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CONCEPTUAL/ PRELIMINARY REVIEW
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CITY Of S=s

GOLETA

TO: Goleta Design Review Board
FROM: Darryl Mimick, Supervising Senior Planner
SUBJECT: 7360 Hollister Avenue (APNs 073-020-034, 073-020-003,

073-020-035) 7360 Hollister Avenue Residential Community

Case No. 25-0001- SUB (Vesting Tentative Tract Map) Case No. 25-
0003-DP (Development Plan) Case No. 25-0018- DRB (Design
Review Board)

DRB ACTIONS FOR CONSIDERATION:

1. Conduct Conceptual/Preliminary Design and recommend Preliminary Design
approval to the Planning Commission based on the Design Review findings of
Goleta Municipal Code [“GMC”] Section 17.58.080) provided as Attachment A;

2. Review the Project’'s design and provide recommendations and design-related
comments for the Planning Commission’s and the applicant’s consideration.

The Project (as defined below) is subject to the Housing Accountability Act (as amended
by SB 330) and State Density Bonus Law. Accordingly, the City’s review must be based
on applicable objective standards and consistent with applicable state housing laws,
including any concessions, waivers, or reductions of development standards authorized
by State Density Bonus Law. Pursuant to Government Code section 65589.5(j)(3), a
housing project may not be found inconsistent with applicable objective standards on the
basis of a density bonus concession, waiver, or reduction of development standards.

Staff has reviewed the Project for consistency with the City's applicable objective
standards and determined that the Preliminary Design Review findings set forth in GMC
Section 17.58.080 can be made. Consistent with this state law framework, the Design
Review Board’s (DRB) role is to review the Project's design, provide a recommendation
to the Planning Commission regarding the Design Review findings, and offer design-
related comments and recommendations for consideration by the applicant and Planning
Commission.

PROJECT DESCRIPTION:

This request is for a recommendation regarding Conceptual/Preliminary Review by the
DRB to the Planning Commission. The applicant has submitted an application for a
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Vesting Tentative Tract Map, Development Plan, and Design Review on property located
at 7360 Hollister Avenue. The project site is bordered by U.S. Highway 101 and the Union
Pacific Railroad to the north; Hollister Avenue and single-family residences to the south;
a mobile home park to the west; and commercial uses to the east. The site is designated
High Density Multi-Family in the General Plan and is zoned RH Residential—High Density
(RH) as well.

PROJECT DESCRIPTION SUMMARY: The proposed project (“Project”) includes the
following primary components:

» Demolition of four existing structures consisting of three single-family residences
and one detached shed/outbuilding.

» Combine three parcels into one 3.17-acre project site and create 59 condominium
units (via a Vesting Tentative Tract Map provided as part of Attachment C).

> Residential Development

o 59 three-story attached townhomes
o Floor plans (1,292-1,628 sq ft)
o Modern farmhouse architectural design
o Private garages and patios with each unit
» Parking
o 118 private garage spaces
o 15 guest spaces
o Exceeds State Density Bonus Law parking minimums

> Site Amenities

Central event lawn

Shaded picnic and barbecue areas
Outdoor social seating areas

Community garden

Landscape buffers along Hollister Avenue

O O O O O

» Infrastructure
o Internal private drive aisles
o Pedestrian pathways
o Utility connections and stormwater treatment features
o All-electric construction with rooftop solar and energy-efficient systems

Lighting, landscaping, and the common area improvements will be the responsibility of
the future homeowner’s association (HOA).

The Project qualifies for the SDBL (Gov. Code §65915) by proposing 5% very-low-income
units (3 units), which entitles the applicant to one concession, waivers or modifications of
development standards, and potential parking reductions. The Project utilizes it's one
concession to increase very-low-income units from 2.5% to 5% and correspondingly
reduce low-income units from 5% to 2.5%. The applicant also requests two waivers of
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development standards and will utilize the City’s Inclusionary Housing Ordinance in-lieu
fee option to satisfy the remaining affordable housing requirement.

Concession

1. The project is using its (1) granted concession to increase the quantity of very-
low units from 2.5% to 5% and lower the quantity of low-income units from 5%
to 2.5%.

Waivers
The applicant requests two waivers from the RH zoning district development standards:
1. Building Height. All 13 proposed three-story buildings would range from
approximately 40 to 41 feet in height, which exceeds the 35-foot maximum
building height permitted in the RH zoning district.
2. Restricted Open Space. GMC Section 17.07.050.B.2.a requires a minimum of
200 square feet of private restricted open space for ground-floor units. Forty-
six (46) of the proposed 59 units would not meet that minimum requirement.

The Project’s application was filed by Nick Patterson of City Ventures on behalf of 7360
Hollister Avenue, LLC, the property owner.

BACKGROUND:

Housing Element Site

The project site was identified in the City of Goleta’s 2023-2031 Housing Element
amendments as an underutilized site suitable for increased residential capacity. The site
was re-designated and rezoned from Community Commercial (CC) to Residential High
Density (RH) to facilitate housing production and help meet the City’s RHNA obligations.

