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E.1 INTRODUCTION 
AAppppeennddiixx EE 

CThis appendix presents the comments and responses for the Comstock Homes 
Development and Ellwood Mesa Open Space Plan Draft EIR. The Draft EIR for the 
Comstock Homes Development and Ellwood Mesa Open Space Plan was released on 
March 23, 2004. Forty-six comment letters and/or public meeting minute packages were 
received in the general timeframe allotted for review and comment on the EIR. The formal 
comment period closed on May 10, 2004. 

Coommmmeennttss  aanndd  
RReessppoonnsseess  

The comment letters and/or public hearing comments are numbered 1 through 46 and the 
individual comments identified within each letter are also numbered. In addition, several 
comment letters include attachments primarily in the form of additional comment letters or 
reference materials. The comments are delineated by vertical lines in the margins of the 
letters (for example, Comment G.2-1 is the first comment of Letter No. G.2) with each 
separate comment designated by the letter and comment number. The responses to 
comments are presented in sequential order following the comment letters. 

Table E-1 summarizes the comments received on the Draft EIR. A total of 592 written and 
oral comments are identified and addressed in this appendix. Where appropriate, the text in 
the main body of the Final EIR has been revised in response to comments received on the 
Draft EIR. The individual comment responses indicate if the comment resulted in a revision 
to the EIR. 

The written comment letters are presented in Section E.2 and the written responses are 
presented in Section E.3. 
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Table E-1. 
List of Comments Received on the Draft EIR 

for the Comstock Homes Development and Ellwood Mesa Open Space Plan

AAppppeennddiixx  EE

CCoommmmeennttss  aanndd
RReessppoonnsseess

 

Date Commentor/Affiliation 
Comment 
Item ID 

Number of 
Comments 
Identified 

3/29/04 Daniel Schradermeier G.1 1 
3/30/04 Justin M. Ruhge  G.2 1 
4/8/04 Dana Trout  G.3 4 

4/12/04 
State of California Governor’s Office of Planning and 
Research, State Clearinghouse and Planning Unit G.4 1 

4/12/04 Barbara S. Massey G.5 5 
4/12/04 Ed Easton G.6 5 
4/21/04 Army Corps of Engineers, Heather Wylie G.7 1 
4/22/04 State Department of Conservation, William E. Brannon G.8 2 
4/23/04 Goleta West Sanitary District, Harvey M. Gish G.9 2 
4/29/04 Roger Jahnke G.10 1 
5/2/04 Barbara S. Massey G.11 72 
5/4/04 Bob Comstock and William Seith G.12 88 
5/6/04 Cecilia Brown G.13 4 
5/10/04 Kathy Gebhardt G.14 18 
5/10/04 Dr. Ingeborg Cox G.15 17 
5/10/04 David T. Lange/Monarch Program G.16 4 
5/10/04 Derek John/Isla Vista Recreation and Park District G.17 4 
5/10/04 Mike Fealy/Santa Barbara Urban Creeks Council G.18 5 
5/10/04 Catherine McCammon G.19 12 
5/10/04 John Olson G.20 1 
5/10/04 Roger Jahnke G.21 6 

5/10/04 

Terry Roberts/State of California Governor’s Office of 
Planning and Research, State Clearinghouse and Planning 
Unit G.22 1 

5/10/04 Karen Ramsdell/City of Santa Barbara/Airport G.23 6 
5/10/04 Ed Easton/Sierra Club and Friends of Coal Oil Point G.24 21 
5/10/04 DeAnn Sarver/SB Shores Homeowners Association G.25 28 

5/10/04 
Bill Murdoch and Sue Swarbrick/UCSB Natural Reserve 
System; and Cristina Sandoval/COPR G.26 12 

5/10/04 Kevin D. Lafferty G.27 11 

5/10/04 
Vijaya Jammalamadaka/Santa Barbara County Air Pollution 
Control District G.28 3 

5/10/04 William B. Seith/SB Development Partnership G.29 15 
5/10/04 Robert Comstock/SB Development Partners G.30 1 
5/10/04 Environmental Defense Center G.31 24 
5/10/04 Maria Gordon G.32 4 
5/10/04 Friends of the Ellwood Coast G.33 9 
5/10/04 Bradley Hufschmid G.34 13 
5/10/04 Hal S. Kopeikin, Ph.D. G.35 5 
5/10/04 Marian and Stephen Cohen G.36 6 
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 Table E-1 (Continued). 
List of Comments Received on the Draft EIR 

for the Comstock Homes Development and Ellwood Mesa Open Space Plan 
 

AAppppeennddiixx EE 

CCoommmmeennttss  aanndd  
RReessppoonnsseess  

Date Commentor/Affiliation 
Comment 
Item ID 

Number of 
Comments 
Identified 

5/10/04 Stephen L. Jenkins/California State Lands Commission G.37 2 
4/12/04 Joint Planning Agency/City Council Meeting Comments G.38 19 
4/19/04 Joint Planning Agency/City Council Meeting Comments G.39 3 
4/22/04 Joint Planning Agency/City Council Meeting Comments G.40 9 
5/10/04 Joint Planning Agency/City Council Meeting Comments  G.41 76 

5/12/04 
William F. Yim, Transportation Planner/Santa Barbara 
County Association of Governments G.42 5 

5/17/04 Lee E. Heller, Ph.D. G.43 3 

5/13/04 

Terry Roberts/State of California Governor’s Office of 
Planning and Research, State Clearinghouse and Planning 
Unit G.44 1 

5/24/04 California Coastal Commission G.45 6 
5/18/04 Joint Planning Agency/City Council Meeting Comments  G.46 55 

 

E.2 COMMENT LETTERS AND PUBLIC MEETING COMMENTS 

The comment letters and public meeting comments related to the Draft EIR follow. 
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Appendix E 
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E.2 COMMENT LETTERS AND PUBLIC MEETING COMMENTS 
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E.3 COMMENT RESPONSES 

E.3.1 Introduction 

This section presents written responses to the comments received on the Draft EIR for the 
Comstock Homes Development and Ellwood Mesa Open Space Plan. 

Section E.3.2 presents “Master Responses” which address multiple comments received on the 
Draft EIR. Master Responses A through K are intended to address similar comments made by 
multiple commentors. The topics of these responses were reviewed by the Ellwood-Devereux 
Joint Review Panel (JRP). In most cases the responses address comments that were directed at 
components of the Open Space Plan or cumulative impacts that affect each of the three JRP 
jurisdictions. The Master Responses are identified as follows: 

A: Ellwood Devereux Coast Open Space Plan Overview 

B: Trails and Beach Access 

C: Open Space Plan Area Amenities 

D: Public Uses 

E: Restoration Activities 

F: Remediation Activities 

G: Implementation, Management, and Enforcement 

H: Devereux Creek Watershed 

I: Snowy Plover Protection, Mitigation, and Public Access Near Nesting Areas 

J: Habitat Connectivity and Raptor Foraging Habitat 

K: Traffic at Storke and Hollister 

L: Comstock Alternative 1 Site Plan 

E.3.2 Master Responses 

The Master Responses identified in Section E.3.1 follow. 

Master Response A (Overview of Ellwood-Devereux Open Space and Habitat 
Management Plan Measures and Elements) 

The Ellwood-Devereux Open Space and Habitat Management Plan (Open Space Plan) is the 
result of a public-private cooperative effort between the City of Goleta, County of Santa 
Barbara, and University of California, Santa Barbara to preserve and enhance 652 consolidated 
acres of open space, recreational, natural reserve, and marine environment resources and 
improve coastal access. Without the Open Space Plan, development could proceed under 
existing plans, resulting in islands of development that would fragment the proposed open space 
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resources and disrupt coastal access. Even if development does not occur, continued unmanaged 
recreational use will degrade and fragment habitat, result in more erosion from informal trails, 
ultimately degrading recreational uses of the area, and threatening the viability of ecosystems 
along the Ellwood Devereux Coast.  

To protect and enhance existing resources, the Open Space Plan proposes the following 
measures:  

• Habitat Enhancement and Restoration. Open Space Plan enhancement and restoration 
is proposed for select areas degraded by erosion and poorly controlled public use, either 
through passive methods (e.g., trail closures or elimination of recreational activities) or active 
methods (e.g., planting native species) where passive methods are not likely to be successful. 
Habitat improvements focus on improving the conditions of ESHAs, such as wetlands. 

• Trail Closures. Approximately 12.6 miles of informal trails would be closed and restored. 
Limited use of signage and unobtrusive barriers would be used at select locations to divert 
users away from sensitive areas. 

• Limitation of Uses. Certain uses would be prohibited within the Open Space Plan Area 
including motorized vehicle or bike use (except emergency vehicles), designation of trails for 
pedestrians, bicycles, and equestrians, and the applicability of existing dog leash laws. 

• Erosion and Sedimentation Controls. Management actions to reduce potential erosion, 
including trail improvements, such as bridges and boardwalks, and trail closures would 
protect water quality in Devereux Creek and the Devereux Slough.  

• Urban Runoff Control Measures. Management actions, such as Best Management 
Practices, would be implemented during trail construction, restoration activities, and parking 
lot/restroom construction to protect water quality. Mutt mitt stations and trash cans would 
be provided at trailheads to control waste and litter accumulation. 

• Hazardous Materials and Remediation. Where appropriate, management actions to 
remediate surface or subsurface contamination from hydrocarbons and historic uses of the 
area.  

To enhance public access and recreational opportunities, the Open Space Plan also includes the 
following elements:  

• Trail Improvement. To minimize impacts to sensitive resources and reduce habitat 
fragmentation, approximately 18.7 miles of existing trails would be would be improved with 
new trail surfaces, signage and other amenities. Improvement or closure of existing trails, or 
installation of benches, fences or signage, or structures would be undertaken with native 
materials whenever possible, with logs, boulders, or low-fencing to preserve the undeveloped 
character of the Open Space Area.  
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• Beach Access Improvements. To minimize impacts to sensitive resources, access to the 
coast would be improved with the provision of boardwalks and/or coastal access stairways, 
which would improve public safety and improve protection of sensitive resources.  

• New Beach Access. A bluff top trail currently exists along the West Campus Bluffs, 
providing access between Isla Vista and the beach at Coal Oil Point. A new beach access 
stairway is proposed to improve beach access, improve public safety, reduce damage to 
coastal bluff scrub habitat, and reduce coastal bluff erosion.  

• New Public Parking. More than 200 additional coastal access parking spaces would be 
provided at six new or modified locations, to improve coastal access and minimize the 
concentration of parking at any one location. Handicap spaces would be provided at all lots 
and horse trailer parking at one new lot. 

• Restroom Improvement. The existing portable restroom at Coal Oil Point would be 
replaced with a self-contained permanent facility and a new facility would be provided in the 
future at the Santa Barbara Shores parking lot.  

Master Response B (Trails and Beach Access) 

Increased visitation over the years and unmanaged access have resulted in a proliferation of 
informal trails and localized trail and bluff erosion, which in turn have adversely affected 
sensitive habitat and created public safety hazards. Extensive informal trails occur within the 
Ellwood-Devereux Open Space area that have been used for decades to access the butterfly 
groves, Devereux Creek, coastal bluffs, and the beach. The Open Space Plan is based on 
applicable policies and goals laid out in the Coastal Act and local planning documents. One of 
the goals of the Coastal Act is to maximize public access to and along the coast, and to 
maximize public recreation opportunities within the Coastal Zone consistent with resource 
conservation and the protected rights of private property owners.  

The public access and recreation element of the Open Space Plan establishes an integrated trail 
system that provides extensive public access while protecting sensitive coastal resources. The 
trail system is based on the existing network of formal and informal trails in the Ellwood-
Devereux Open Space area. Formal trails have been deliberately designed and improved under 
the auspices of the City of Goleta, County, University, or other land managers in the open space. 
Informal trails are existing pathways developed through repeated public use and are not part of a 
formal planning process. The trail system is primarily designed for pedestrians; however, trails to 
accommodate bicycles and equestrians are also included. Different trail types are proposed to 
accommodate these users.  

The Open Space Plan prescribes that certain trails will be closed or rerouted in the future 
because they traverse environmentally sensitive habitat areas (ESHAs) such as native grasslands, 
eucalyptus woodlands, vernal pools, creeks, and/or dune scrub habitats. It also identifies that 
other trails will be closed because they are hazardous (i.e., gullies, eroding bluffs) and their 
continued use exacerbates these problems. In these situations, nearby parallel trails are 
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maintained to provide similar access. In some cases, trails are closed because they are located 
parallel to, and in close proximity to, other trails. Figure B-1 Proposed Trails and Trail Closures 
identifies trails proposed to remain as well as trails proposed to be closed within the jurisdiction 
of the City of Goleta. Table B-1, Summary of Rationale for Trail Closures, identifies each of the 
trail segments to be closed and the rationale for the closure. Minor changes to the trail system, 
such as a slight shift in an alignment to avoid an ESHA and adjustments to the boardwalks, 
bridges, and stairs in the vicinity of the Ellwood Main Monarch Grove will be reflected in the 
Final Open Space Plan (expected late summer 2004). 

The planned trail system will not reduce overall access in the Open Space Plan Area despite the 
trail closures. The trail closures subtly redirect users to adopt new routes; however, the new 
routes will be located in close proximity and convenience. 

Master Response C (Open Space Plan Area Amenities) 

A limited amount of visitor amenities are proposed in the Open Space Plan Area to better 
accommodate users. These amenities include low profile signs, trail markers, barriers, fences, 
restrooms, span bridges, trail culverts, boardwalks, stairs, benches, scenic overlook, 
amphitheatre, trash cans, mutt mitt stations, and horse tail bags. The overall intent of the 
amenities is to assist and inform visitors and protect the natural resources from user impacts. 
The amenities are intended to support public use opportunities at the Open Space Plan Area 
compatible with natural resource protection. The number and location of amenities will be 
developed as needed during Open Space Plan implementation, as funding is available. 
Additionally, these amenities may be subject to the approval of development permits (Coastal 
Development Permits [CDPs], etc.). The following text summarizes the Open Space Plan visitor 
amenities. 

