARC;
Mark Shields, DesignARC; and Scott Shell, ATE.

Barbara Lowenthal, a former Planning Commissioner, provided a historic background of the
project issues considered by an earlier Commission, which included consideration of time-
shares, preservation of view corridors, and a review of the project’s massing.

Steve Wiley, City Attorney, further clarified the SCD process as outlined in the Planning
Commission Guidelines, as revised in 1997. Discussion was held on the decision criteria for
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the SCD in the face of times that have changed as being held to the criteria of today,
although there has not been significant change.

Chair Larson opened the public hearing at 3:35 P.M.

The following people provided public comment:

1.

SAIRAIE

10.
11.

12.

Tony Romasanta questioned the outcome of the applicant’s prior time extension and
commitments made that did not materialize and resulted in the present blight of the
properties. He remained concerned that granting a non-appealable SCD would not
result in development of the property, but merely give the applicant a better position
for selling the property to a third party and lead to further degradation during the
time it would take for a new developer to process plans. Speaker time was waived
to Mr. Romasanta by Mark Romasanta, Warren Richards, and Junior Zermeno.

Tim Benett supported SCD.

John Hughes, Electrical Workers of Santa Barbara County, supported the SCD.
Mark Edwards, supported the SCD.

Michael Seaman, Operating Engineers Local 12, supported the SCD

Connie Hannah, Santa Barbara League of Women Voters, submitted and
summarized written comment in support of the improvements presented in the
current plans. Does not support the narrowing of State Street by the project and
asked that it be reconsidered.

Beverly King, Santa Barbara League of Women Voters, continued the summary of
the League’s written comments in support of the underground parking; the bond
requirement; and the demolition of the Californian Hotel if the project did not meet
the development timeline. Stressed that the City should not bear any of the burden
should water intrude into the underground parking garage.

Barnie Berglund supported the SCD. Current blight encourages crime and vandalism
in the area.

Kellam de Forest found the SCD process confusing and asked that the General Plan
Update provide clearer definition. Concerned with what would happen to the
Visitors Center at Garden Street.

Steve Petersen supported the SCD.

Roy Millender supported the SCD and approved of the changes that have been made
over time.

Glen Esterbrook could not stay but supported the SCD.

With no one else wishing to speak, the public hearing was closed at 4:02 P.M.

Discussion was held on the square footage changes over time under previous SCD’s;
conditions being developed by Staff to impose fixed timeframes for building permits and the
initiation and completion of the project, along with absolute consequences for non-
compliance; the inability to secure a bond in the face of an uncertain economy; and Staff’s
efforts to avoid a return to ‘white space’.
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The Commissioners made the following comments:

1. Commissioner Jacobs recalled the 2004 hearings with commitments that were made,
and did not materialize. Finds it unacceptable that one of the consequences of non-
conformance is demolition of Californian Hotel, a historic site; would like a return to
Historic preservation mode. Would like to see a return to the previous design in
Area B with less mass and bulk. Parking is good, but would like to see more
parking for circulation in the area. Would like to see access to the roof decks made
available for public use.

2. Commissioner Larson supported the SCD but would feel deceived if the SCD were
approved, the property sold, and the Californian Hotel allowed to be demolished by
neglect.

3. Commissioner White was concerned with the encroachments on the north side of

Area B into Mason Street and how they would factor into the SCD, as well as the
bulk of Area B. Liked that there is more commercial space and the hotel, but wished
that there was more conference space. Suggested trading out some rooms.
Appreciates that there is more parking and would like Staff to review the feasibility
of underground parking. Still does not see Area B representative of Santa Barbara.

4. Commissioner Thompson felt the proposed land use is consistent with the project for
the SCD. The environmental impacts have been reduced from the approved project.
Feels the proposed conditions, along with consequences, are a good thing to provide
motivation to move the project forward.

Mr. Wiley noted that the City’s enforcement program for seismically unsafe buildings during the
early 90’s found the Californian Hotel to be unsafe by building officials. A Superior Court code
enforcement action against the owners resulted in a resolution that allowed for time to redevelop the
property or if plans for new development were to lapse, would require demolition. The Californian
Hotel is eligible as a potential structure of merit, but has not been listed and is not a historic
landmark.