SB 330; Housing Accountability Act

The Project is subject to the Housing Accountability Act (as amended by SB 330), which
significantly restricts the City’s authority to deny or condition the Project. (Gov. Code, §
65589.5). Among other things, the HAA requires that the Project be processed under the
City’s objective development standards, policies, and design criteria in effect at the time
the preliminary application was submitted (March 19, 2025). Furthermore, the HAA
exempts any inconsistency with the City’s objective standards as a result of concessions
or waivers permitted under DBL. (Gov. Code, § 65589.5(j)(3).) Finally, if a housing project
— regardless of affordability — complies with the City’s objective development standards,
the HAA prohibits the City from denying the project or reducing its density unless the City
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finds the project would have an un-mitigable specific, adverse impact on public health.’
(Gov. Code, § 65589.5(j)(1)(A)-(B).) Inconsistencies with the City’s zoning ordinance or
General Plan land use designation do not constitute specific, adverse impacts under the
HAA. (Id., at (d)(2)(A).) Against this backdrop, the Project is being evaluated for
consistency with the RH zoning district standards, as modified by the concession and
waivers authorized under Government Code section 65915 (i.e., DBL).

In addition to the above requirements, under SB 330, the City is limited to a maximum of
five-hearings on a residential project (including an appeal). This state regulation provides
that if proposed housing project complies with the applicable, objective general plan and
zoning standards that are in effect when an application is deemed complete, the City may
only hold up to five “hearings” in connection with the approval of that project. “Hearing” is
defined broadly to include any public hearing, appeal, workshop, or similar meeting,
whether by the city council, the planning commission, or any other city department, board,
commission, or body, including committees or subcommittees, such as Goleta’s DRB or
an ad hoc committee of a minority of the members of a legislative body. A continued
hearing counts as another one of the five hearings allowed. (See Gov. Code, § 65905.5)
Under SB 330, the City must consider and either approve or disapprove the project at
one of the five allowed hearings. This DRB hearing will be one of the five allowed
hearings.

The DRB can provide comments and input regarding design-related matters on this
Project that do not reduce its density or differ from the objective standards (i.e., setbacks,
heights, density) established by the City or authorized by State Law, such as DBL.

California Density Bonus Law

SDBL offers significant benefits to housing projects that include a qualifying amount of
affordable units. The Project qualifies for SBDL based on the proposed affordable units,
as noted above. The applicant is requesting one concession and two waivers from
specified RH zoning requirements. These requests are evaluated under Government
Code section 65915 (DBL) in conjunction with the Project’s vested rights under SB 330
and the protections of the HAA.

DISCUSSION:

Project
The project site is located at 7360 Hollister Avenue within the City of Goleta and consists

of approximately 3.17 acres. The site is currently developed with three single-family
residences and ancillary structures, along with areas used for outdoor storage and
equipment. Surrounding uses include commercial development to the east, residential
uses to the south and west, and the Union Pacific Railroad corridor and U.S. Highway
101 to the north.

! “Specific, adverse impact” means “a significant, quantifiable, direct, and unavoidable impact, based on objective,
identified written public health or safety standards, policies, or conditions as they existed on the date the application
was deemed complete.” (Gov. Code, § 65589.5()(1)(A).)
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The Project proposes development of a 59-unit multi-family residential community
consisting of 13 three-story buildings. Units range from approximately 1,292 to 1,628
square feet and include private garages and patios. The site plan incorporates internal
circulation, parking (118 garage spaces and 15 guest spaces), and common open space
amenities including an event lawn, seating areas, and a community garden.

Architectural design is characterized by a modern residential style with a mix of materials
such as stucco, siding, and varied roof forms to provide visual interest and avoid
monotony. Exterior lighting has been designed to comply with the City’s dark sky
standards, with all fixtures directed downward to minimize light spill. The lighting plan
includes street lighting, pedestrian-scale fixtures, and building-mounted lighting, with
illumination levels designed to maintain compatibility with adjacent residential uses.

The landscape plan includes a mix of native and ornamental plantings, including canopy
trees, shrubs, and groundcover, as well as enhancements within common open space
areas. The project incorporates stormwater management features such as permeable
paving, bioswales, and on-site infiltration measures to support water quality and low-
impact development objectives.

The Project would be served by existing utility providers, including water service from the
Goleta Water District and sewer service from the Goleta West Sanitary District. Site
development would also involve grading, with preliminary estimates indicating that
approximately 5,000 cubic yards of soil would be exported from the site.

The project site is located within the Airport Environs Overlay and Safety Zone 6 (Outer
Approach Zone) for the Santa Barbara Airport. Accordingly, the proposed residential
development is subject to the applicable Airport Environs Overlay standards and Airport
Land Use Compatibility Plan requirements, including any conditions of approval
applicable to residential uses within the Airport Influence Area.

Staff has reviewed the Project for consistency with the City’s objective standards and
determined that the Project is consistent with such standards (with deviations associated
with DBL concessions and waivers excused, as required under the HAA). For these
reasons, staff has determined that the Preliminary Design Review findings (set forth in
GMC section 17.58.080) can be made for the Project. These findings, and staff’s rationale
for why each finding can be made, are provided in Attachment A. Consistent with this
state law framework, the DRB's role is to review the Project's design, evaluate whether
the Preliminary Design Review findings can be made, provide a recommendation to the
Planning Commission regarding those findings, and offer design-related comments and
recommendations for consideration by the applicant and Planning Commission.