Parking. Public parking for access to the Open Space Plan Area will occur either in existing 
on-street parking locations or in new public parking lots. Six new or modified parking areas will 
be dedicated to the Open Space Plan Area and coastal access, as shown on Figure 14 of the 
Open Space Plan. Parking lots will be designed to accommodate handicap vehicle parking. The 
City of Goleta proposes one new parking lot at Santa Barbara Shores that will replace the 
existing Hollister Avenue parking lot and increase the number of spaces from 15 to 40. Existing 
on-street parking is available in the City of Goleta on four residential streets north of the 
Ellwood Grove – Anchor Drive, Santa Barbara Shores Drive, Newport Drive, and Coronado 
Drive. The University proposes three new or improved parking lots at the following locations: 
West Campus Mesa, Coal Oil Point, and West Campus Bluffs Nature Park. The County will 
designate the western side of Camino Majorca from Del Playa Drive to Pasado Road 
(perpendicular parking) and the eastern side of Camino Majorca from Del Playa Drive to Trigo 
Road (parallel parking) for coastal access. These on-street spaces are currently unregulated and 
used for coastal access as well as resident parking. 

The University is proposing an option of not providing these coastal access spaces at Coal Oil 
Point due to concerns about increased access to the COPR and the western snowy plover areas 
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Table B-1. 
Summary of Rationale for Trail Closures

Trail 
Segment 

Length in 
Feet 

Trail Closure 
Justification1 Notes 

A 465.812 4 Eucalyptus Groves 
B 318.104 4 Eucalyptus Groves 
C 311.46 2 Eucalyptus Groves 
D 768.699 2,3 Trail Crosses Drainage 
E 191.775 4 Trail Crosses Drainage 
F 478.99 2,3 Aquatic habitat buffer, Steep Slope, Erosion 
G 576.731 6 mapping correction; trail does not exist 
H 507.866 see notes trail to remain open per City's request 
I 135.365 2 Environmentally sensitive habitat 
J 51.698 6 mapping correction; trail does not exist 
K 388.603 6 mapping correction; trail does not exist 
L 230.099 5 Coronado Preserve General Plan calls for trail closure 

M 303.675 5 
Environmentally sensitive habitat, Coronado Preserve General Plan 
calls for trail closure 

N 176.321 2 
Environmentally sensitive habitat, Eucalyptus Groves, Monarch 
Butterflies 

O 348.089 2 
Environmentally sensitive habitat, Eucalyptus Groves, Monarch 
Butterflies 

P 148.502 2 
Environmentally sensitive habitat, Eucalyptus Groves, Monarch 
Butterflies 

Q 43.446 2 
Environmentally sensitive habitat, Eucalyptus Groves, Monarch 
Butterflies 

R 69.614 2 
Environmentally sensitive habitat, Eucalyptus Groves, Monarch 
Butterflies 

S 173.866 2 Environmentally sensitive habitat 
T 295.496 2 Native grassland 
U 206.618 2 Aquatic habitat buffer 
V 232.892 2 Aquatic habitat buffer 
W 368.326 2,3 Aquatic habitat buffer, Steep Slope, Erosion potential 
X 508.92 2 Environmentally sensitive habitat, aquatic habitat buffer 
Y 359.452 2,3 Env. Sensitive Habitat, Steep Slope, Erosion potential 
Z 2188.329 2 Environmentally sensitive habitat, aquatic habitat buffer 

AA 1583.477 2, 3 

Environmentally sensitive habitat, aquatic habitat buffer, native 
grassland, hydro constraints, Eucalyptus Groves, Monarch 
Butterflies 

BB 1156.431 2 Environmentally sensitive habitat, aquatic habitat buffer 

CC 1044.82 2 
Environmentally sensitive habitat, aquatic habitat buffer, native 
grassland 

DD 866.335 2 
Environmentally sensitive habitat, aquatic habitat buffer, native 
grassland 

EE 213.078 2 Environmentally sensitive habitat, native grassland 
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Trail 

Segment 
Length in 

Feet 
Trail Closure 
Justification1 Notes 

FF 428.621 2 Environmentally sensitive habitat, native grassland 

GG 36.247 2, 3 
Steep Slopes, erosion potential, Eucalyptus Groves, Monarch 
Butterflies 

HH 30.513 1, 2, 3 
Steep Slopes, erosion potential, Eucalyptus Groves, Monarch 
Butterflies 

II 139.995 1, 2, 3 
Steep Slopes, erosion potential, Eucalyptus Groves, Monarch 
Butterflies 

JJ 311.158 2 
Environmentally sensitive habitat, native grassland, Eucalyptus 
Groves, Monarch Butterflies 

KK 977.814 2, 3 Steep Slopes, erosion potential, Environmentally sensitive habitat 
LL 842.708 2, 3 Steep Slopes, erosion potential, Environmentally sensitive habitat 

MM 123.703 2 Environmentally sensitive habitat, native grassland 

NN 1884.716 2, 3 Steep Slopes, erosion potential, Environmentally sensitive habitat 
1
 KEY 

1 = Archaeologic Constraint 4 = Residential Development negates trail use 
2 = Biologic Constraint 5 = Coronodo Preserve General Plan 
3 = Hydro/Geo Constraint 6 = Mapping Correction 

at Sands Beach. If no public parking facilities are built at Coal Oil Point, the parking facility at 
West Campus Bluffs Nature Park would be doubled to 40 spaces to accommodate coastal users. 

The total number of new off-street and on-street parking under the Open Space Plan would 
range from 218 spaces to 253 spaces, depending upon the alternatives selected by the City of 
Goleta and the University. At present time, about 38 off-street spaces are available in the Open 
Space Plan Area, so the net increase would range from 113 to 148 spaces. 

Signs. A signage program will be implemented for the Open Space Plan Area as an integral 
component of the habitat protection, trail design, and access program. The overall intent of the 
signage program is to assist and inform visitors from three points of view: regulatory, directional, 
and informational. Some parts of the Open Space Plan Area and reserves already have signage 
programs that serve as good examples. For example, there are numerous signs to inform and 
educate visitors at COPR, Del Sol, and Camino Corto. The level of signage in the Open Space 
Plan Area, particularly on Ellwood Mesa, is likely to be much less than at these locations. The 
signage program for the entire Open Space Plan Area should be as coordinated and consistent as 
possible, though it need not be identical in appearance. 

The number and location of signs will be developed as needed during the design of the 
following projects: (1) the trails and parking facilities in each agency’s jurisdiction; (2) South 
Parcel and West Campus Bluffs Nature Parks; and (3) habitat restoration projects.  

Initially only trailhead signs will be installed, as shown on Figure 26 of the Open Space Plan. 
These signs provide general information about the Open Space Plan Area, dedicated coastal 
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Figure B-1 
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access locations, appropriate usage, and guidance about protecting the environment and 
respecting other users. In addition to signs, informational brochures and maps will be available 
at trailheads. Other signs will be designed and installed as determined necessary by each 
sponsoring agency in their area of jurisdiction. Possible additional signs may include the 
following:  

• Trail markers identifying the trail name, length, permitted uses, directional indicator, and 
distances 

• Trail closure signs with information on detours 

• “Rules-of-the-trail” that describe right-of-way rules for pedestrians, equestrians, and cyclists 

• Habitat protection signs, hazardous areas, and interpretive signs 

A sign will be posted at Access Point D directing all equestrians to use the beach area to the 
northwest and indicating that horses are restricted from heading southeast onto the COPR near 
the western snowy plover breeding habitat. 

Trail Markers, Barriers, and Fences. Where it is necessary to close a trail segment, 
environmentally appropriate methods will be used for the given locations. These methods 
include low-profile signs, earthen berms, embedded logs or rocks, and plantings.  

Most of the Ellwood Mesa area in the City of Goleta would remain as is. Certain trails in the 
Ellwood Main Grove contain low-profile rope fences with signs prohibiting horses and bicycles, 
and advising visitors on appropriate uses of the area. This trail fencing and signage will be 
maintained and possibly expanded in the Ellwood Main Grove. 

On University lands, trail markers and barriers may be used to keep users on trails and avoid 
adjacent ESHAs and off-trail portions of the COPR. Trail markers would be short (less than 36 
inches) single-post parkers (recycled material, wood, or faux wood concrete). Trail barriers to 
prevent access to sensitive habitat areas would include large stones, plantings, logs, and low-
profile post-and-cable fencing. Post-and-rail or post-and-cable fencing may be used around the 
perimeter of new parking facilities.  

Restrooms. Two permanent public restroom facilities will be constructed. One facility 
provided in the future by the City of Goleta at the new parking lot at Santa Barbara Shores; the 
other restroom at Coal Oil Point on the University jurisdiction will replace the current 
temporary restroom facility at Coal Oil Point. The City of Goleta restroom will be tied into 
existing services for power and sewage. The University restroom will be self-contained, requiring 
no hook ups to external services. The specific designs of the restrooms have not been 
determined at this time; however, they will conform to the natural character of the Open Space 
Plan Area and generally be of the same character as is found at state and local parks. The 
restrooms will be closed at night. 
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Boardwalks, Span Bridges, and Trail Culverts. Bridges and/or boardwalks are proposed 
in some wetland and riparian areas for resource protection and public safety. A pedestrian-only 
boardwalk is proposed by the University west of the Devereux Slough, on the Dune Pond Trail 
where it crosses a wetland area near the beach terminus. This boardwalk will be designed, 
constructed, and maintained in careful consultation with the COPR. 

The City of Goleta proposes a boardwalk or prefabricated span bridge along the Windrow Trail 
(Trail 14, see Figure 16 of the Open Space Plan) that will provide pedestrian and bicycle access 
to the Anza Trail in the event that there is demand for all-weather bicycle access along the Anza 
Trail. The boardwalk would span Devereux Creek, and connect to a multi-user trail on Goleta 
property at the end of Phelps Road.  

The City of Goleta proposes one or more boardwalks, or prefabricated pedestrian span bridges, 
to traverse portions of Devereux Creek and associated wet or eroded areas in the Ellwood Main 
Grove where numerous visitors congregate to see the butterflies (see Figure 15 of the Open 
Space Plan). The need, location, design, and construction schedule for these boardwalks will be 
considered after monitoring trail use in the grove, once interpretive signs and trail barriers have 
been installed. 

Pipe or small box culverts about 24 to 30 inches in diameter will be installed along Devereux 
Creek and a tributary to the creek at the west end of the Open Space Plan Area and Santa 
Barbara Shores in the City of Goleta (see Figure 12 of the Open Space Plan) to allow safe 
passage over the drainages in the winter and to reduce ongoing erosion.  

Boardwalk and Stair Alternatives/Options. The University proposes two wooden 
boardwalk options in the Open Space Plan Area to cross wetland areas and to protect these 
habitats. The boardwalks shown on Figures 12, 14, and 17 of the Open Space Plan include a 
boardwalk along the northeast corner of the Devereux Slough to provide pedestrian, bicyclist, 
and equestrian access from Devereux Road and a trail along the perimeter of the slough to 
Venoco Road. This boardwalk would be part of the Anza Trail on University lands. The City of 
Goleta has a wooden stair/boardwalk alternative near the Main Monarch Grove across 
Devereux Creek that would tie into the proposed bridge spans. 

The existing twin 24-inch drainage pipes and concrete barrier over Devereux Creek (called an 
“Arizona” crossing that separates the creek from the Devereux Slough at the southern edge of 
the Ocean Meadows Golf Course) would be replaced with a 42-foot x 60-inch box culvert to 
restore the creek flows into the Slough, with the intention of reducing sedimentation and 
improving natural hydrologic function of the creek-slough system. The University proposes to 
construct the box culvert in coordination with the COPR. 

The specific design, size, and materials of the boardwalks, span bridges, and trail culverts have 
not been determined at this time.  
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Benches and Scenic Overlooks. Benches are proposed along the trail routes for the public 
as well as to direct users to areas where there is less environmental impact. Twelve existing 
wooden benches are located along the bluffs at West Campus Bluffs Nature Park and Coal Oil 
Point, providing rest stops and scenic overlooks (Figure 26 of the Open Space Plan). Several 
other benches are located in the COPR. No benches are initially proposed on the Ellwood Mesa, 
but should funds become available, the City of Goleta will add some. Figure 26 suggests 
appropriate locations. Rustic wooden benches, such as split log benches, will be used. The 
overlooks at West Campus Bluffs Nature Park will be wheelchair accessible from the new 
parking lot.  

Amphitheater. A simple outdoor amphitheater is planned at the University’s South Parcel 
Nature Park, shown on Figures 10 and 26 of the Open Space Plan, to provide a place for small 
groups (e.g., 10 to 30 persons) to gather for educational purposes and to hear talks and see 
demonstrations about the plants, animals, and ecology of the Open Space Plan Area. The size, 
layout, and design of the amphitheater will be similar to existing facilities at the NRS Carpinteria 
Salt Marsh and University’s Manzanita Village. These facilities are low-profile structures that 
blend-in with the landscape and are constructed with natural materials such as earth, rock, and 
wood.  

Trash Cans, Mutt Mitt Stations, Horse Tail Bags. One of the ongoing maintenance 
issues related to the Open Space Plan Area will be keeping it free of trash and animal waste. 
Uncontained trash attracts rodents, crows, and other pests that can harm indigenous species, 
while the dog manure can contribute to fecal coliform levels in surface water runoff. Horse 
manure can spread exotic weed seeds. As the Open Space Plan is implemented, the sponsoring 
agencies will monitor trash and dog waste and then determine the need, if any, and location of 
additional trashcans and mutt mitt stations.  

The following parking facilities at the Open Space Plan Area will have trash cans and mutt mitt 
stations: Santa Barbara Shores, Faculty Housing, West Campus Mesa, and West Campus Bluffs 
Nature Park (Figure 26). Trash cans are located at Sands Beach and managed by COPR as an 
element of its Western Snowy Plover Management Program.  

The University Horse Boarders Association routinely removes and will continue to remove 
horse manure from the current equestrian trails on West Campus and Ellwood Mesa. If horse 
manure becomes a significant ecological or public health issue from these riders, the sponsoring 
agencies may require tail bags on horses, redirect the equestrian activities to more appropriate 
locations, or prohibit the use.  