Commissioner Larson had to leave the dais at 4:28 P.M. Vice Chair Thompson continued the
meeting as Chair.

Additional discussion was held regarding the $50,000 landscaping bond that was previously
committed but did not materialize due to the building permits having been kept valid.

Staff thanked the Commission for comments made and will pass them onto the City Administrator.
The Commission asked that the Historic Landmarks Committee review the renovation of the
Californian Hotel.

ADMINISTRATIVE AGENDA

ACTUAL TIME: 4:46 P.M.

A. Committee and Liaison Reports.

1. Staff Hearing Officer Liaison Report



Additional Project Statistics/Comparisons

Approved Entrada Project March 2010 SCD Current SCD Proposal
Three areas (A, B, and C) and | same same

right-of-way improvements

2.41 acres total same same

Approximately 17,500 s.f.
commercial/ retail space as
follows:

Area A =5,368 s.f.
Area B = 3,560 s.f.
Area C=7,936 s.f.

Approximately 21,600 s.f.
commercial/ retail space as
follows:

Area A = 3,886 s.f.
Area B =3,244 s.f.
AreaC=11,992 s.f.

Approximately 22,300 s.f.
commercial/ retail space as
follows:

Area A =4,584 s.f.
Area B=6,437 s.f.
Area C = 8,899 s.f.

56 units, each with a lock-out,
for a total of 112 units
(105,053 s.f.) as follows:

Area A = 15 timeshare units
(30 units)

Total of 123 units (67,378
s.f.) as follows:

Area A =51 units (46 hotel,
5 timeshare)

Area B = 48 units (48 hotel,

Total of 123 units (64,746
s.f.) as follows:

Area A = 64 hotel units
Area B = 59 hotel units

Area B = 24 timeshare units | O timeshare) Area C =0 units

(48 units) Area C = 24 units (20 hotel,

Area C = 17 timeshare units | 4 timeshare)

(34 units)

A Visitor Information Center | A Visitor Information | A  Visitor  Information

(2,500 s.f.) located in Area C

Center (2,532 s.f.) located
in Area C

Center (2,400 s.f.) located
in Area C

210 parking spaces (including
68 dedicated off-street parking
spaces for the commercial
portion of the project and 30
additional  public  spaces
available on a shared-use basis
with the time-shares, as
follows:

Area A = 17 surface spaces,

Area B = 48 spaces in a
subterranean garage,
Area C = 145 spaces in

subterranean and  above-
ground parking structure;

Parking for the VIC (10
spaces) provided off-site at
125 State Street

243 parking spaces
(including 120 dedicated
off-street parking spaces for
the commercial portion of
the project, as follows:

Area A =21 surface spaces,

Area B = 82 spaces in a
subterranean garage and 20
spaces in a ground level
garage,

Area C = 120 spaces in

subterranean parking
structure;

Parking for the VIC
provided on Area C

264 parking spaces
(including 124 dedicated
off-street parking spaces for
the commercial portion of
the project, as follows:

Area A = 6 surface spaces,
Area B = 4 surface spaces,

Area C = 130 spaces in
subterranean garage (valet
for hotel units) and 124
spaces in an above-ground
parking structure;

Parking for the VIC

provided on Area C

EXHIBIT H




Approved Entrada Project

March 2010 SCD

Current SCD Proposal

Public right-of-way alterations
including reconfiguration of
on-street parking on Mason
Street and Helena Avenue,
widening the sidewalk along
State Street (consistent with
the State Street Plaza design
north of Highway 101) and
installing a traffic signal at the
State/Mason Street
intersection;.

Same improvements but
mid-block crossing was
eliminated; phased
construction required as a
condition of approval of the
SCD.

Same improvements but
mid-block crossing was
eliminated; phased
construction may be
required as a condition of
approval of the SCD.

No project phasing

Project phasing

No project phasing (except
for Stage 1  public
improvements, which are
already under construction)

No operator identified

No operator identified

No operator identified




EXHIBIT I ARCHIVED REPORTS —
PROVIDED UNDER SEPARATE COVER

I.1 — Planning Commission Staff Report, June 28, 2001
1.2 — Council Agenda Report, August 2001

1.3 — Resolution No. 01-103

1.4 — Conditions of Approval

1.5 — Final Environmental Impact Report
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