ENVIRONMENTAL REVIEW:

The proposed project has been reviewed in accordance with the California Environmental
Quality Act (CEQA) and the State CEQA Guidelines. Based on the analysis prepared by
Michael Baker International, the project qualifies for a Class 32 Categorical Exemption
(Infill Development) pursuant to CEQA Guidelines Section 15332. The proposed CEQA
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determination will be considered for adoption by the Planning Commission is provided as
Attachment B for DRB and the public’s reference.

The project is consistent with the City of Goleta General Plan and zoning regulations,
occurs on a site less than five acres in size within city limits, and is substantially
surrounded by urban uses. Technical studies prepared for the project demonstrate that
the project would not result in significant environmental impacts. The site is not identified
as habitat for special-status species and is adequately served by existing utilities and
public services.

NEXT STEPS:

The next steps include: 1) Planning Commission hearing for review and approval of all
project components; 2) a 10-day appeal period; 3) if no appeal is filed then Final DRB
review; 4) issuance of Map Clearance for the Final Map once the conditions of approval
associated with the subdivision map have been satisfied and City Council acceptance the
Final Map prior to recordation; 5) a Zoning Clearance once the adopted conditions have
been satisfied; 6) Building plan check by Building and Safety leading to issuance of
building permits; and 7) project construction and inspections.

ATTACHMENTS:
A — Findings for Approval
B — Draft Notice of Exemption
C — Project Plans
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Attachment A
Design Review Findings for Development at
7360 Hollister Avenue Project
Case No. 25-0001- SUB (Vesting Tentative Tract Map)
Case No. 25-0003-DP (Development Plan)
Case No. 25-0018- DRB (Design Review Board)

DESIGN REVIEW FINDINGS (GMC SECTION 17.58.080)

A. The development will be compatible with the neighborhood, and its size, bulk and
scale will be appropriate to the site and the neighborhood.

The proposed 59-unit residential development is compatible with the surrounding
neighborhood with respect to size, bulk, and scale. The site was identified in the
City of Goleta’s 2023—2031 Housing Element amendments as an underutilized site
suitable for increased residential capacity and was subsequently redesignated and
rezoned from Community Commercial (CC) to Residential High Density (RH) to
facilitate housing production and support the City’s RHNA obligations.

The project includes three-story residential buildings with heights ranging from
approximately 40 to 41 feet, which are consistent with the site’s High Density
Residential designation and applicable development standards, including
allowable increases under State Density Bonus Law. The proposed density is
consistent with the General Plan and underlying zoning. The project reflects
awareness of the existing dog care facility located to the east; however, the
placement of residential buildings in that area supports the project’s ability to
achieve the planned residential density for the site and does not preclude a finding
of overall compatibility within this mixed-use and transitional setting.

In addition, the use of multiple building types and variation in massing and fagade
articulation reduces the perception of bulk and helps provide a compatible
transition to surrounding uses.

B. Site layout, orientation, and location of structures, including any signage and
circulation, are in an appropriate and harmonious relationship to one another and
the property.

The site layout, orientation, and circulation are appropriate and function
cohesively. The project is organized around a central internal drive aisle, with units
oriented along private drives to facilitate efficient vehicular and pedestrian
circulation. The project provides a primary access point from Hollister Avenue, and
the location of the entrance is strategically positioned to accommodate planned
roadway and traffic signal improvements.

Parking is integrated within the buildings in the form of private garages and is
supplemented by uncovered guest parking spaces, resulting in an orderly and



functional site design. The project provides sufficient parking and exceeds the
minimum parking required under State Density Bonus Law. Pedestrian pathways,
common open space areas, and internal circulation routes are interconnected and
appropriately located throughout the site. The common recreation area is centrally
located and accessible by means of connecting walkways. The project’s common
open space area exceeds the minimum City requirement and is distributed
throughout the site to serve residents in a cohesive and functional manner. The
project seeks a waiver from restricted open space requirements pursuant to State
Density Bonus Law.

Signage will be proposed and reviewed under a separate permit at a later time.
. There is harmony of material, color, and composition on all sides of structures.

The project demonstrates a cohesive and harmonious palette of materials and
colors. The design incorporates stucco, fiber cement siding, brick veneer, and
metal roofing elements, combined with a modern farmhouse architectural style.
The coordinated use of materials and neutral color schemes ensures visual
consistency across all elevations while maintaining architectural variation and
quality.

. Any outdoor mechanical or electrical equipment is well integrated in the total
design and is screened from public view to the maximum extent practicable.

Outdoor mechanical and utility equipment is integrated into the project design and
screened from public view to the maximum extent practicable. Air-conditioning
units are roof-mounted and screened from view by the rooflines and roof wells.
Exterior closets are incorporated into the building design, and other utilities and
service areas are located internally within the development or within designated
service areas, thereby minimizing visibility from public rights-of-way.

. The site grading is minimized, and the finished topography will be appropriate for
the site.