Master Response D (Public Uses) 

The Open Space Plan provides a number of goals and policies related to public uses of the open 
space. There are a number of uses that are compatible and others that are incompatible with the 
ecological, scenic, and recreational character of the Open Space Plan Area as listed in the Open 
Space Plan. Allowable public uses include hiking, jogging, surfing, bird watching, picnicking, 
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sunbathing and beach play, meditation and yoga, exercise, bicycling on designated trails, non-
commercial horse-back riding on designated trails, kite flying, model airplane gliders, painting, 
photography and filming, playing non-amplified musical instruments, small educational tours, 
surf fishing, as allowed by law, and cultural uses by native Americans that would be compatible 
with other accepted passive uses. 

Public information on allowable and unallowable uses will be provided on signs at trailheads, 
and in other educational, orientation, and publicity information. While each agency will use their 
existing authority to regulate incompatible uses, the three sponsoring agencies will cooperate 
together on determining the types and locations of public information through the intended 
Joint Review Committee (to be formed in the future during implementation of the Open Space 
Plan – Please refer to Master Response G). However, existing separately managed areas such as 
the Coronado Preserve and the Del Sol and Camino Corto Reserves will continue to define 
allowable and prohibited uses within their boundaries. In some cases, certain uses may be 
allowed through a permit, fees, or notification process with the affected agency. 

Equestrian Use. Open Space Plan Public Access Policy 2.2 prohibits commercial equestrian 
operations in the Open Space Plan Area (the University Horse Boarders Association at the 
University stables on West Campus is not a commercial organization and will continue its 
present functions). Non-commercial equestrian use of the Open Space Plan Area will continue, 
but the number of trails will be consolidated and relocated to protect ESHAs, remove 
duplicative trails, and reduce overall trail erosion from equestrian use. Trails designated for 
equestrians include a wide range of designs, including shared single tread trails with dirt surfaces 
and trails with a separate equestrian path. In reaches with a single tread, pedestrians, bicyclists, 
and equestrians will share the trail. The current equestrian access points are maintained at: (1) the 
parking lot at Santa Barbara Shores Park at the west end of the Open Space Plan; and (2) the 
stables on the West Campus Mesa. The equestrian trail system provides a trail loop on Ellwood 
Mesa in the City of Goleta. The existing equestrian access trail to the beach is maintained 
immediately west of COPR (Access Point D) on University property. Hence, horseback riders 
on the beach will enter and exit the beach at the same location. A sign will be posted at Access 
Point D directing all equestrians to use the beach area to the northwest, and indicating horses 
are restricted from heading southeast into the COPR near western snowy plover breeding 
habitat. Compliance with beach access restrictions for equestrians will be monitored and 
additional use restrictions would be considered by the City and University, if necessary. 

The University Horse Boarders Association often cool down their horses by following a loop 
around the West Campus. The loop starts south from the horse stables, along the edge of West 
Campus Point Lane (west of University Faculty housing), down to the West Campus Bluffs 
Nature Park, and then returns to the stables. While this route is not designated as a formal 
equestrian trail in the Open Space Plan, this practice will continue under University authority as 
long as it is safe and there is no significant damage to natural resources. 

The University Horse Boarders Association routinely removes and will continue to remove 
horse manure from the current equestrian trails on West Campus and Ellwood Mesa. If horse 
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manure becomes a significant ecological or public health issue from these riders, the sponsoring 
agencies may require tail bags on horses, redirect the equestrian activities to more appropriate 
locations, or prohibit the use. 

Dog Rules and Leash Policies. Open Space Plan Public Access Policy 2.4 requires the 
enforcement of existing dog leash policies, regulations, and ordinances of each sponsoring 
agency in their jurisdiction. County Ordinance 26.49 requiring leashed dogs at County Parks 
(that do not have an unleashed dog area) would continue to apply to Camino Corto Open Space 
and Del Sol Vernal Pool Reserve. In addition, this ordinance applies to the Open Space Plan 
Area lands in the City of Goleta, until such time the City adopts its own ordinances. The 
University will continue its enforcement of LRDP Policy 30240(a) 15, which prohibits unleashed 
dogs on campus beaches. A similar prohibition will apply to West Campus Bluffs and South 
Parcel Nature Parks. The historic level of enforcement of dog leash regulations will continue 
under the Open Space Plan in these areas. However, the agencies will monitor the effects of dog 
use and determine if additional restrictions or enforcement is appropriate. 

As the Open Space Plan is implemented, the sponsoring agencies will monitor dog waste and 
then determine the need, if any, and location of additional trashcans and mutt mitt stations.  

Master Response E (Restoration Activities) 

The habitat protection and management approach in the Open Space Plan was developed 
through a systematic process that began with a review of the Joint Proposal, the Memorandum 
of Understanding (MOU), existing management plans for specific land areas, and relevant 
technical literature to identify potential opportunities for habitat management. The review was 
augmented by focused field investigations, interviews with interested parties who have worked in 
the area, and input from public comments at public meetings and workshops. 

The overall goal of the habitat protection and management element of the Open Space Plan is to 
maintain, enhance, and, where grants or other funding are available, increase the acreage and 
improve conditions of ESHAs and other environmental resources in the Open Space Plan Area. 
Habitat management approaches vary by jurisdiction to reflect the goals established by the 
existing managed areas such as the COPR, Coronado Butterfly Preserve, and the Del Sol and 
Camino Corto Reserves. The jurisdiction-specific approaches are consistent with the overall 
goal, as previously stated, with additional detail to reflect the existing programs in the open space 
area.  

On City of Goleta land, the habitat management approach is to protect the existing habitats by 
establishing a consolidated trail system designed to avoid sensitive resources where feasible, to 
enhance some habitats, and protect the Monarch butterfly aggregations and roosts. Trail design, 
habitat enhancements, and butterfly protection will occur, as funding sources are available. 

On University land, the habitat management approach is to restore and enhance habitats on the 
South Parcel and West Campus Bluffs Nature Parks. The western portion of the South Parcel 
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Nature Park is habitat restoration and enhancement of vernal pools, native grasslands, and 
riparian habitats, by setting this area aside as a mitigation site for University Faculty Housing 
development impacts on the North Parcel. The habitat management approach on the remainder 
of the South Parcel Nature Park and the West Campus Bluffs Nature Park is to maintain, 
enhance, and obtain grants or other funding to increase the acreage and improve conditions of 
ESHAs. Removal of the most pervasive accumulations of invasive exotic plants would occur on 
the nature parks, and check dams and other erosion control measures would be introduced on 
the South Parcel Nature Park to reduce or eliminate sedimentation of the Devereux Slough. 
These measures would result in an overall increase in acreage and extent of grassland habitats, 
thus enhancing raptor foraging habitat.  

The habitat management approach on the remainder of the University Open Space Plan Area, 
including COPR, is to maintain, enhance, and obtain grants or other funding to increase the 
acreage and improve conditions of ESHAs, including vernal pools, native grasslands, riparian, 
coastal bluff or dune scrub, and western snowy plover habitats. 

The habitat management approach for eucalyptus groves, dune scrub, and raptor nesting sites 
throughout the remainder of the Open Space Plan Area is to maintain the current habitats, 
which are generally in good condition.  

Habitat management will be achieved through both passive and active methods. Passive 
methods include low-impact, non-invasive actions to enhance habitats such as removal of 
invasive exotics to allow native or desirable species to re-colonize on their own. Active methods 
include modifying landforms, grading, soils, improving drainage to create conditions suitable for 
new habitats, reseeding, and planting native species.  

Habitat enhancement and restoration will occur as either initial improvements or opportunities 
for future implementation as grant or other funding becomes available. Initial improvements are 
priority projects and include the enhancement and restoration activities at the South Parcel 
Nature Park Mitigation Site. All other enhancement and restoration activities are opportunity 
sites. Opportunity sites, such as enhancing the West Campus Nature Park and restoring native 
grassland habitat on Ellwood Mesa, represent potential projects to be implemented in the future 
by individual sponsoring agencies as funding allows. Initial improvements and opportunities are 
identified in the Open Space Plan because they will address a severe biological impairment or 
will provide a significant biological benefit for a modest effort. In all cases, restoration will 
include the use of locally collected seed and plant sources from the Ellwood-Devereux 
watershed. The Final Open Space Plan will reflect this management objective. 

Master Response F (Remediation Activities) 

As discussed in Section 4.5 of the Draft EIR, the Santa Barbara Shores Park parcel and the 
Ellwood Mesa property supported numerous oil and gas production wells, associated sumps, a 
gasoline refinery, and oil pipelines in the past, with the main phase of production starting in the 
late 1920s and continuing through the 1940s. Most of the oil production and processing 
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equipment has been removed, and some of the contaminated sites have been remediated. The 
southern portion of the Santa Barbara Shores Park parcel underwent a remediation project in 
1997, and a site assessment was conducted for the Ellwood Mesa property in 1986. A 
remediation plan for the Ellwood Mesa property was prepared in 1997 but was not 
implemented, as the proposed Monarch Point residential development was put on hold pending 
consideration of the currently proposed land swap and Comstock Homes Development.  

The EIR acknowledges the potential impacts from abandoned oil wells and from known or 
potential contaminated soil. These potential impacts are described in the Draft EIR (refer to 
Impacts HM-1, HM-2, HM-3, and HM-4 on pp. 4.5-13 and 4.5-14). Mitigation measures to 
address these potential impacts were also identified (refer to Mitigations HM-1, HM-2, HM-3, 
HM-4, and HM-5 on pp. 4.5-15 to 4.5-19).  

Mitigation HM-1 recommends that historic oil wells be abandoned to current standards under 
the direction of the Fire Department and DOGGR. Three historic oil wells are on the Ellwood 
Mesa parcels, which would be deeded over to the City of Goleta as part of the proposed land 
swap. The City may require that these wells meet current abandonment standards prior to any 
transfer of title or may require funds be set aside by the current owner of the Ellwood Mesa 
property for abandonment subsequent to the transfer of title. In either case, the cost for 
abandonment would be the responsibility of the current property owner.  

Seven other historic oil wells are on the southern portion (not the Comstock 36-acre portion) of 
the Santa Barbara Shores Park parcel owned by the City of Goleta. Doty #7 was re-abandoned 
in 1993 and meets current abandonment standards, according to DOGGR. If DOGGR or the 
Fire Department determine that the other six wells need to be re-abandoned to current 
standards, the City of Goleta or the previous owners in the chain of title would be responsible 
for the re-abandonment. Since no transfer of title is required for this area, and since the 
proposed use of the area would be for passive recreation or open space, it is not likely that 
DOGGR or the Fire Department would require re-abandonment of these six wells at this time. 
The four shoreline wells: Oryx #94-1, #95-1, and #96-1, and Doty #6, are in the jurisdiction of 
the State Lands Commission, and the State would be responsible for the cost of re-abandoning 
these wells if required. If well abandonment and associated remediation are required, additional 
environmental analysis pursuant to CEQA requirements would be conducted. 

A Phase I site assessment was conducted for the Comstock Development and for the Ellwood-
Devereux Coast Open Space Plan Area to determine the potential for soil contamination on the 
subject parcels. The results of the Phase I site assessment indicated a low potential for 
contamination at the 36-acre Comstock Homes Development site and an acknowledged that 
contamination from historic oil and gas production has been documented on the Ellwood Mesa. 
A Phase II site assessment was conducted for the Comstock Homes site and for the Ellwood 
Mesa properties. These investigations augmented previous site assessments for the Santa Barbara 
Shores Park property and the Ellwood Mesa, as well as a previous soil remediation project for 
the southern portion of the Santa Barbara Shores Park property.  
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The recent Phase II site assessments are being reviewed by the Fire Department, and a final 
report has not been prepared. Pursuant to Mitigations HM-2 and HM-3, the Fire Department 
will review the report and determine if remediation needs to occur. If the results of these 
investigations, together with the proposed land use for areas with known contamination, require 
remediation, a remediation action plan will be prepared. Because the Ellwood Mesa is proposed 
to be reserved for open space and passive recreation, the extent of remediation required is less 
for such a use than it would be for a residential development. Pursuant to Mitigation Measure 
HM-4, the remediation action plan would be prepared for Fire Department review, approval, 
and supervision of implementation. Any required oil well abandonment or remediation work 
would be subject to additional environmental review and additional permits. 

Master Response G (Implementation, Management, and Enforcement) 

The City of Goleta, Santa Barbara County, and the University intend to preserve and improve 
approximately 652 acres of scenic coastal habitat for the benefit of indigenous species and 
visitors alike. Through innovative planning and cooperation, the three sponsoring agencies plan 
to shift proposed development projects away from sensitive coastal resources to less sensitive 
interior sites, thereby allowing for the restoration and preservation of these resources. The 
sponsoring agencies will implement the Open Space Plan through their individual jurisdictional 
approvals of the proposed residential developments and the creation of the open space, 
pursuant to actions of the California Coastal Commission. The agencies will cooperate and work 
together while maintaining separate authorities to plan, design, fund, permit, and construct the 
public access, habitat, and other improvements described in this Open Space Plan. Some 
improvements will be completed in the near future (initial improvements), while other 
improvements will be implemented over many years as funding allows. The sponsoring agencies 
will establish a multi-jurisdictional management oversight committee to coordinate the separate, 
but parallel actions in the Open Space Plan Area.  

The Joint Review Committee (formerly referred to as the JRP) will likely meet on a regular basis 
to provide a forum for sponsoring agency officials, subarea managers and docents, residents and 
owners of adjacent properties, Open Space Plan Area user groups, and members of the public to 
discuss ongoing issues related to implementation of the Open Space Plan. Issues addressed may 
include: independent or collaborative preparation of grant applications; budget reports for both 
independent or collaborative projects; administration of public or private funding; requisite 
permit or approval actions; contract solicitations or awards for projects; status reports and 
evaluation of monitoring or mitigation projects; applicable regulatory compliance requirements; 
consideration of potential conflicts among users or between users and preservation/restoration 
efforts; consideration of potential restrictions on the type of use, access, and/or projects; 
educational and scientific research activities; or other relevant issues. 

