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the ground level of the proposed project I not being used for human occupancy and is dedicated
for parking and storage.

As shown in the Determination on the Cover Sheet of the project plans, the Design Flood
Elevation (DFE) at this site is 54.2 feet and the Base Flood Elevation (BFE) is 53.2 feet, as
determined by the Chief Building Official. The proposed project is designed to sit on piers at an
elevation above the 100-year flood level, placing the finished floor of the habitable portions of
the building at the 54.5 foot elevation. The piers would be designed to minimize turbulence and
resist hydrostatic pressure in a flood. Building panels have been carried down from the upper
floor to the lower level to help ground the structure and mitigate the image of a building on stilts.
These will be hinged “break away” panels with perforations to allow free flow of any future flood
waters.

Based on this information, on December 20, 2019, the Community Development Director
determined that allowing the proposed development (including the retention basin and paved
parking spaces) within the creek bank (below the calculated top-of-bank) can be found consistent
with the purposes set forth in SBMC §30.140.050.A because the proposed development would
not significantly reduce existing floodways; re-align stream beds or otherwise adversely affect
other properties by increasing stream velocities or depths, or by diverting the flow; and the
proposed new development would be reasonably safe from flow-related erosion and would not
cause flow-related erosion hazards or otherwise aggravate existing flow-related erosion hazards
(Exhibit D). Additionally, the project would comply with all recommendations of the Santa
Barbara County Flood Control and Water Conservation District.

General Plan Analysis

In addition to the Zoning Ordinance setback for Mission Creek, there are General Plan policies
addressing hydrology, water quality and flooding specifically related to the City’s urban creeks.

When considering potential for development in the vicinity of Mission Creek, the city must
balance competing goals and policies such as the desire for increased water quality and biologic
habitat through enhanced creek buffer areas; protection of structures and people from flood
hazards; and supporting a variety of housing types. In addition, proximity of existing nearby
development to the creek and the low quality of existing creek habitat in some areas of the city
must be taken into account.

The Creeks Division typically recommends a 50-foot or greater setback from the top-of-bank for
all new development on lower Mission Creek in order to protect water quality and the sensitive
biological resources in the creek and prevent storm damage to structures during large flood
events. The Creeks Division recommends that no structures, including homes, parking, patios,
etc., should be constructed below the top-of-bank.

Additional setback area provides a greater separation from human activities and would benefit
birds, insects and other species in the creek area by providing a more significant physical buffer.
However, requiring a 50-foot setback from the top of the concrete bank on the project site leaves
no area to develop the lot and, therefore, this large of a creek setback is not feasible. The project
is proposed with a minimum setback of 20-32 feet from the creek’s concrete bank to parking
areas, and 35 feet to the structural portion of the building, and proposes restoration planting
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including ocean, wetland, coastal, creek, foothill, and urban-adapted habitats. As described
in the Biological Resources Report prepared by Bruce Reitherman, the existing site has little
to no biological value and the creek itself is encased in concrete allowing for no vegetation,
native or otherwise. However, the project can be found consistent with Policies ER11 and
ER12 because it would incorporate a creek restoration plan (see Sheet L.2 of the project
plans) thereby providing native vegetation and landscaping near the creek.

Policy ER19 (Creek Resources and Water Quality) encourages development that is consistent
with City policies and programs for comprehensive watershed planning, creeks restoration,
water quality protection, open space enhancement, storm water management, and public
creek and water awareness programs. Policy ER20 (Storm Water Management Policies)
requires compliance with the City’s Storm Water Management Program policies, standards
and other requirements for low impact development to reduce storm water run-off, volumes,
rates, and water pollutants. All rainwater falling north of the site is conveyed along the site’s
northern boundary by the Castillo Street curb and gutter, which diverts that flow into Mission
Creek via drains and culverts located downstream of the site. The amount of runoff conveyed
to Mission Creek via the site is therefore limited to a watershed defined by the boundaries of
the site itself. As a result, runoff volumes are low to minimal. Although the site’s slope is
steep near the Castillo Street side of the project, nearly half of the site located closest to
Mission Creek is essentially level, or slightly depressed relative to the top of the concrete
creek bank. As a result of the small watershed and the relatively benign topography, the
potential is low for stormwater runoff to generate sediment, or to reduce bank stability.
Because the proposed structure would occupy nearly all of the steepest portions of the site,
construction is likely to reduce or inhibit erosion and stream bank instability, not increase it.
The project is consistent with these policies of the General Plan because the project would
comply with the recommendations of the Hydrology Report (Windward 5/31/17), which
recommends that the project incorporate impermeable walkways that will drain to a
bioretention area, a permeable driveway that slopes to a vegetated swale routing storm water
to the bioretention area, and permeable parking surfaces to drain away from the building to
the south east property corner.