Site grading is minimized and appropriately designed to accommodate the
proposed development, with preliminary estimates indicating that approximately
5,000 cubic yards of soil would be exported from the site. The configuration of the
site allows for efficient building placement and circulation without substantial
grading impacts. The grading design supports drainage and stormwater
management while maintaining compatibility with surrounding site conditions.

. Adequate landscaping is provided in proportion to the project and the site with due
regard to preservation of specimen and protected trees, and existing native
vegetation.



The project provides landscaping that is proportional to the site and its
development intensity. The landscape design includes street trees, accent
planting, and common open space amenities such as an event lawn, community
garden, and shaded seating areas. Native and drought-tolerant tree species,
including coast live oak and western redbud, are appropriately incorporated
because they are well suited to the region’s Mediterranean climate, require
relatively low water use once established, and support long-term landscape
sustainability. Perimeter landscaping along Hollister Avenue provides buffering,
while internal landscaping enhances the residential character and overall visual
quality of the development.

. The selection of plant materials is appropriate to the project and its environment,
and adequate provisions have been made for long-term maintenance of the plant
materials.

The proposed plant materials are appropriate for the project and region, including
drought-tolerant and native species such as coast live oak, sycamore, and citrus
trees. The landscape design incorporates low-water-use principles and irrigation
efficiency measures, ensuring long-term sustainability and maintainability.

. All exterior lighting, including for signage, is well designed, appropriate in size and
location, and dark-sky compliant.

Exterior lighting is appropriately designed in terms of scale, location, and intensity.
The photometric plan identifies a combination of shielded site lighting and building-
mounted fixtures, including pedestrian pole lights, streetlights with house-side
shielding, and entry and garage sconces. Lighting levels are distributed throughout
the site to support safety and functionality, while fixture shielding and placement
are intended to minimize light spillover onto adjacent properties and public rights-
of-way. Proposed exterior lighting is designed to comply with applicable standards,
including dark-sky considerations.

The project architecture will respect the privacy of neighbors, is considerate of
private views, and is protective of solar access off site.

The project architecture respects the privacy of neighboring properties through
building orientation, spacing, and internal site design. Units are oriented primarily
toward internal circulation and common spaces, reducing direct overlook into
adjacent properties. Given the urban infill context along Hollister Avenue, the
project appropriately balances density with privacy considerations.

. The proposed development is consistent with any additional design standards as
expressly adopted by the City Council. (Ord. 20-03 § 6).

There are no Multiple -Family design standards adopted that apply to this project.
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CATEGORICAL EXEMPTION REPORT

This report serves as the environmental determination for the 7360 Hollister Avenue Project (project)
in the City of Goleta. The intent of this report is to document the project’s eligibility as an exempt
action pursuant to the California Environmental Quality Act (CEQA) Guidelines Section 15332
(In-Fill Development Projects or “Class 32 Categorical Exemption). The report includes an
introduction, project description, and evaluation of the project’s consistency with the requirements
for a Class 32 Categorical Exemption.

I. INTRODUCTION

CEQA Guidelines Section 15332 states that the Class 32 Categorical Exemption applies to a project
when the following criteria are met:

a) The project is consistent with the applicable general plan designation and all applicable general plan policies as
well as with applicable oning designation and regulations.

b) The proposed development occurs within city limits on a project site of no more than five acres substantially
surrounded by urban uses.

¢)  The project site has no valne as habitat for endangered, rare, or threatened species.

d) Approval of the project wonld not result in any significant effects relating to traffic, noise, air quality, or water
quality.

e) The site can be adequately served by all required utilities and public services.

II. PROJECT LOCATION AND SETTING
Project Location

The City of Goleta (City) is located in the southern coastal portion of Santa Barbara County. The City
is approximately 100 miles northwest of the City of Los Angeles and ten miles west of the City of
Santa Barbara. Regional access is available via U.S. Highway 101 (US-101); refer to Exhibit 1, Regional

Vicinity.

The project site is approximately 3.17-acres and located in the western portion of the City (Assessor’s
Parcel Numbers: 073-020-035, 073-020-003, 073-020-034). Specifically, the project site is located at
7360 Hollister Avenue; refer to Exhibit 2, Size 1 7einity. Local access to the site is provided via Hollister
Avenue, which serves as the site's southern boundary.

Existing Site Conditions

The project site is a rectangular shaped site comprised of three parcels. The northern third of the
project site is developed with three single-family residences, a garage, and various outbuildings. A
driveway from Hollister Avenue is situated along the western boundary of the project site to provide

CEQA Exemption Determination Report
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access to these residences. The southernmost portion of the site contains an open air storage yard for
construction industry vehicles, supplies, and equipment. The remainder of the parcel is undeveloped
and is currently used to store a small number of vehicles and heavy equipment pieces. All structures
and onsite infrastructure would be demolished as part of the proposed project.

General Plan Land Use and Zoning
The City of Goleta’s General Plan land use designation for the site is High Density Residential. The
site is zoned (R-H) for Residential High Density.