There are a number of issues affecting the entire Open Space Plan Area. In particular, the 
determination of public use restrictions is a complex subject affecting all three sponsoring 
agencies. Restoration and enhancement of habitat may take precedence over public access or 
recreational use of the open space. Therefore, some public use of the site should be managed to 
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enhance the quality of the open space and prevent environmental degradation. As time goes on, 
additional restrictions may need to be imposed to protect the open space environment. Based on 
monitoring results, adaptive management techniques, or carrying capacity studies, it may be 
necessary to structure the use of areas to certain times of the year or to certain portions of the 
open space.  

Adaptive management of the Open Space Plan Area enables resource managers to change, 
adapt, and intervene as needed to protect sensitive resources. The respective jurisdiction will 
review the results of monitoring data, evaluate problems, and resolve issues related to public 
access, where feasible.  

The sponsoring agencies recognize visitation to the Open Space Plan Area will likely increase 
over time due to the increasing population in the region. At this time, there is a general 
consensus that the current level of visitation in the Open Space Plan Area can be managed 
through this Open Space Plan to protect and enhance natural resources, while providing the 
historic public access and uses. However, if increased visitation cannot be managed to avoid 
significant environmental impacts through the policies and management actions in this Open 
Space Plan, the sponsoring agencies may need to determine the appropriate carrying capacity of 
the lands. The sponsoring agencies will monitor visitation and environmental conditions in the 
Open Space Plan Area as an ongoing element of their management responsibilities, and conduct 
periodic evaluations to determine if there is a need to establish a carrying capacity. 

Each agency will be responsible for enforcement of restrictions within their jurisdiction. Apart 
from enforcement, there are many management issues associated with the creation and 
maintenance of the open space that lend themselves to interagency collaboration. Clearly, 
supervision of the Open Space Plan implementation is one major cross-jurisdictional issue. 
Others include the monitoring and maintenance of the area; the coordination of research; the 
development and distribution of public education materials; the evaluation of carrying capacity 
data and modification of the Open Space Plan to reflect such data; and the ongoing 
implementation of habitat restoration and enhancement opportunities. The management 
structure described in the preceding sections is designed to accomplish the interagency 
coordination of these issues. 

Master Response H (Devereux Creek Watershed) 

The known available data related to water quality in the Devereux Creek Watershed is 
summarized in Section 4.2 based on limited field sampling conducted as part of prior studies in 
the watershed. Existing land uses and flood control practices in the watershed contribute to the 
water quality impairments through the discharge of pesticides, bacteria, excessive sedimentation, 
and other pollutant factors. The regulatory framework and legal requirements for management 
of water quality from specific projects, and at the municipal planning level, are described in 
Section 4.2.  
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Protection of water quality in the Creek and Slough is a high priority of the three agencies that 
will be addressed through a combination of site-specific project-level approaches and area-wide 
programmatic approaches. At the project level, the plans reviewed for this EIR are generally 
adequate to prevent further water quality impairment over the long term provided that the water 
quality and flood control design features are properly installed and maintained. As described in 
Section 4.2, several mitigations will be implemented to further assure protection of the 
watershed resources. For example, each building site will be subject to well-established 
requirements to design, install and maintain a set of pollution prevention “Best Management 
Practices ” (BMPs) for both the construction phase and long-term use of the land. The projects 
incorporate pollution prevention BMPs through a combination of structural BMPs (e.g., 
catchments, bioswales and other filtration devices) and non-structural BMPs (e.g., restrictions on 
use of pesticides, herbicides, and fertilizers) design features to prevent pollution from entering 
Devereux Creek and Slough, and to treat runoff that does leave the site.  

Water Quality Mitigation Compliance and Enforcement. All of the applicable laws, 
ordinances and policies will be enforced through the project compliance process. Mitigations will 
be implemented by the project applicants. Compliance with water quality and watershed 
protection mitigations will be monitored and enforced by the lead or responsible agency through 
the compliance planning process. The compliance planning process will include onsite 
inspections prior to ground disturbance, during construction, and over the life of the project, 
particularly after large storm events, and in the event of an accidental leak or spill of materials 
that could impact watershed resources. 

As described in Mitigation H/WQ-6, the applicant will prepare a construction Storm Water 
Pollution Prevention Plan (SWPPP) and obtain coverage under the Construction General Permit 
of the National Pollutant Discharge Elimination System (NPDES) issued by the California 
Regional Water Quality Control Board. Prior to construction, the SWPPP and other site plans 
and BMPs will be reviewed by the City of Goleta to verify that the final design details continue 
to adequately address the applicable standards taking into consideration the total area of 
impervious surfaces, the onsite drainage structures, and flood control standards.  

Construction related water quality impacts related to the Anza Trail and parking amenities will 
be avoided through implementation of a site-specific Erosion and Sediment Control Plan. The 
Plan will incorporate appropriate BMPs such as sand filters, landscaped areas for infiltration, and 
basins or other equivalent BMPs designed to intercept and effectively prohibit pollutants from 
discharging to onsite drainages. The City of Goleta will monitor and inspect the parking and trail 
construction sites during construction and during post-construction for compliance with the 
Erosion and Sediment Control Plan. Long-term monitoring, maintenance and repair of the trail 
system will prevent excessive erosion; sedimentation or wastes entering the watershed as a result 
of trail use.  

During construction, agency staff will monitor the proper installation and maintenance of the 
site BMPs consistent with the approved plans and perform regular inspections of stormwater 
runoff, erosion and sediment loading.  
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Stormwater Management Planning Programs. At the programmatic level, the Open 
Space Plan provides a framework for managing public access to the open space area and uses of 
the area that could affect water quality in the Devereux Creek and Slough. Open Space Plan 
Water Policies 1.1 through 2.2 set forth the long-term objectives to reduce excessive erosion and 
sedimentation, and to improve surface water quality over time by limiting onsite uses, and 
through incorporation of storm water treatment measures as part of specific projects within the 
Open Space Plan area. Implementation of the Open Space Plan will incorporate relevant aspects 
of existing guidelines for the area such as the guidelines for Soil Transport in the University’s 
LRDP to protect against sedimentation in Devereux Slough and water quality impacts, including 
increased breakouts of the Slough barrier and water quality impacts at the beach. 

The City of Goleta, County of Santa Barbara, and the University have each prepared Draft 
Storm Water Management Programs (SWMPs) consistent with the recently adopted EPA and 
State Water Resources Control Board regulations for municipalities. These plans provide a 
framework for long-term prevention and reduction of typical urban water quality issues 
throughout the community as a whole, and they include specific requirements for storm water 
pollution prevention at specific construction sites. Pending formal approval of the SWMPs, the 
agencies are proactively implementing their draft programs in order to identify and treat sources 
of water quality impairment. Other agency programs, such as the County’s Project Clean Water, 
are actively engaged in reviewing the project applications, and will continue to be involved 
through construction and long-term monitoring.  

All future projects at other locations in the watershed (e.g., expansion of Sandpiper Golf Course) 
are subject to separate permitting and environmental review and are assumed to be covered by 
programs similar to those required for the proposed project. That is, they will have adequate 
mitigations, conditions of approval, and compliance programs so that future developments do 
not add to the cumulative impacts. 

Master Response I (Snowy Plover Protection, Mitigation, and Public Access 
Near Nesting Areas) 

The Coal Oil Point Reserve (COPR) is managing habitat on University property that supports a 
breeding population of the western snowy plover. The COPR must protect the snowy plover 
from harm due to public access on the beach and dunes because of the legal protection afforded 
this species under the Endangered Species Act. 

Snowy plover protection in the Open Space Plan includes improving beach access at Coal Oil 
Point by diverting people away from the snowy plover nesting area. A second access to the east 
of Coal Oil Point is also proposed to further divert people away from sensitive areas. Signs will 
be posted to direct people away from sensitive areas and trashcans with lids will be provided at 
various locations (e.g., parking lots, beach access points) to prevent crows and other snowy 
plover predators from entering sensitive areas. In addition, equestrian access to the beach would 
be restricted to Access Point “D” to the west of the Reserve and horse riders would be 
encouraged by snow plover docents to ride their horses west away from sensitive areas. 
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The COPR Management Plan provides overall guidance on the management of the resources 
and public access at the COPR. Provisions of the COPR Management Plan are outlined in the 
Open Space Plan. The COPR Management Plan describes programs for reserve users, habitat 
conservation, stewardship, and administration. The COPR habitat conservation program 
includes protection of the snowy plover through a Snowy Plover Management Plan. The Snowy 
Plover Management Plan was prepared in 2001 and has been approved by the California Coastal 
Commission. As described in the Open Space Plan, and in accordance with the COPR Snowy 
Plover Management Plan, disturbance to plovers is reduced by public awareness efforts, 
diverting beach users away from plover habitat, and enforcing the leash policy for the campus 
beach. Actions to increase leashing (in lieu of closing the area to dogs entirely) are presently 
underway at Sands Beach. Because of enforcement and the snowy plover docent program, 
voluntary leashing is presently around 50 percent. Compliance after being asked is near 90 
percent. 

The COPR Snowy Plover Management Plan has been successful in protecting wintering and 
nesting plovers. One of the key measures has been the plover docent program, which has placed 
docents during all daylight hours in the breeding season and much of the time in the non-
breeding season. Docents monitor plover behavior, area use, and assure compliance with leash 
regulations for dogs. COPR research shows that after exclusion fencing was erected around the 
snowy plover area, dog leash laws were enforced, and the docent program began, intense 
disturbance to plovers decreased by 90 percent.  

As stated in the University EIR, funds will be provided to maintain and expand the snowy 
plover management program, which will enable continued protection of plovers. A number of 
measures would be implemented as a result of this funding. A full time plover management 
program coordinator will be engaged to recruit, train, and expand the docent program. 
Increasing the docent program with the assistance of a full time plover coordinator would offset 
any potential increase in intense disturbance to snowy plovers resulting from the increased use 
of the area from the proposed housing developments.  

Recurring annual financial support will be provided for the Plover Management Program and a 
perimeter fence will be built along key portions of the north and west boundaries of the COPR. 
Coastal access improvements will be made to better direct pedestrians at Coal Oil Point, the 
Dune Pond Trail, and the western boundary of COPR. In addition, improvements will be made 
to the segment of Anza trial through the Northeast corner of the COPR to reduce damage to 
the Slough and adjacent habitat. 

The Office of Campus Planning and Design is the responsible campus entity to ensure that the 
COPR receives adequate funding to support these mitigation measures. 

In addition to mitigation measures in the EIR, the Office of Campus Planning and Design 
assuring the COPR receives adequate funding to support the following requirements that are not 
specifically identified as mitigation measures in the EIRs. An additional full-time COPR steward 
will be engaged to maintain and enhance open space areas, and the 40-acre COPR expansion. 
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Recurring annual support will be provided to maintain the Reserve’s closed trails, new fences, 
signs, Dune Pond Trail and restored areas and to remove exotic plants along trails and fences. 
One-time funds will be provided for a small utility tractor for trail maintenance, trail repair, and 
trail restoration, exotic plant control. In addition, matching funds will be provided for third-part 
grants for restoration opportunities and additional fencing.  

As stated in the City of Goleta and County of Santa Barbara EIRs, the payment of mitigation 
fees from the Comstock Homes and Ocean Meadows Residences developments will be required 
to assist with the protection of the western snowy plover. The amount of the fee for each 
development will be based on the number of residential units, the distance of the project from 
the plover breeding area, and other factors relate to the propensity of residents of the new 
developments to use the beach area in the vicinity of the critical habitat. The intent is that the 
fees will be used as the capital to establish an endowment and the annual income from the 
endowment would be used to fund programs that are designed to protect the plovers and their 
habitat areas at the Coal Oil Point Reserve and at the Ellwood Mesa. The annual income could 
potentially be used to fund a portion of the costs of a new docent coordination position at the 
COPR. 

Master Response J (Habitat Connectivity and Raptor Foraging Habitat) 

The Open Space Plan acknowledges that continued unmanaged recreational use will degrade and 
fragment habitat and threaten the viability of ecosystems along the Ellwood Devereux Coast. 
The Open Space Plan provides integrated access throughout the natural area and avoids 
fragmentation of habitats by piecemeal development. The preservation of wildlife movement 
corridors (i.e. Devereux Creek and Slough) and the maintenance of raptor foraging areas are key 
components of the Open Space Plan.  

The DEIR discusses general and specific aspects of wildlife movement corridors in the Open 
Space Area (Section 4.4.1.4.2) and concludes that the open space and proposed residential 
developments are relatively isolated from other extensive open space in the foothills to the north 
by existing urban and agricultural development. The relatively isolated nature of the area not 
only has contributed to the loss of biodiversity of some ground-dwelling vertebrates in this area, 
such as badgers and mountain lions, but also may limit the ability of the open space area to 
sustain populations other large mammals, such as coyote and bobcat. The Open Space Plan 
proposes to close and restore a number of existing informal trails in the Open Space Area in 
order to consolidate small, currently fragmented habitat patches into larger, contiguous habitat 
patches. Connecting these habitats inherently preserves and enhances existing wildlife corridor 
connections. 

The City of Goleta acknowledges that the Comstock Homes development footprint is located in 
raptor foraging habitat. Impact Bio-4 of the DEIR addresses impacts associated with the loss of 
foraging habitat and correctly classes the impact as Class I, a significant impact that cannot be 
mitigated to a less than significant level. Preconstruction surveys for nesting raptors are required 
(Mitigation Bio-4) and will provide up-to-date results of raptor nest sites. The City of Goleta will 
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require a 100 foot buffer for raptor nests for the Comstock Homes Development as the City 
believes that nesting habitat is abundant on the Ellwood Mesa and that on balance, the land 
exchange will provide permanent protection for the more high quality foraging habitat located to 
the east on the mesa.  

Species Goal 1 of the Open Space Plan calls for the protection and enhancement habitat for 
special-status species, such as raptors, in the Open Space Plan Area. Raptor foraging habitat 
would be maintained in the Open Space Plan Area by preserving relatively large contiguous areas 
of grassland that are near or adjacent to suitable roost and nest sites, consistent with Open Space 
Plan Species Policy 2. Implementation of the proposed residential project, which includes 
moving the designated residential area from the Ellwood Mesa closer to Hollister Avenue, is 
intended to preserve large areas of contiguous open space for ecosystem preservation. Trail 
closures would further reduce impacts to foraging habitat by consolidating users on a network of 
trails, thereby enabling the expansion of foraging habitat through native grassland restoration. 
Tree plantings around the perimeter of the Comstock Homes development will provide 
additional nesting and roosting habitat for raptors. 