Policy ER21 (Creek Setbacks, Protection, and Restoration) seeks to protect and restore creeks
and their riparian corridors to improve biological values and water quality. Some of the
implementation actions proposed include setback standards greater than 25 feet from the top
of bank, including setbacks of 50 feet for major creeks with natural creek banks. The General
Plan notes with regard to the standard recommendation to maintain a 50-foot setback, where
hard bank protection is present a reduction of up to 25 feet may be appropriate. The Biological
Resource Report concluded that the project site and its environs have very little biological
value or ecological sensitivity and that the site and the creek do not contain any native
vegetation or riparian habitat worthy of special protection. The applicant has proposed a creek
restoration plan which includes native vegetation and use of best management practices to
ensure protection of the creek environment. Therefore, the project would not create
significant long-term impacts on the ecological function of existing environmental conditions
and, because the applicant is providing and installing a creek restoration plan, the project is
likely to enhance biological values.
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The Biological Resource Report concludes that the project site has very little biological value or
ecological sensitivity, and that there is no onsite native vegetation or riparian habitat worthy of
special protection. Therefore, the proposed project would not create significant long-term
impacts on the ecological function of existing environmental conditions and, with
implementation of the applicant’s proposed creek restoration plan, the project is likely to enhance
biological values.

The applicant’s creek restoration plan proposes the installation of native landscaping between
the creek and the proposed structure, and includes measures to restrict the use of herbicides within
25 feet of the concrete channel, control soil impacts during weed removal and planting, address
disposal of clippings and compositing, cover stockpiles, and add organic matter. It also details
maintenance requirements, noting procedures for protection against contamination of the creek
with waste, fertilizers and pesticides through responsible irrigation methods and other measures.
A five-year maintenance and monitoring period specifies requirements and success criteria
related to use of native and naturally occurring plant stock.

In order to prevent short-term impacts to the creek during construction, the project includes the
City’s Standard Stormwater Pollution Prevention Plan Best Management Practices, including
installation of erosion-control devices, maintenance of a clean worksite free of trash, and proper
storage of materials, liquids etc.

Flood Hazards. As discussed in Section VIII above, the project site development has been
designed to comply with flood zone requirements and is setback sufficiently from the creek so
as to reduce potential flood hazards.

Air Quality. As discussed in Section IX.D above, the project has been designed in accordance
with the requirements of SBMC §22.65.040, which implements General Plan policy ER7 by
establishing appropriate design standards for air quality relative to the project’s proximity to
Highway 101. Short-term construction-related dust impacts would be addressed by standard
conditions of approval required by the Air Pollution Control District.

Archaeology. Based on a review of the City’s Master Environmental Assessment, the project site
is located in areas that have the potential to contain archaeological resources. An Archaeological
Letter Report was prepared by Brent Leftwich (July 3, 2017), which confirmed that there is no
evidence of archaeological resources on the project site.

Noise. As discussed in Section IX.D above, the project has been designed to reduce exterior noise
levels in required private outdoor spaces to 65 dBA Ldn. Therefore there would be no long-term
environmental impacts associated with noise. The project’s construction period is estimated to
last approximately 9 to 12 months months, which although adverse, is not considered a significant
environmental impact.

Conclusion: Staff analysis has demonstrated that no project-specific significant environmental
impacts would result from the project, and minor effects would be addressed with project design,
ordinance provisions, regulations, and standard conditions of approval. Therefore, no further
environmental review is required for this project pursuant to the California Environmental
Quality Act (Public Resources Code §21083.3 and Code of Regulations §15183- Projects
Consistent with the General Plan). City Council environmental findings adopted for the 2011
General Plan remain applicable for this project. The staff analysis and CEQA certificate of










































































































































ER29.

ER30.

Visual Resources Protection. New development or redevelopment shall preserve or enhance
important public views and viewpoints for public enjoyment, where such protection would not
preclude reasonable development of a property.

Enhance Visual Quality. Not only retain, but improve visual quality of the city wherever practical.

Conservation Element (1979, prior amendment 1994)

Visual Resources - Policies and Implementation Strategies

1.0

Development adjacent to creeks shall not degrade the creeks or their riparian environments.

1.1 Setbacks, as required by the Federal Flood Insurance Program, should be
enforced (see Drainage and Flooding section).

1.2 Examine undeveloped parcels having creek frontage for possible purchase and
retention as open space.

1.3 Developments which require retaining walls or other topographic modifications of
the creek side environment should not be permitted unless consistent with sound
flood control management and soil conservation techniques.

1.4 Develop a creek beautification ordinance.

Safety Element

S13.

S46.

S47.

Liquefaction. Site preparation and foundation design recommendations identified by City
approved project-specific soils investigations shall be included in proposed building plans. These
may include measures such as excavation of liquefiable soils and re compaction, densification of
soils, and/or specific foundation and structure designs.

Development in Flood Hazard Areas. The potential for flood-related impacts to health, safety, and
property may be reduced by limiting development in flood-prone areas. New development or
redevelopment located within a designated 100-year floodplain shall be required to implement
appropriate site and structure designs consistent with regulatory requirements that minimize the
potential for flood-related damage, and shall not result in a substantial increase in downstream
flooding hazards.

Localized Drainage Impacts. New public and private development or substantial redevelopment
or reuse projects located in areas outside a designated 100-year floodplain, but in areas known to
have experienced repeated property damage to due to poor storm water drainage, shall not
contribute to existing drainage impacts by substantially increasing runoff volume or flow rates, or
displacing runoff onto adjacent properties. Vegetation removal projects shall not contribute to
existing drainage impacts by substantially increasing runoff volume or flow rates.
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