Surrounding Land Uses and Zoning
Surrounding land uses include residential and commercial. Specifically, land uses and zoning
designations surrounding the project site are as follows:

North: The site is bound by the Union Pacific Railroad right-of-way to the north with US-101
beyond.

e FBast: The site is bound by commercial uses to the east, including a dog day care center and a
storage facility. Uses to the east are designated Community Commercial (CC) and General
Commercial (CG).

e South: The site is bound by Hollister Avenue to the south with single-family residential uses
beyond. The residential uses are designated Planned Residential (PR).

e West: The site is bound by the Ellwood Station mobile home park to the west. This area is
designated Mobile Home Park (RMHP).

CEQA Exemption Determination Report
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III. PROJECT DESCRIPTION

The 7360 Hollister Avenue Project would develop thirteen (13) multi-family residential buildings with
approximately 59 dwelling units on approximately 3.17 acres. The project would have a density of
approximately 18.6 density units per acre (du/ac). The City is considering approval of a Vesting
Tentative Tract Map (VIM), Development Plan (DP), and Design Review (DRB) to facilitate
construction of the proposed residential development.

The development consists of demolishing the onsite structures and constructing 13 three-story
residential buildings. The three-story homes would range from approximately 1,292 to 1,628 square
feet each and include private patios. The project also includes open space, common areas, internal
circulation, and parking. The proposed community amenities include an event lawn, shaded picnic and
grilling area, social seating, community garden, and landscaped buffers along Hollister Avenue.
Parking includes 118 private garage spaces and 15 guest stalls. Site access would be provided via one
driveway at Hollister Avenue. Refer to Exhibit 3, Conceptual Site Plan.

This development would utilize the State Density Bonus Law (SDBL) and Senate Bill 330 through the
provision of six (6) affordable units (5 percent Low, 5 percent Moderate); thereby qualifying for
consideration of development concessions and waivers to streamline entitlement and facilitate housing
production. Consistent with SDBL, the project requests reduced setbacks and an increase in building
height to accommodate the proposed residential development on an infill site. These concessions and
waivers relate to development standards and are intended to allow efficient site design consistent with
applicable regulations. SB 330 provides additional statutory context supporting housing development
by limiting regulatory changes that would otherwise constrain residential projects. The requested
concessions and waivers do not alter the underlying land use designation or introduce development
types inconsistent with the surrounding urban area.

The project applicant is requesting reductions or deviations from the following Goleta Municipal Code
(GMC) development standards as waivers' under the SDBL:

1. Maximum Building Height: Goleta Municipal Code (GMC) Section 17.07.030 requires a
maximum height of 35 feet. The project proposes a maximum height of 41 feet.

2. Minimum Setback Standards: GMC Section 17.07.030 requires a minimum front setback of
20 feet. The project proposes a minimum front setback of five (5) feet and one (1) inch.

Construction

Construction is anticipated to occur for approximately 15 months. Construction activities would
consist of onsite demolition, site preparation, grading, building, paving, and architectural coating. The
project is estimated to export approximately 5,000 cubic yards of soil.

! Pursuant to Government Code §65915(e), localities may not enforce any "development standard" that would physically
preclude the construction of a project with the density bonus and the incentives or concessions to which the developer
is entitled.

CEQA Exemption Determination Report
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Exhibit 1 - Regional Vicinity
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Exhibit 3 - Conceptual Site Plan
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IV. CLASS 32 EXEMPTION CRITERIA ANALYSIS

CRITERION (a)  The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.

The project site is designated by the City’s General Plan as High Density Residential. According to
the General Plan, the High Density Residential designation applies to multifamily housing units and
accessory uses customarily associated with residences. The proposed project consists of a 59-unit
multifamily housing development with community amenities. The project is considered an allowed
land use in this regard.

The project site is zoned Residential High-Density (R-H). As identified in GMC Section 17.07.010,
the R-H zoning designation is intended for multi-family housing and accessory uses customarily
associated with residences by implementing the High-Density (R-HD) land use designation of the
General Plan. As multi-family residential development, the project is consistent with the R-HD land
use designation. The R-H zone permits a minimum density of 20 du/ac and a maximum of 30 du/ac
(per the General Plan Land Use Element and RH zoning district standards. However, as described
under Section 1, Project Description, this development would utilize the State Density Bonus Law and

Senate Bill 330 through the provision of six (6) affordable units (5 percent Low, 5 percent Moderate);
thereby qualifying for consideration of development concessions and waivers to streamline
entitlement and facilitate housing production. Therefore, the project would meet Criterion (a)
requirements.

CRITERION (b)  The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by nrban uses.

The project site is approximately 3.17 acres located at 7360 Hollister Avenue within the City of Goleta.
As shown on Exhibit 2, the site is surrounded by urban development including the Union Pacific
railroad to the north; commercial uses to the east; Hollister Avenue to the south; and residential uses
to the west. As such, the project would meet Criterion (b) requirements.

CRITERION (c)  The project site has no value as habitat for endangered, rare or threatened species.