Master Response K (Traffic at Storke and Hollister) 

The Comstock Homes, Ocean Meadows Residences, and Faculty and Family Student Housing 
projects would result in significant impacts at the Storke Road/Hollister Avenue intersection. 
This intersection is within the jurisdiction of the City of Goleta. Three improvement options are 
identified. These potential improvements are not programmed at this time and are unfunded. 

Improving the level of service at this intersection would require additional analysis of options 
previously identified by the County of Santa Barbara as part of the Goleta Transportation 
Improvement Plan (GTIP, 1997/1999), as well as other alternatives. The City of Goleta is 
reviewing the adequacy of proposed improvements as well as possible alternative improvements 
as part of its ongoing General Plan process. Once the appropriate improvement or combination 
of improvements is identified, total costs (including acquisition of any right-of-way) and timing 
of implementation would need to be determined. Preliminarily, it appears that costs could be 
approximately $3 million for improvements that have been previously identified. Costs of 
alternative improvements are unknown at this time but could be as high as $12 million in the 
event of extensive right-of-way acquisition. Implementation could take as long as approximately 
7 years (2011). 

The City of Goleta will require the Comstock Homes project to post a performance security (or 
utilize another mechanism acceptable to the City of Goleta) and enter into an agreement for the 
implementation of one or more of previously identified mitigation measures and/or the analysis 
of improvement alternatives, engineered design of approved improvement alternatives, and/or 
construction of approved improvement alternatives. The applicant’s financial obligation under 
this requirement shall not exceed $1 million. Additionally, the City of Goleta will work with the 
County of Santa Barbara and the University of California at Santa Barbara on a traffic mitigation 
agreement that would address multi-jurisdictional traffic conditions and impacts in the area. 
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Master Response L (Comstock Alternate 1 Site Plan, 5/12/04) 

The applicant (Comstock Homes) submitted a draft alternative site plan (Comstock Alternate 1), 
including an accompanying evaluation, in their comment letter (G.30) dated May 10, 2004 on the 
Draft EIR. Please refer to Comment Letter G.30 for the complete evaluation and backup 
provided by the applicant. After discussing the potential need for a second detention basin to 
serve the southern portion of the subdivision, the applicant slightly revised the alternative site 
plan and resubmitted it on May 13, 2004. This Master Response L summarizes the key 
differences between the proposed project as presented and analyzed in the Draft EIR, and the 
applicant’s revised Comstock Alternate 1 site plan, submitted on May 13, 2004. 

The applicant’s Comstock Alternate 1 site plan is presented on Figure L-1. The applicant 
reportedly prepared the Comstock Alternate 1 site plan based on: 1) review of the DEIR, 
including Class I impact findings; and 2) discussions with environmental groups (Environmental 
Defense Center, Audubon Society, and a board member of Save Ellwood Shores). 

Key changes in the site plan (dated May 12, 2004) as resubmitted on May 13, 2004 under 
Comstock Alternate 1 include: 

1. Total number of residential units reduced from 78 to 69. 

2. The previously planned homes along the southwestern portion of the development have 
been eliminated, thereby eliminating the need to remove the eucalyptus trees along the 
southwestern border (and allowing for a 50-foot setback/buffer from the associated ESHA) 
(the applicant reportedly plans to create a separate parcel encompassing the eucalyptus trees, 
50-foot buffer, and the contiguous wetland area and to donate this newly created parcel to 
the City of Goleta). 

3. Most lots on the outside perimeters (south, east, and northeast pod) of the development are 
now single-story units with a maximum roofline of 19.5 feet (refer to Figure L-2). The four 
lots nearest the detention basin/bioswale on the eastern portion of the proposed subdivision 
(Lots 48-51) remain 2-story homes. 

4. The northern residential development pod has been reduced from seven to six units and a 
10-foot setback buffer has been added between these units and Hollister Avenue; the 
northeastern-most unit has been eliminated to provide a view corridor from Viajero Road at 
Hollister Avenue to the Channel Islands; the building pads for the remaining six units have 
all been lowered 2 feet; the resultant differential in roof elevation from the previously 
planned 2-story homes is approximately 8 feet lower. 

5. The culvert/road crossing of Drainage A1 for access to the northern pod development has 
been modified (relocated slightly to the south and decreased in width) to avoid direct 
impacts on the wetland features in this drainage. 

6. The southernmost detention basin/bioswale has been eliminated and Lot 73 has been 
created to define the southern portion of Drainage B; the northern detention basin/bioswale 
has been relocated to conform to the new layout and to avoid certain areas of native grasses. 
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The northeastern border of the northern detention basin/bioswale encroaches slightly into 
the 50-foot stream buffer for Drainage A1 as shown on Figure L-2. 

7. All lots beginning with those bordering the Open Space trail and continuing around the lot 
in the southwest corner (refer to Figure L-1) will have an 8-foot common area rear yard 
buffer between the lot line for the individual unit and city-owned property. This strip will be 
landscaped to provide additional screening of the houses and will be maintained by the 
Home Owners’ Association. 

The relationship between the applicant’s proposed Comstock Alternate 1 site plan and biological 
resourcess,, including wetlands, stream riparian corridors, and native grasslands is illustrated on 
Figure L-2. The location of the Comstock Alternate 1 site plan and its relationship to sensitive 
biological habitat as shown on Figure L-2 is based on hard copy and electronic data provided by 
the applicant (MAC Design Associated) to the City of Goleta on May 13, 204. 

The applicant’s Comstock Alternate 1 site plan (relative to the previously proposed site plan 
analyzed in the DEIR) would reduce projected project impacts in multiple areas, including: 

• Less residential units (9 units less) and associated operational effects related to traffic, noise, 
public services, air emissions, and recreational demand/open space impacts. 

• Less direct and indirect effects on sensitive biological habitat, including eucalyptus trees, 
Monarch butterfly habitat and aggregation sites, riparian/wetland areas; raptor sites and 
habitat, and native grassland areas. 

• Reduced visual impacts due to fewer units, limitation to one story for perimeter units, 
lowered grade for northern pod units, and additions of buffers along project edges. 

The applicant’s Comstock Alternate 1 site plan reduces many of the projected adverse 
environmental effects associated with the proposed project, as summarized for Class I impacts 
in Table L-1. As acknowledged by the applicant in their comment letter (G.30), some of the 
residual Class I impacts (e.g., REC-3, REC-8, and N-3) could only be avoided by eliminating the 
project in total. The City of Goleta as the Lead CEQA Agency for this project considers the 
applicant’s 69-unit Comstock Alternate 1 site plan to be environmentally preferable to the 
applicant’s previously proposed 78-unit site plan. 

E.3.3 Response to Comments 

Comment Letter G.1 – Daniel Schradermeier – Dated March 29, 2004 

Response G.1-1. Comments noted. The City of Goleta appreciates and shares your concern 
for the Ellwood Mesa area and its inherent attributes, including wildlife, scenic vistas, and 
recreational opportunities. The City of Goleta has worked with the local environmental 
community, the public, the other Joint Review Panel members (University and County of Santa 
Barbara), and the developer to facilitate the land swap and to shift the proposed Comstock 
Homes Development off of the more environmentally sensitive portions of Ellwood Mesa and 
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Table L-1. 
Comparison of Class I Impacts for Proposed 78-Unit Project and 

Applicant’s 69-Unit Project Under Comstock Alternate 1 Site Plan

Resource Area 

Identified Class I 
Impacts for Proposed 
78-Unit Project1 

Identified Class I 
Impacts for 69-Unit 
Comstock Alternate 1 Comments 

4.4 Biological Resources Impact BIO-3: Monarch 
Butterflies. 

Impact BIO-3: Monarch 
Butterflies. 

Comstock Alternate 1 site plan would avoid direct impacts to all eucalyptus 
woodland/raptor ESHAs, and would not require the removal of the eucalyptus 
trees/windrow along the southwestern border of the residential development 
footprint. As shown on Figure L-2, the Comstock Alternate 1 site plan would still 
encroach into the eucalyptus woodland/raptor ESHA buffer (100 feet).  

4.4 Biological Resources Impact BIO-4: Roosting and 
Foraging Habitat for 
Raptors, Loggerhead 
Shrikes, and Bats.  

Impact BIO-4: Roosting and 
Foraging Habitat for 
Raptors, Loggerhead Shrikes, 
and Bats.  

Comstock Alternate 1 site plan would reduce impacts to roosting habitat by 
preserving the eucalyptus trees on the southwestern border of the site and would 
reduce encroachment into eucalyptus woodland/raptor ESHA buffers relative to the 
proposed 78-unit project. 

4.4 Biological Resources Impact BIO-5: Nesting 
Habitat for Raptors and 
Loggerhead Shrikes.  

Impact BIO-5: Nesting 
Habitat for Raptors and 
Loggerhead Shrikes.  

Comstock Alternate 1 site plan would move the proposed residential development 
approximately 100 feet to the east in the vicinity of the eucalyptus windrow near the 
southwest border of the residential development footprint. However, the Comstock 
Alternate 1 site plan would also shift the residential development footprint further to 
the south and locate five homes in the area previously proposed for the southern 
detention basins. Both the originally proposed 78-unit development and the 69-unit 
Comstock Alternate 1 site plan encroach into the eucalyptus woodland/raptor ESHA 
buffers but neither are located near the historical White-tailed Kite or Cooper’s Hawk 
nest sites, which were located near the southern end of the overall ESHA. 

4.4 Biological Resources Impact BIO-9: Native 
Grassland. 

Impact BIO-9: Native 
Grassland. 

The originally proposed 78-unit layout and the 69-unit Comstock Alternate 1 layout 
would have similar impacts on native grassland. 

4.9 Visual Resources Impact VIS-1: KOPs G-2(A), 
G-6, G-7, and G-8. 

Impact VIS-1: KOPs G-2(A), 
G-6, G-7, and G-8. 

Comstock Alternate 1 site plan would reduce visual effects compared to the originally 
proposed 78-unit layout associated with the following factors: 1) nine fewer residential 
units; 2) conversion of over 50 percent of the homes from 2 story to 1 story, including 
most of the perimeter units (refer to Figure L-2); 3) addition of 10-foot setback for 
homes adjacent to Hollister Avenue; 4) deletion of one unit in the northern pod area 
south of Hollister Avenue near Drainage A-2; 5) lowering of grade elevation in 
northern pod area to reduce overall height of homes and associated blockage of views; 
and 6) retention of eucalyptus windrow along southwest border, which screens views 
from Sandpiper Golf Course. 
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Table L-1 (Continued). 
Comparison of Class I Impacts for Proposed 78-Unit Project and 
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Resource Area 

Identified Class I 
Impacts for Proposed 
78-Unit Project1 

Identified Class I 
Impacts for 69-Unit 
Comstock Alternate 1 Comments 

4.9 Visual Resources Impact VIS-7: Loss of Scenic 
Coastal Vistas and Open 
Space. 

Impact VIS-7: Loss of Scenic 
Coastal Vistas and Open 
Space. 

Comstock Alternate 1 site plan would reduce project-specific and cumulative visual 
effects compared to the originally proposed 78-unit project as discussed above under 
Impact VIS-1. 

4.10 Recreation Impact REC-3: Residential 
Rezone and Development. 

Impact REC-3: Residential 
Rezone and Development. 

The originally proposed 78-unit layout and the 69-unit Comstock Alternate 1 site 
layout would have similar impacts related to the residential rezone and development. 

4.10 Recreation Impact REC-5: Open Space 
Plan Trail Closures. 

Impact REC-5: Open Space 
Plan Trail Closures. 

The originally proposed 78-unit layout and the 69-unit Comstock Alternate 1 site 
layout would have the same effect on trail closures. 

4.10 Recreation Impact REC-6: Open Space 
Plan Trail User Restrictions. 

Impact REC-6: Open Space 
Plan Trail User Restrictions.  

The originally proposed 78-unit layout and the 69-unit Comstock Alternate 1 site 
layout would have the same effect on trail user restrictions. 

4.10 Recreation Impact REC-8 (Cumulative 
Impacts): Cumulative 
Increase in Open Space 
Usage.  

Impact REC-8 (Cumulative 
Impacts): Cumulative 
Increase in Open Space 
Usage.  

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan would have similar cumulative effects on open space usage, although the 69-unit 
project would reduce the contribution to cumulative effects due to 9 fewer units. 

4.12 Traffic and Circulation Impact Traffic-2: P.M. Peak 
Hour Trips/Impacts at 
Hollister Avenue/Storke 
Road Intersection. 

Impact Traffic-2: P.M. Peak 
Hour Trips/Impacts at 
Hollister Avenue/Storke 
Road Intersection. 

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan would have similar project-specific P.M. peak-hour impacts at the intersection of 
Storke/Hollister, since they would both exceed the City’s traffic impact threshold of 15 
P.M. PHT. However, the 69-unit project would reduce impacts at this intersection 
compared to the originally proposed 78-unit project. 

4.12 Traffic and Circulation Impact Traffic-6. Cumulative 
Impact on Intersection of 
Storke Road/Hollister 
Avenue 

Impact Traffic-6. Cumulative 
Impact on Intersection of 
Storke Road/Hollister Avenue 

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan would have similar cumulative traffic effects on the intersection of 
Storke/Hollister, which is already operating at LOS E. However, the 69-unit Comstock 
Alternate 1 would contribute a lower trips volume than the originally proposed 78-
unit project at this over-capacity intersection. 

4.13 Noise Impact N-2: Construction 
Noise (Residential 
Development).  

Impact N-2: Construction 
Noise (Residential 
Development).  

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan project would result in similar construction noise impacts. However, the 69-unit 
Comstock Alternate 1 project would potentially have a shorter construction 
timeframe due to the smaller number of units to be constructed (i.e., overall duration 
of construction noise would be shorter). Additionally, the over 50 percent reduction 
in 2-story homes would likely reduce the overall duration of construction activities and 
associated noise. 
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Table L-1 (Continued). 
Comparison of Class I Impacts for Proposed 78-Unit Project and 

Applicant’s 69-Unit Project Under Comstock Alternate 1 Site Plan 
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Resource Area 

Identified Class I 
Impacts for Proposed 
78-Unit Project1 

Identified Class I 
Impacts for 69-Unit 
Comstock Alternate 1 Comments 

4.13 Noise Impact N-3: Construction 
Noise. (Parking Lot and 
Restroom Facilities). 

Impact N-3: Construction 
Noise. (Parking Lot and 
Restroom Facilities). 

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan project would have identical construction noise impacts for this offsite, non-
residential project component. 

4.14 Air Quality Impact AQ-3: Residential 
Emissions (ROG). 

Impact AQ-3: Residential 
Emissions (ROG). 

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan project would have similar ROG emission related impacts. However, the 69-unit 
Comstock Alternate 1 project would have fewer units and thus less potential for wood 
burning emissions and fewer associated vehicular traffic emissions. 

4.14 Air Quality Impact AQ-9: Cumulative 
Residential Emissions 
(ROG). 

Impact AQ-9: Cumulative 
Residential Emissions 
(ROG). 

The originally proposed 78-unit project and the 69-unit Comstock Alternate 1 site 
plan project would have similar cumulative ROG emission related impacts. However, 
the 69-unit Comstock Alternate 1 project would have fewer units and thus less 
potential for contributing to cumulative wood burning emissions and fewer associated 
cumulative vehicular traffic emissions. 

1
 Please refer to Table ES-1 in the Executive Summary for a more complete description of the impacts as well as mitigation measures relative to the originally proposed 78-unit 

project. 
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closer to Hollister Avenue. In addition, the City of Goleta has worked with the environmental 
community and the developer to modify the proposed residential development to be less visually 
obtrusive, to avoid sensitive biological habitat and associated setback buffers, and to address 
hydrology and water quality considerations associated with development in the Devereux Creek 
watershed. The Ellwood Devereux Coast Open Space Plan component of the proposed project 
would set aside land in perpetuity on Ellwood Mesa that is currently zoned for residential 
development, thereby resulting in an immeasurable beneficial impact. The City of Goleta 
believes that the adverse environmental effects of the proposed residential development are 
balanced by the beneficial effects of the land swap and the Open Space Plan.  

The City of Goleta is concerned with several aspects of the proposed residential development 
and the applicant has submitted a reduced site plan that addresses the majority of the City of 
Goleta and the environmental community’s concerns. Please refer to Comment G.30-1 for a 
summary of the applicant’s reduced site plan proposal, and to Master Response L  for more 
information. 

Comment Letter G.2 – Justin M. Ruhge – Dated March 30, 2004 

Response G.2-1. The proposed project involves a land exchange to allow for the development 
of residential subdivision with up to 78 units. Property taxes would be assessed on these 
residential units. School fees would also be required as a condition of approval. 

Comment Letter G.3 – Dana Trout – Dated April 8, 2004 

Response G.3-1. The gate at the south end of Santa Barbara Shores is not proposed to be 
changed as a result of the Open Space Plan implementation, and public access will remain at this 
location. The gate must remain in place for emergency response access. The Santa Barbara 
Shores Homeowners Association maintains a key to this gate. The Fire Department also can 
open this gate, as described in the Open Space Plan. 

Response G.3-2. Planned trails are designed to accommodate emergency access, and trail 
closures will not adversely affect emergency access. Santa Barbara County Fire Department 
provides the overall fire management and emergency response capabilities to the Open Space 
Plan Area. During a response, primary emergency access points to the Open Space Plan Area are 
located at Venoco Road and at the south end of Santa Barbara Shores Drive. The Santa Barbara 
Shores Drive access gate is maintained by the Santa Barbara Shores Homeowners Association 
which provides access to the County Fire Department. Alternate access points include Phelps 
Road and generally all grade access from streets. Brush trucks can access the beach via the two 
main beach access points at Ellwood. Helicopter and marine rescue operations are also available 
as needed. Emergency access is not restricted by flooding or other obstacles. Fire crews use 
existing trails to reach fires and to provide emergency response. Water is brought onsite by the 
response vehicles. There are no water hookups in the interior portions of the Open Space Plan 
Area. Please refer to Master Response B for a summary of the proposed trail system in the 
Ellwood-Devereux Open Space Plan Area. 
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Figure L-1 

 
And 

 
Figure L-2 
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Response G.3-3. Comments noted. Trail closures are individually labeled in Appendix E 
Figure B-1. The trail segment to which you refer is labeled Trail FF on Figure B-1. Refer to 
Master Response B for more details regarding the justification for each trail closure within the 
City’s jurisdiction. In addition, Figure B-1 provides a revised trail segment map with specific 
numbers for segments to be closed. There are other trail segments north of Trail FF that would 
provide similar pedestrian access, but these are not part of the OSP. No changes to these trails 
are proposed. 

Response G.3-4. As recommended in the comment, the asphalt road leading to Access Point 
E is proposed to be repaired and improved in the Open Space Plan. Please refer to Figure 12 in 
Section 3.0 of the DEIR and the Open Space Plan for more detail. 

Comment Letter G. – Governor’s Office of Planning and Research, State 
Clearinghouse and Planning Unit – Dated April 12, 2004 

Response G.4-1. Comment noted. 

Comment Letter G.5 – Barbara S. Massey – Dated April 12, 2004 

Response G.5-1. The Final EIR (FEIR), through the responses to comments, includes an 
evaluation of the Project Alternate 1 (dated May 10, 2004) submitted by the applicant at the 
public hearing May 10, 2004 (as subsequently revised on May 13, 2004). The proposed project 
evaluated in the DEIR and the applicant’s Alternate 1 dated May 13, 2004, are adequately 
addressed in the FEIR. If the City should determine to approve a project that is substantially 
different than either of these two versions, such as Alternative 1 as described in the DEIR, it will 
need to evaluate whether the FEIR is an adequate environmental document or whether a 
Subsequent EIR, Supplement to the EIR, or an Addendum to the EIR will need to be prepared. 
Since Alternative 1 would not include the Open Space Plan and involves development on the 
Ellwood Mesa site rather than on the site evaluated in the DEIR, it is unlikely that the present 
EIR would be adequate to address its impacts. Therefore, it is not appropriate for the FEIR to 
address Alternative 1 as the final proposed project. 

Response G.5-2. Comments noted. The City of Goleta has worked with the environmental 
community and the developer to modify the proposed residential development to: 1) scale back 
the number of residential units; 2) modify the layout of the development to avoid 
environmentally sensitive areas (and setback buffers) and to be less visually obtrusive, 3) address 
hydrology and water quality considerations associated with development in the Devereux Creek 
watershed. The Ellwood Devereux Coast Open Space Plan component of the proposed project 
would set aside land in perpetuity on Ellwood Mesa that is currently zoned for residential 
development, thereby resulting in an immeasurable beneficial impact. The City of Goleta 
believes that the adverse environmental effects of the proposed residential development on a 
portion of the current Santa Barbara Shores Park are balanced by the beneficial effects of the 
land swap and the Open Space Plan.  
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The City of Goleta is concerned with several aspects of the proposed residential development 
and the applicant has submitted a reduced site plan that addresses the majority of the City of 
Goleta and the environmental community’s concerns. Please refer to Comment G.30-1 for a 
summary of the applicant’s reduced site plan proposal, and to Master Response L for more 
information. 

Response G.5-3. The potential for soil contamination was identified in the Draft EIR (refer to 
Impacts HM-1, HM-2, and HM-4 on pp. 4.5-13 and 4.5-14), and mitigation measures to address 
these potential impacts were identified. Mitigations HM-1, HM-2, HM-3, HM-4, and HM-5 
(refer to pp. 4.5-15 to 4.5-19) are proposed. The City and the Trust for Public Lands (TPL) 
required Phase I and Phase II site assessments to determine the extent of any soil contamination 
on the subject parcels. The final report for the Phase II site assessment is in preparation. Any 
remediation or well abandonment, should this be required as a result of the Phase II Site 
Assessment would be stipulated in a Remedial Action Plan, which would be subject to Fire 
Department review and approval. Historic oil wells will be re-abandoned under the direction of 
the State Division of Oil, Gas, and Geothermal Resources (DOGGR) and the Fire Department 
in compliance with California Code of Regulations Title 14, Chapter 4 and Section 3106 of the 
Public Resource Code. Required remediation may be subject to additional environmental review 
and additional permits, but the potential for remediation is identified in this DEIR. In the event 
a Remediation Plan is required, it will be addressed in an appropriate subsequent environmental 
document, such as an Addendum. 

Response G.5-4. This comment correctly notes that the City would be required to make 
findings regarding the infeasibility of project changes and/or mitigation measures in order to 
approve the project with a Statement of Overriding Considerations. The comment pertains to 
the final decision process for the project and the necessary findings to support the final action 
pursuant to CEQA rather than the adequacy of the DEIR. If residual significant environmental 
effects remain, the CEQA Guidelines requires the City to make findings that changes or 
alternations have been required in the project that avoid or substantially lessen the significant 
effects identified in the FEIR. Additionally, it may be necessary to consider findings that specific 
economic, legal, social, technological, or other considerations make infeasible the mitigation 
measures or project alternatives identified in the FEIR. The FEIR identifies a range of project 
alternatives and mitigation measures to avoid or reduce environmental impacts. The 
aforementioned findings are not part of the EIR and are properly considered at the time when 
final action is considered on the project. The City will take the comment into account at the time 
it considers action on the project. 

Response G.5-5. Comment noted. 

Comment Letter G.6 – Ed Easton – Dated April 12, 2004 

Response G.6-1. The Final EIR has been revised to require the use of genetic stock for seeds 
and plants from the Ellwood-Devereux watershed in all native habitat enhancement and 
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restoration on City-owned lands. Please refer to Master Response E for more detail regarding 
the Open Space Plan habitat enhancement and restoration approach. 

Response G.6-2. The comment notes concern regarding public use of the open space and 
adherence to resource protection goals and policies. As noted in the comment, signage will not, 
on its own, completely maintain user compatibility with Open Space Plan Area goals and 
policies. Successful execution of goals and policies depends on adequate enforcement, 
monitoring, and public education. In addition to educational signs, restoration and education are 
proposed in the Open Space Plan to assist and inform visitors and protect the natural resources 
from user impacts. In some cases, mitigation in the form of funding assistance for existing 
educational programs is proposed. For example refer to Mitigation Bio-2, Western Snowy Plover 
Protection. In addition, through the adaptive management process, methods to protect 
resources are anticipated to evolve. Adaptive management of the Open Space Plan Area enables 
resource managers to change, adapt, and intervene as needed to protect sensitive resources. The 
City will review the results of monitoring data, evaluate problems, and resolve issues related to 
public access, where feasible.  

Response G.6-3. Please refer to Master Response D and G for a summary of public uses and 
enforcement plans in the Open Space Plan Area. 

Response G.6-4. The City of Goleta acknowledges that successful execution of snowy plover 
protection-related goals and policies depend on adequate enforcement, monitoring, and public 
education. As such, educational signs, restoration and education are proposed in the Open Space 
Plan to assist and inform visitors and protect the snowy plover and other natural resources from 
user impacts. In addition, through the adaptive management process, methods to protect 
resources are anticipated to evolve. Adaptive management of the Open Space Plan Area enables 
resource managers to change, adapt, and intervene as needed to protect sensitive resources. 
Within the City of Goleta’s jurisdiction, the City will review the results of monitoring data, 
evaluate problems, and resolve issues related to public access and use, where feasible. The City 
of Goleta does not have enforcement authority in University-owned lands, such as the COPR. 

The comment specifically notes the impact of unleashed dogs on the snowy plover population. 
Open Space Plan Public Access Policy 2.4 requires the enforcement of existing dog leash 
policies, regulations, and ordinances of each sponsoring agency in their jurisdiction. Per County 
ordinance and University policy, dogs are required to be leashed in the Open Space Plan Area. 
The Open Space Plan requires that dogs be leashed and notes that plans for enforcement will be 
developed during future monitoring and/or plan approval activities. In addition to the goals and 
policies set forth in the Open Space Plan, the Final EIR has been clarified to indicate that 
Comstock Homes does have a one-time funding obligation under Mitigation BIO-2 (Western 
Snowy Plover Protection). The purpose of the funding is to supplement the existing snowy 
plover monitoring and protection program implemented by the COPR. The City of Goleta 
believes that the level of protection for the snowy plover will increase as a result of the Open 
Space Plan policies and goals, monitoring, adaptive management, and increased funding to a 
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protection program. Please refer to Master Response I for a more information regarding snowy 
plover protection. 

Response G.6-5. Please refer to Master Response I for a summary of public access at Sands 
Beach and related snowy plover protection. Please refer to Master Response D for a summary of 
allowable public uses in the Open Space Plan Area and Master Response G for a summary of 
plan implementation and enforcement methods. 

Comment Letter G.7 – Army Corps of Engineers, Heather Wylie – April 21, 
2004 

Response G.7-1. Thank you for your comment letter. Sections 4.3.2.1.3 and 4.4.2.1.5 identify 
that the project could require compliance with Army Corps of Engineers requirements. The City 
of Goleta intends to ensure that the development projects analyzed in the FEIR comply with all 
applicable Corps requirements. 

Comment Letter G.8 – State Department of Conservation, William E. Brannon 
– Dated April 22, 2004 

Response G.8-1. Section 4.5.1.6.2 of the Final EIR has been revised in response to this 
comment. DOGGR does maintain file information on this historic well. Owen & Montgomery 
Ellwood #1 was a dry hole as shown on Figure 4.5-1 of the EIR.  

Response G.8-2. Comment noted. If it is determined that permanent markers are needed to 
delineate abandoned wellhead locations (e.g., for safety purposes), a request for variance will be 
filed with the State Department of Conservation (as stipulated). 