A Biological Due Diligence Investigation was prepared by ELMT Consulting (April 14, 2026) for the
proposed project. As detailed, the project site does not have the potential to support the following:
native plant communities or natural communities of special concern; jurisdictional water features;
special-status plant species; or special-status wildlife species; and the site is not located with federally
designated critical habitat. Further, the project site is located within a developed area of the City and
is surrounded by urban land uses. As concluded in the biological investigation, the site does not have
the potential to support suitable habitat that could support endangered, rare, or threatened species.
Thus, the proposed project would meet Criterion (c) requirements.

CEQA Exemption Determination Report
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CRITERION (d)  Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality.
A. TRAFFIC

A Traffic Impact Analysis and VMT Screening Memo were prepared by TJW Engineering (April 9 and
April 8, 2025) for the proposed project. As concluded in these reports, the proposed project is
anticipated to generate 373 daily trips, including 25 AM peak hour trips and 29 PM peak hour
trips. According to the VMT memo, the City of Goleta SB 743 Sketch VMT Tool (October 2020)
was used to evaluate the project. Project details including address, parcel numbers, residential
units, and daily trip generation were entered into the tool to calculate VMT per capita and compare
it to City thresholds. The analysis found that the project’s residential VMT per capita would be
21.96 which exceeds the City’s significance threshold of 16.79. However, the City’s VMT
Thresholds Study suggest that California Air Pollution Control Officers Association (CAPCOA)
recommended VMT strategies may be used to reduce project VMT, including increasing
residential density. As such, the higher-density infill residential development is associated with
lower vehicle miles travel behavior and allows consideration of residential density in the VMT
analysis and the adjusted residential VMT is 16.47 per capita, which is below the City’s significance
threshold of 16.79 VMT per capita. This strategy accounts for VMT reductions associated with
higher-density development. Based on the CAPCOA’s strategy equation and associated
calculations, the project achieves a maximum potential VMT reduction of 25 percent. After
applying the 25 percent reduction to the initial VMT Tool results, the project’s residential VMT
per capita was reduced to 16.47, meeting the City of Goleta threshold. Thus, the proposed project
would meet Criterion (d) requirements.

B. NOISE

A Noise Impact Study was prepared by MD Acoustics, LLC (April 22, 2026) for the proposed
project. As concluded in this report, the proposed project would result in less than significant
impacts as it relates to future noise impacts (traffic, train, construction and operational noise), as
a result of the project.

Construction

Noise related to construction would be required to comply with the City’s Municipal Code Section
17.39.070(G), which permits construction activities between 8:00 a.m. and 5:00 p.m. Any
construction activities outside the permitted hours of construction would require a permit from
the City’s Director of Planning and Environmental Review for onsite work and the City’s Public
Works Director or designee for work in the City’s right-of-way.

The Noizse Impact Study determined that construction noise impacts are considered to be less than
significant because construction noise may have a temporary or periodic increase in the ambient
noise level above the existing within the project vicinity.

Operations

CEQA Exemption Determination Report
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The Noise Impact Study concluded that the total project noise due to HVAC equipment, parking,
and crowd noise at the nearest residences is expected to be 49 dBA CNEL which would not
increase the ambient noise level to off-site receptors due to stationary sources.

Project-generated traffic would result in incremental increases of approximately 0.1 to 0.7 dBA
CNEL at nearby off-site sensitive receptors, which is below the threshold of perceptibility. As
such, off-site traffic noise impacts would be less than significant, and no mitigation is required.

On-site exterior noise levels associated with roadway traffic and rail operations would range from
approximately 54 to 67 dBA CNEL. While localized facade areas adjacent to Hollister Avenue
may exceed the City’s “normally acceptable” exterior noise range as determined by the City’s
General Plan, these conditions are typical of urban infill environments and are addressed through
project design features, including building orientation and solid balcony walls, consistent with
General Plan policies.

Interior noise levels were evaluated and would comply with the City’s 45 dBA CNEL interior
standard with standard building construction techniques, including closed-window conditions and
upgraded glazing (e.g., STC-rated windows where necessary). Therefore, interior noise impacts
would be less than significant with standard design features, and no unusual circumstances or
mitigation measures beyond typical building requirements are necessary.

Therefore, noise impacts generated from project construction and operations would have less than
significant impact. Thus, the proposed project would meet Criterion (d) requirements.

C. AIR QUALITY

An Air Quality, Greenhouse Gas, and Energy Impact Study was prepared by MD Acoustics (April 20,
2020) for the proposed project. As detailed in the study, the site is located within the South Central
Coast Air Basin (Basin), which is governed by the Santa Barbara County Air Pollution Control
District (SBCAPCD) and is located within the City of Goleta. The project site is designated as
High Density Multi-Family (RH). As shown by the results of the air analysis, the project's
emissions do not exceed any SBCAPCD thresholds during either short-term construction or long-
term operation of the project. Therefore, as the project is a residential use, the proposed project
is not anticipated to exceed the Attainment Plan assumptions for the project site. The proposed
project would not conflict with implementation of the SBCAPCD Attainment Plans, as such
impacts are considered to be less than significant.

Construction Emissions

As detailed in the SBCAPCD Guidelines, the SBCAPCD has established a threshold of 25 tons
per year of VOC or NOx emissions for construction. As shown in Table 1, the project would not
exceed the threshold for either pollutant. Therefore, the project’s construction emissions would
have less than significant impact.