Comment Letter G.9 – Goleta West Sanitary District, Harvey M. Gish – Dated 
April 23, 2004 

Response G.9-1. The text of Sections 4.3 and 5.0 in the Final EIR will be revised to clarify 
that line segments east of the Santa Barbara Shores parcel have experienced root intrusion and 
associated cracks, and that Goleta West Sanitary District maintains that these segments of line 
are not prone to leaks. The text of the FEIR will also include a statement that the line is subject 
to ongoing maintenance and periodic brush clearing in areas that have been designated 
Environmentally Sensitive Habitat Areas (ESHAs) for access to the sewer line and to prevent 
blockages to reduce the potential for spills. 

Response G.9-2. The text of Section 4.3 has been revised to note the proposed upgrades to 
portions of the sewer line between Coronado Drive and Storke Road, as is described in Section 
4.15.1.1.6. Recommended Mitigation H/WQ-4, which incorporates a sewer lift station to serve 
the subdivision has been retained as a recommended mitigation measure, rather than a required 
mitigation measure. While the City recognizes the problems with older sewer lift stations or 
those serving multiple developments, newer and properly-maintained lift stations that serve a 
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single development can be operated safely. The sewer lift station would have a diesel-powered 
emergency pump to allow continued operation in the event of a power outage. It would also 
incorporate a holding tank designed to contain a 24-hour volume as an added safety mechanism. 
It would be maintained privately by the development’s Home Owners’ Association, and a 
reserve for maintenance could be set aside in an escrow account. The potential benefits of 
abandoning in place a nearly 6000-foot long segment of the Devereux Creek sewer main 
outweigh the potential for any leaks resulting from a new sewer lift station.  

Comment Letter G.10 – Roger Jahnke – Dated April 29, 2004 

Response G.10-1. The comment correctly notes that approval of a project at this site must be 
found to be consistent with the provisions of the Coastal Act. Since the City does not have a 
certified Local Coastal Plan, the standard of review will be the provisions of Chapter 3 of the 
Coastal Act, rather than a Local Coastal Plan. Several project alternatives were identified in the 
DEIR that would achieve greater consistency with the Coastal Act than the proposed project. 
The City will consider these alternatives and other possible project revisions that would achieve 
greater compliance with the purposes of the Coastal Act prior to taking final action on the 
project. 

Comment Letter G.11 – Barbara S. Massey – Dated May 2, 2004 

Response G.11-1. Comment noted. The City of Goleta believes that the impact assessments 
and findings presented in the Draft EIR represent a credible analysis and tend to represent 
worst-case analyses (i.e., conservative). 

Response G-11-2. The proposed new parking lot at Santa Barbara Shores has been addressed 
in the EIR. The proposed parking area would replace the existing parking area and provide for 
modest expansion and enhancements of existing parking (an additional 20 spaces over the 
existing parking), and a new restroom as funding becomes available. In general, the parking area 
facility is concentrated adjacent to Hollister Avenue and is removed from the most sensitive 
resources of the Open Space Plan Area. The restroom is not proposed to be constructed in the 
initial phase, and will require a subsequent CDP and public review. 

Impacts related to these amenities and the relocated Anza Trail trailhead are identified and 
discussed in the context of several issue areas, including geologic hazards, hydrology and water 
quality, and biological resources. The site geologic conditions and soil characteristics are 
described in Sections 4.2.1.3, 4.2.1.4, and 4.2.1.5. Grading of the approximately 0.5-acre site 
would require an estimated 800 cubic yards of cut and 800 cubic yards of fill which would be 
balanced onsite. The precise amount of grading and cut and fill on the site will be determined 
based on final plans to be developed by the City of Goleta. In general, the site is on a gentle 
slope that trends to level terrain. Potential impacts related to erosion during grading and soils are 
discussed in Section 4.2.3.2. Mitigations have been identified for both the construction phase 
(e.g., construction fencing and storm water BMPs) and long-term protection of the area. 
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Response G.11-3. The Doty parcel, which is about one acre in size, is included within the 
boundaries of the Open Space Plan but is not proposed for public acquisition at this time. 
However, the intent would be for public acquisition of the site at an appropriate time in the 
future. The Ellwood Beach – Santa Barbara Shores Specific Plan called for transfer of a 
development right of one residential dwelling to a location within the residential development on 
the Ellwood Mesa allowed by that specific plan. Use of the Doty property for a purpose other 
than open space is problematical, due to lack of vehicular access, and environmental constraints 
in providing access and developing the property. The provisions of the specific plan no longer 
apply since no development is to be considered on the Ellwood Mesa, and the current project 
proposals include repeal of the specific plan. The property is an important part of the Open 
Space Plan due to the fact that several trails have segments situated within its boundaries.  

Response G.11-4. A policy in the Ellwood Devereux Coast Open Space and Habitat 
Management Plan prohibits commercial equestrian operations in the open space area. This 
policy is Public Access Policy 2.2 on page 48. The text of Section 3.4.2 and Section 4.10.3.2.3 
(Impact Rec-6) has been modified to reflect this restriction. Please refer to Master Response D 
for a summary of horseback riding allowable and unallowable uses in the Open Space Plan Area. 

Response G-11-5. Open Space Plan Public Access Policy 2.4 requires the enforcement of 
existing dog leash policies, regulations, and ordinances of each sponsoring agency in their 
jurisdiction. Per County ordinance and University policy, dogs are required to be leashed in the 
Open Space Plan Area, consistent with the comment. The County ordinance applies to the 
Open Space Plan Area lands in the City of Goleta, until such time the City adopts its own 
ordinances. Please refer to Master Response D for more detail regarding dog use in the Open 
Space Plan Area. 

Response G-11-6. The parking lot and restroom at Santa Barbara Shores are set-back more 
than 100 feet from the eucalyptus grove. Combined with construction-related mitigation such as 
timing of earth moving activities to avoid the raptor nesting season, this set-back adequately 
protects the eucalyptus grove from the parking lot and restroom. The access driveway 
encroachment on the eucalyptus grove is the minimum necessary to align the driveway with the 
access drive to Ellwood School. Please refer to Impacts Bio-21 and Bio-22 of the DEIR for 
more detail regarding the impact assessment related to the construction and operation of the 
parking and restroom at Santa Barbara Shores. 
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Response G.11-7. It may be appropriate, following completion of the City’s General Plan, to 
create an open space zoning district as part of the preparation of a comprehensive new zoning 
code for the City. For the present, the existing Santa Barbara Shores Park, portions of the 
Coronado Preserve, Los Carneros Regional Park, and other open space areas in the city are 
zoned in the Recreation district. The purpose of this district, as stated in Section 35-89.1 of the 
coastal zoning ordinance, is “… to provide open space for various forms of outdoor recreation 
of either a public or private nature. The intent is to encourage outdoor recreational uses which 
will protect and enhance areas which have both active and passive recreation potential because 
of their beauty and natural features.” For these reasons, the Recreation zone was considered to 
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be the most appropriate district within the present zoning district for the Ellwood-Devereux 
open space area. Although the Recreation district allows some intensive public and commercial 
recreation uses, the proposed Open Space Plan will not allow these uses. Until a new zoning 
code for the City is prepared and certified by the California Coastal Commission as part of the 
Local Coastal Program (LCP), both the applicable zoning district and the Open Space Plan may 
be amended by a simple majority vote of the City Council. Following certification, any change in 
zoning would also require approval of an LCP amendment by the Coastal Commission. Further, 
deed restrictions imposed by agencies contributing funds for acquisition of the Mesa will limit 
future uses to low-intensity types that will be consistent with preservation of the property’s 
natural environment. 

Response G.11-8. Comment noted. The current residential development proposal (May 13, 
2004 site plan) substantially limits the height of homes on the eastern and southern perimeters of 
the development as compared to the October 2003 site plan. Mitigation VIS-3, however, will be 
changed to reflect a maximum height of 19 feet 6 inches, which is slightly higher than the 18-
foot limit stated in the DEIR. 

Response G.11-9. The Draft EIR identified Class I air quality impacts (Impacts AQ-3 and –9) 
for operational emissions from the Comstock Homes development associated with residential 
emissions, including the applicant’s proposed inclusion of wood burning fireplaces/stoves in the 
project design. Mitigation Measure AQ-4 would preclude wood burning fireplaces/stoves, but 
allow natural gas fireplaces. With the implementation of this mitigation measure, the project 
would result in substantially less emissions of Reactive Organic Gases, Nitrogen Oxides, and 
Particulate Matter and would not exceed air quality thresholds of significance (refer to Table 
4.14-13). The applicant’s comments on the Draft EIR (see Comment Letter G.30, Comment 
G.30-1; May 4, 2004 letter, page 7, comment on Page 4.14-19 regarding Mitigation AQ-4) state 
that the applicant plans to limit wood burning fireplaces to one per residence. If the applicant is 
unwilling to commit to the complete prohibition of wood burning fireplaces/stoves, the City of 
Goleta will need to either make a Statement of Overriding Considerations (e.g., to allow the use 
of wood burning fireplaces) or stipulate the prohibition as a condition of approval. If the City 
were inclined not to require this mitigation measure, it would have to find that the incorporation 
of the mitigation measure would render the project infeasible.  

Response G.11-10. Comment noted. The applicant’s proposed grading and fill activities in 
the gully encompassing Drainage B on the southern portion of the Comstock Homes 
Development have been modified to lessen impacts on this drainage (refer to Comment Letter 
G.30). The placement of 6 feet of fill in the gully for the proposed road would not in itself 
constitute a Class I impact from the perspective of geology and changes to topography. With 
implementation of Mitigation Measures GEO-1 and –2, Impact GEO-1 is correctly classified as 
a Class II impact. 
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Response G.11-12. Comment noted. The Final EIR has been clarified to indicate that 
Comstock Homes does have a one time funding obligation under Mitigation BIO-2 (Western 
Snowy Plover Protection). Please refer to Master Response I, which addresses western snowy 
plover mitigation and associated funding. 

Response G.11-13. Comment noted. The filing of a buyer notification in the form of a 
Department of Real Estate (DRE) Notice of Aircraft Overflights intended to notify future 
buyers of aircraft overflights and associated noise levels is an accepted standard practice in Santa 
Barbara County.  

Response G.11-14. Comment noted. As stated in Mitigation VIS-4, the City of Goleta Design 
Review Board shall review the final project design submitted by the applicant and recommend 
changes to the architectural design so as to minimize incompatibility with surrounding 
neighborhoods. It should be noted that the proposed Comstock Homes Development is visually 
separated and screened from the adjacent Santa Barbara Shores development by a large 
eucalyptus grove. 

Response G.11-15. The comment correctly points out that routing the sewage to the 
Hollister trunk line would require a lift station. The City is considering requiring this 
recommended mitigation measure, but first must determine if the existing Hollister sewer line 
can accommodate the sewage generated by the proposed development. If it is feasible to have 
the existing Hollister sewer line accommodate the project sewage, the City may require tying into 
this line. If it is not currently feasible, the City may require such a tie-in once the Hollister trunk 
line is upgraded as is currently proposed by the Goleta West Sanitary District. 

The lift station would have to be installed at a topographically low point within the subdivision. 
A lot (Lot 74 on the May 13, 2004 site plan) has been reserved as a possible location for a lift 
station. If a lift station is required as a condition of approval, the environmental impacts 
associated with the lift station and the modifications to the piping would be described in a 
subsequent environmental document, likely an EIR addendum. 

Response G.11-16. Comstock Homes has proposed that the open space areas located within 
its 36-acre development envelope have a conservation easement to the benefit of the City or 
other non-profit land conservation entity. The conservation easement would be in perpetuity 
and would prohibit any uses or development that would not be consistent with conservation of 
the parcels’ natural environmental resources. The specific provisions of the conservation 
easement would be established prior to recordation of a final tract map and would require 
acceptance by the City Council. The underlying fee owner, the future Home Owners’ 
Association, would continue to have maintenance and other responsibilities unless the 
provisions of the easement expressly provide otherwise. As part of its alternate plan submitted at 
the public hearing on May 10, 2004, Comstock Homes has indicated that the open space areas 
within its 36-acre development envelope would be offered for dedication to the City of Goleta 
in fee. If these offers are formally made and accepted, the City would have the full set of 
privileges and obligations, including maintenance, that go with ownership of real property. These 
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open space areas would exclude any parcels that would contain facilities designed to serve the 
residents of the subdivision, including internal streets, utilities, and drainage improvements. 

Response G.11-17. Comment noted. The entrance to the Comstock Homes Development is 
located off Hollister Avenue on the northwest portion of the development. The site entrance is 
shown on the site plan for the proposed Comstock Homes Development (Figure 2-4). The 
details of the entry gate are shown on Figure 2-5. The text in FEIR Section 2.2.2.4 (Subdivision 
Improvements) has been revised in response to this comment. 

Response G.11-18. Comment noted. Wrought iron bars are indicated on Figure 2-6 that 
shows a stone wall for the lower 2.5 feet and a wrought-iron fence for the upper 3.5 feet. 
Comment Letter G.30 (applicant) indicates that the perimeter wall would be as follows: lower 
portion 2.5 feet of block wall with possible stone fascia and that upper 3.5 feet would be either 
wrought iron or tube steel bars. The selection of wrought iron versus tube steel bars is not 
expected to substantially influence the impacts of the proposed project. The ultimate design of 
the perimeter wall will be subject to the preliminary and final review by the City’s Design Review 
Board (DRB) should the project be approved by the City Council and then the California 
Coastal Commission. The Home Owners’ Association would be responsible for maintaining the 
perimeter fence in good working order. 

Response G.11-19. Figure 4.4-1 of the Comstock DEIR shows a cluster of vernal pools in 
the eastern portions of the North Parcel. This information was not shown on Figures 5, 6, and 8 
of the Open Space Plan because the Plan Area does not include the North Parcel, which is 
under University of California jurisdiction. 

Response G.11-20. The distance between the Anza Trail and the eucalyptus canopy edge in 
the area designated as the Ellwood North Monarch Grove varies from approximately 50 to 100 
feet along an existing trail (see Figure 19 in Section 3.4.4.8 and Figure 4.4-3). The eastern edge of 
the proposed public parking area and trailhead would be approximately 100 to 150 feet from 
canopy edge. As described in Impact BIO-3 (Section 4.4.3.2.1), exposure of the Ellwood North 
aggregation site due to increased human activity in and around the groves could have a 
significant detrimental effect on these populations. Mitigation BIO-3 requires construction plans 
to minimize impacts during grading and site construction. Over the long-term, use of the Anza 
Trail would be limited to passive activities that are not anticipated to result in direct impacts to 
the Monarch grove. However, Open Space Plan implementation will entail an adaptive planning 
process which will provide for monitoring, evaluation, and adjustments to the trail system as 
appropriate to reduce identified impacts. 