Table 1: Estimated Maximum Daily Construction Criteria Air Pollutant Emissions

CEQA Exemption Determination Report
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Pollutant Emissions (pounds/day)!
Year vocC NOx co S50; PM10 PM2.5
2025 2.40 22.20 19.92 0.03 5.99 3.44
2026 41.53 9.85 12.97 0.02 0.38 0.35
Maximum Daily Emissions 41.53 22.20 19.92 0.03 5.99 3.44
SBCAPCD Annual Threshold 25 25 * * * *
Exceeds Threshold? No No * * * *
MNotes:
Source: CalEEMod Version 2022.1.1.43

SBCAPCD indicates that a project that may generate fugitive dust emissions in such quantities as

to cause injury, detriment, nuisance, or annoyance to any considerable number of persons, or

which may endanger the comfort, repose, health, or safety of any such person, or which may cause

or have a natural tendency to cause injury or damage to business or property would have a

significant air quality impact. In order to reduce air quality impacts from construction activities,
the SBCAPCD requires that all projects minimize construction emissions through adherence to
the SBCAPCD Rule 345 fugitive dust control measures and minimize ROG through adherence
to the SBCAPCD Rule 323.1 architectural coating VOC content limits. Compliance with
SBCAPCD Rules 345 and 323.1 would ensure that construction emission would not be generated
in such quantities as to cause injury, detriment, nuisance, or annoyance to any considerable number

of persons, or that may endanger the comfort, repose, health or safety of any such person or the

public. Therefore, a less than significant air quality impact would occur from construction of the

proposed project.

Operational Emissions

The operations-related criteria air quality impacts created by the proposed project have been
analyzed through the use of CalEEMod model. The operating emissions were based on year 2020,

which is the anticipated opening year for the project. The summer and winter emissions created

by the proposed project’s long-term operations were calculated and the highest emissions from

either summer or wintet.

Table 2: Estimated Maximum Daily Operational Criteria Air Pollutant Emissions

Pollutant Emissions (pounds/day)*

Activity vVoC NOx co 502 PM10 PM2.5
Area Sources? 2.47 0.03 3.35 0.00 0.00 0.00
Energy Usage? 0.03 0.44 0.19 0.00 0.04 0.04
Mobile Sources? 1.46 0.89 7.20 0.01 1.07 0.28
Total Emissions 3.96 1.36 10.74 0.01 1.11 0.32
SBCAPCD Threshold — All Sources 55 55 * * 80 *
SBCAPCD Threshold — Mobile Sources 25 25 * * * *
Exceeds Threshold? No No * * No *
1 Source: CalEEMod Version 2022.1.1.43
? Area sources consist of emissions from consumer products, architectural coatings, and landscaping equipment.
* Energy usage consists of emissions from on-site natural gas usage.
* Mobile sources consist of emissions from vehicles and road dust.
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The data in Table 2, shows that emissions from the operation of the proposed project does not
exceed SBCAPCD thresholds. Therefore, impacts in this regard would be less than significant.

D. WATER QUALITY

The site is partially developed with impervious features. According to the Site Plan dated April 21,
2020, project implementation would increase the impervious area by approximately 83,712 square
feet. The project site is generally flat. Storm water runoff will flow towards permeable pavers to
an underground filtration structure. Furthermore, the project would be required to be in
compliance with the City’s Municipal Code Chapter 13.04, Stormwater Management and Discharge
Control, which requires the implementation of stormwater management practices, and compliance
with City or Regional Water Quality Control Board ordinances and management plans.
Implementation of the proposed project would not result in significant effects to water quality.

CRITERION (e) The site can be adequately served by all required utilities and public services.

The site is located in an urbanized area, with access to required utilities and public services. The project
does not propose the construction of a significant number of new utility mains; and therefore, the
project would not result in significant effects to the utility services. The site would be adequately
served by required utilities and public services, and the project would meet Criterion (e) requirements.

V. CONSIDERATIONS OF EXCEPTIONS TO THE USE OF A CATEGORICAL
EXEMPTION

CEQA Guidelines Section 15300.2 identifies the following exceptions to the use of a categorical
exemption:

a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is to be
located—a project that is ordinarily insignificant in its impact on the environment may in a
particularly sensitive environment be significant. Therefore, these classes are considered to
apply in all instances, except where the project may impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and officially adopted
pursuant to law by federal, state, or local agencies.

b)  Cumunlative Impact. All exemptions for these classes are inapplicable when the cumulative impact

of successive projects of the same type in the same place, over time is significant.

c) Significant Effect. A categorical exemption shall not be used for an activity where there is a
reasonable possibility that the activity will have a significant effect on the environment due to
unusual circumstances.

d) Scenic Highways. A categorical exemption shall not be used for a project which may result in
damage to scenic resources, including, but not limited to, trees, historic buildings, rock
outcroppings, or similar resources, within a highway officially designated as a state scenic

CEQA Exemption Determination Report
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highway. This does not apply to improvements which are required as mitigation by an adopted
negative declaration or certified EIR.
e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located on a site

which is included on any list compiled pursuant to Section 65962.5 of the Government Code.
)  Historical Resources. A categorical exemption shall not be used for a project which may cause a

substantial adverse change in the significance of a historical resource.

As evaluated below, none of these exceptions apply to the proposed project. Therefore, the lead
agency is not precluded from categorically exempting the proposed project from CEQA.

CRITERION (A)  Classes 3,4, 5, 6, and 11 are qualified by consideration of where the project is to
be located—a project that is ordinarily insignificant in its impact on the environment
may in a particularly sensitive environment be significant. Therefore, these classes
are considered to apply in all instances, except where the project may impact on an
environmental resource of hazgardous or critical concern where designated, precisely
mapped, and officially adopted pursuant to law by federal, state, or local agencies.

The location exception does not apply to a Class 32 Categorical Exemption.

CRITERION (B) Al exemptions for these classes are inapplicable when the cummulative impact of successive
projects of the same tipe in the same place, over time is significant.

The project involves the development of a residential community. The project site is located within a
developed area of the City. The City of Goleta has not successively approved prior projects of this
same type in the same place; and, as such, no cumulative impacts would occur and this exception has
no application here.

CRITERION (C) A categorical exemption shall not be used for an activity where there is a reasonable
possibility that the activity will have a significant effect on the environment due to
unusual circumistances.

There are no features that distinguish this project from others in the exempt class; therefore, there are
no unusual circumstances. The project involves the construction of a residential development. The
project is a permittable use under the High Density Residential land use and R-H zoning. Further, the
project is located within an urbanized area and has been disturbed by existing uses. Thus, there are no
unusual circumstances related to the proposed project and a significant effect on the environment is
not anticipated.

CRITERION (D) A categorical exemption shall not be used for a project which may result in damage
to scenic resources, including, but not limited to, trees, bistoric buildings, rock
onteroppings, or similar resources, within a highway officially designated as a state
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scenic highway. This does not apply to improvements which are required as
mitigation by an adopted negative declaration or certified EIR.

According to the California Department of Transportation’s State Scenic Highway Program, there are
no officially designated State Scenic Highways within the City of Goleta’s jurisdictional boundary. A
portion of US-101 within the City’s boundary is eligible for scenic designation but has not been
officially designated. An officially designated segment of US-101 begins near the City’s western
boundary, located just outside of the City. Views of the project site are not afforded from US-101 due
to intervening topography and vegetation. According to the Historical Resounrce Evaluation Report, the site
is void of historical buildings and rock outcroppings. No impact would occur in this regard.

CRITERION (E) A categorical exemption shall not be used for a project located on a site which is
included on any list compiled pursuant to Section 65962.5 of the Government
Cod.

Government Code Section 65962.5 requires the Department of Toxic Substances Control (DTSC)
and State Water Resources Control Board (SWRCB) to compile and update a hazardous materials sites
listing (per the criteria of the Section). The California Department of Health Services is also required
to compile and update, as appropriate, a list of all public drinking water wells that contain detectable
levels of organic contaminants and that are subject to water analysis pursuant to Section 116395 of
the Health and Safety Code. Section 65962.5 requires the local enforcement agency, as designated
pursuant to Section 18051 of Title 14 of the California Code of Regulations, to compile, as appropriate,
a list of all solid waste disposal facilities from which there is a known migration of hazardous waste.

According to the California Environmental Protection Agency, Cortese List website, the project site
is not listed pursuant to Government Code Section 65962.5. No impact would occur in this regard.

CRITERION (F) A categorical exemption shall not be used for a project which may cause a
substantial adverse change in the significance of a historical resonrce.

A Phase I Archaeological Assessment was prepared by Leftwich Archaeology (May 2026) for the proposed
project. This assessment concluded that there are no previously documented archaeological sites that
occur within the project area, and no cultural resources within the project area are currently listed on
the National Register of Historic Places (NRHP), California Register of Historical Resources (CRHR),
California Historical Monuments (CHL), or local monuments list. Due to the buildings onsite, the
report recommended further evaluation for historical significance.

As such, a Historical Resonrce Evaluation Report was prepared by GPA Consulting (April 2026) for the
proposed project. As detailed in the report, there are a total of four buildings on the project site: three
single family residences and a shed building. The buildings on the project site are not currently
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designated under national, state, or local landmark programs. Because the buildings are over 50 years
of age, they were evaluated as potential historical resources as defined by CEQA in anticipation of the
proposed project. The report concluded that the subject buildings do not appear to be eligible for
listing in the National Register or California Register or for designation as a local Goleta Historic
Landmark due to a lack of significance and architectural distinction. The recommended Status Code
for each building is 6Z: found ineligible for National Register, California Register or local designation
through survey evaluation. As such, they would not be considered historical resources as defined by
CEQA. No impact would occur in this regard.

VI. CONCLUSION

Based on this analysis, the proposed 7360 Hollister Avenue Project meets the criteria for the Class 32
Categorical Exemption pursuant to CEQA Guidelines Section 15332. Further, none of the exceptions
enumerated under CEQA Guidelines Section 15300.2 apply to the proposed project. Therefore, the
lead agency (the City of Goleta) is not precluded from categorically exempting the proposed project
from CEQA.
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