Response G.11-21. As discussed in Section 4.2.1.1.1 of the EIR, the topography of the 
proposed Comstock Homes Development site slopes gently in a southerly direction. The 
proposed grading and drainage plan for the residential development would not alter this overall 
trend – i.e., the site topography (and surface water runoff) would still trend in a southerly 
direction. The primary drainages that traverse the site and connect to Devereux Creek (i.e., 
Drainages A1, A2, B, and C [refer to Figure 4.4-2]) would still do so following site development. 
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The applicant has proposed modifications to the site plan to address various environmental 
effects including hydrology and water quality as well as protection of eucalyptus trees. Please 
refer to Comment Letter G.30 and Master Response L for more information. Changes in site 
hydrology associated with site development is not expected to substantially impact the viability 
of any eucalyptus grove(s).

Response G.11-22. The proposed parking area would replace the existing parking area and 
provide for modest expansion and enhancements of existing parking (an additional 20 spaces 
over the existing parking, and a new restroom). In general, the parking area facility is 
concentrated adjacent to Hollister Avenue and is removed from the most sensitive resources of 
the Open Space Plan Area.  

Impacts related to the these amenities and the relocated Anza Trail trailhead are identified and 
discussed in the context of several issue areas, including geologic hazards, hydrology and water 
quality, and biological resources. The site geologic conditions and soil characteristics are 
described in Sections 4.2.1.3, 4.2.1.4, and 4.2.1.5. Grading of the approximately 0.5-acre site 
would require an estimated 800 cubic yards of cut and 800 cubic yards of fill which would be 
balanced onsite. The precise amount of grading and cut and fill on the site will be determined 
based on final plans to be developed by the City of Goleta. In general, the site is on a gentle 
slope that trends to level terrain. Potential impacts related to erosion during grading and 
collapsible and expansive soils is discussed in Section 4.2.3.2. Mitigations have been identified 
for both the construction phase (e.g., construction fencing and storm water BMPs) and long-
term protection of the area. As noted above, Open Space Plan implementation will entail an 
adaptive planning process which will provide for monitoring, evaluation, and adjustments to the 
parking area and trail system as appropriate to reduce identified impacts. 

Response G.11-23. The applicant has proposed a revised site plan and drainage plan as 
described in Comment Letter G.30 and as assessed in Master Response L. Under the revised site 
and drainage plan, site runoff would be treated in two primary ways depending on the location. 
Site drainage in the northern portion of the development (excluding the northern pod of 6 
homes) would be routed to the detention basin/bioswale on the east-central portion of the 
development. Site drainage from the northern pod of 6 homes and from the southern portion of 
the development would be treated via catch basin filters. 

Rock/concrete velocity flow energy dissipators would likely be used at the outlet of the catch 
basin to Drainage B (and elsewhere) to protect against soil erosion and downstream 
sedimentation. 

The applicant will be responsible for working out the final details of the drainage and water 
quality protection system with the City of Goleta prior to approval of the Final Grading and 
Drainage Plan. The applicant will also be responsible for installing the detention basin/bioswale 
and the drainage collection system with catch basins and filters. Once the facilities were installed 
and operational, the Homeowners Association would assume financial responsibility for 
maintaining the system. 
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Response G.11-24. As stated in Section 4.3.3.4 (Mitigation Measures) under Mitigation 
H/WQ-9, animal waste minimization mitigation measures will be implemented in the vicinity of 
Devereux Creek consistent with the Ellwood Mesa Open Space Plan recommendations. Please 
refer to Master Response D for more information on plans to enforce dog leash requirements. 

Response G.11-25. The applicant has proposed a revised site plan (see Comment Letter G.30 
and Master Response L) that minimizes removal of eucalyptus trees on the southern half of the 
western border of the development site, and the revised site plan establishes a setback buffer 
from the eucalyptus grove in this area. Additionally, the revised site plan establishes a buffer 
from the Monarch butterfly aggregation site (ESHA) near the southwest corner of the 
development. These site plan revisions are expected to reduce potential effects on Monarch 
butterflies and the microclimates around these trees. 

Response G.11-26. The U.S. Fish and Wildlife Service designated critical habitat for the 
western snowy plover under the federal Endangered Species Act. Critical habitat extends along 
the beach northwestward from Coal Oil Point for a distance of approximately 7,200 feet to 
Beach Access “F” (see Figure 6 in Open Space Plan). The wintering and breeding populations of 
plovers on COPR property are expanding, likely as a result of current management practices on 
the COPR. The potential impacts to western snowy plovers are considered to be a significant 
impact that can be feasibly mitigated to less than significant levels (Class II) by support to COPR 
efforts to protect the plover. Please refer to Mitigation Bio-2 and Master Response I which 
discusses proposed measures to mitigate potential direct, indirect, and cumulative impacts to 
western snowy plovers.  

Response G.11-27. Comment noted. The proposed parking lot and restroom will result in 
short- and long-term Class II biological impacts as discussed in EIR Section 4.4.3.2.4. The 
proposed parking lot and restroom would also result in beneficial impacts by allowing controlled 
access and limiting erosion associated with vehicular disturbance. The proposed restroom would 
be a beneficial amenity to users of the Ellwood Mesa Open Space Area and would be expected 
to reduce uncontrolled human waste in the Devereux Creek watershed. On balance, the 
proposed parking lot and restroom are considered to be beneficial features of the Ellwood Mesa 
Open Space Plan. 

Response G.11-28. The DEIR discusses general and specific aspects of wildlife movement 
corridors in the Open Space Area (Section 4.4.1.4.2) and concludes that the open space and 
proposed residential developments are relatively isolated from other extensive open space in the 
foothills by existing urban and agricultural development. The Open Space Plan proposes to 
close and restore a number of existing informal trails in the Open Space Area in order to 
consolidate small, currently fragmented habitat patches into larger, contiguous habitat patches, 
which may facilitate wildlife movement. Connecting these habitats inherently preserves and 
enhances wildlife corridor connections. 

Response G-11-29. The Final EIR has been clarified to indicate that Comstock Homes does 
have a one time funding obligation under Mitigation BIO-2 (Western Snowy Plover Protection). 
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Please refer to Mitigation Bio-2 and Master Response I, which addresses Western Snowy Plover 
mitigation and associated funding. 

Response G.11-30. Comment noted. As stated in EIR Section 4.4.3.4, under Mitigation Bio-
3, the minimum 6-foot-tall perimeter wall/fencing would help to isolate noise and humans and 
pet presence by creating a boundary between the development and the surrounding environs. 
The perimeter wall/fencing is not intended to contain construction nuisances. 

Response G.11-31. As discussed in Response G.11-25 (and Master Response L), the 
applicant has proposed revisions to the site plan which would reduce project-related removal of 
eucalyptus trees and reduce impacts to Monarch butterfly and raptor ESHAs. Mitigation Bio-6 is 
intended to help researchers better understand the Monarch butterfly population to support 
ongoing management efforts that would be intended to benefit the Monarch butterfly 
population and its habitat. The City of Goleta believes Mitigation Bio-6 is warranted and 
worthwhile. 

Response G.11-32. Comment noted. The applicant has proposed a revised site plan (see 
Comment Letter G.30 and Master Response L) which includes deletion of the northeastern 
most residential lot in the northern pod – the homes in the northern pod now avoid all stream 
buffers (see Figure L-2 in Master Response L). In addition, the bridge across Drainage A1 has 
been reconfigured slightly to lessen effects on wetlands. The City of Goleta still has concerns 
about the remaining impacts of the northern pod and will continue to work with the applicant to 
further reduce impacts. 

Response G.11-33. Please refer to Response G.11-32. The applicant’s revised site plan (refer 
to Comment Letter G.30 and Master Response L) avoids direct impacts to the Monarch 
Butterfly ESHAs and eucalyptus woodland raptor habitat in the vicinity of the southwest 
portion of the development, but still infringes into the 100-foot setbacks as indicated on Figure 
L-2. 

Response G.11-34. See response to comment G.5-3. 

Response G.11-35. Sites #1, #4, #5, and #6 are all located on the Ellwood Mesa parcels, 
which would be reserved for passive recreation and open space. The extent of remediation 
required is less for such a use than it would be for a residential development. The Fire 
Department is requiring the type, concentration, and location of contamination to be 
investigated and will determine if remediation is necessary. A site assessment has been 
completed for this site, and the Fire Department will be reviewing the site assessment report and 
any remediation action plan, if required. Please refer to Mitigations HM-2, HM-3, HM-4, and 
HM-5 in the EIR. If remediation is required, and if remediation activities would have the 
potential for significant environmental impacts, additional environmental analysis pursuant to 
CEQA requirements would be conducted. 
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Response G.11-36. Mitigation HM-1 requires that historic oil wells be abandoned to current 
standards under the direction of the Fire Department and DOGGR. Three historic oil wells are 
on the Ellwood Mesa parcels, which would be deeded over to the City of Goleta as part of the 
proposed land swap. The City may require that these wells meet current abandonment standards 
prior to any transfer of title or may require funds be set aside by the current owner of the 
Ellwood Mesa property for abandonment subsequent to the transfer of title. In either case, the 
cost for abandonment would be the responsibility of the current owner. Seven other historic oil 
wells are on the southern portion (not the Comstock 36-acre portion) of the Santa Barbara 
Shores Park parcel owned by the City of Goleta. Doty #7 was re-abandoned in 1993 and meets 
current abandonment standards, according to DOGGR. If the other six wells need to be re-
abandoned to current standards, the City of Goleta or the previous owners in the chain of title 
would be responsible for the re-abandonment. Since no transfer of title is required for this area, 
and since the proposed use of the area would continue to be passive recreation or open space, it 
is not likely that DOGGR or the Fire Department would require re-abandonment of these six 
wells at this time. The four shoreline wells: Oryx #94-1, #95-1, and #96-1, and Doty #6, are in 
the jurisdiction of the State Lands Commission, and the State would be responsible for the cost 
of re-abandoning these wells if required. If well abandonment and associated remediation are 
required, and if such activities would have the potential for significant environmental impacts, 
additional environmental analysis pursuant to CEQA requirements would be conducted. 

Response G.11-37. See response to Response G.11-7. 

Response G.11-38. Comment noted. The City of Goleta, County of Santa Barbara, and the 
University of California in their roles as members of the Ellwood-Devereux Joint Review Panel 
and the County and University’s roles in the Ellwood-Devereux Joint Proposal dated March 
2002 have asserted that implementation of the residential and open space plan components 
would improve the regional land use setting by balancing the need for additional housing with 
the need for coastal resource protection.  

Response G.11-39. Implementation of some mitigation measures will be required at the time 
of development of the property, while others may require the developer to post bonds to 
guarantee future performance, For example, the developer will be required to install signs 
regarding open space regulations and other interpretative information at the trialheads which 
enter the public open space from the development. Some mitigation measures require a one-
time payment of a mitigation fee up front for the purposes of establishing an endowment fund 
where the future income would pay for ongoing mitigation activities. The butterfly monitoring 
program is an example of this approach. Another approach is to require the Developer to post 
performance bonds to guarantee proper initial installation of improvements and to assure their 
proper maintenance over time. A landscape installation/maintenance bond is an example of this 
type, as are bonds for maintenance of a sewer lift station if it is required. With respect to the 
CC&Rs pertaining to the responsibilities and obligations of a Home Owners’ Association, the 
City can be made a party to certain provisions of the document, allowing the City the right to 
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bring actions for enforcement. Provisions in the CC&Rs can also require that any future 
amendments would require the prior written approval or consent of the City. 

Response G.11-40. The methodology for assessing the visual impacts associated with the 
Comstock Homes Development is described in detail in Section 4.9. In addition to the 
discussions of Visual Character, Visual Quality, Viewer Exposure and Sensitivity level for each 
Key Observation Point (KOP), visual simulations were generated from each of the KOPs. The 
visual simulations were created by taking digital photographs of each KOP with a pylon located 
in each photo location. The pylon is used as a reference point for digitally referencing the actual 
site plan features (finished floor elevation and building heights). Once all of the information is 
loaded into the simulation program, a simulation is generated, and then all simulation features 
are verified for accuracy. 

Response G.11-41. The Floor to Area Ratios for the proposed 76-unit Comstock Homes 
Development are summarized in Section 2.2.2.5 and Table 2.2-1. As noted in Master Response L 
and in Comment Letter G.30, the applicant has submitted a revised site plan – Comstock 
Homes Development Site Plan - Alternate 1 that is intended to minimize the removal of the 
eucalyptus windrow along the western property boundary. 

Response G.11-42. Even if the eight-foot berm located on the south side of Highway 101 
was removed, views of the Ellwood Mesa area from the Winchester Canyon neighborhoods 
would still be obstructed by the existing eucalyptus trees. 

Response G.11-43. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan that lowers the number of units and reduces the 
square footage of some of the units. 

Response G.11-44. As described in the Open Space Plan and Section 3.0 of the EIR, the 
proposed Santa Barbara Shores restrooms have been developed at a conceptual level of detail. 
As required, once the designs have been finalized, it may be necessary for the City of Goleta to 
conduct additional environmental review to address impacts not disclosed as part of this EIR. 

Response G.11-45. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan that will limit all perimeter units to single story which 
will reduce the overall visual impact. Furthermore, the City of Goleta, through the Design 
Review Board process, will review and approve all final landscape plans, including screening 
plantings. 

Response G.11-46. Please refer to Master Responses D and G. Motorized vehicles or 
motorized bikes, with the exception of emergency response vehicles, are not permitted in the 
Open Space Plan Area. Open Space Plan implementation will entail resolution of cross-
jurisdictional issues such as enforcement. Each agency will be responsible for enforcement of 
restrictions within their jurisdiction. 
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Response G.11-47. The City of Goleta is currently working with the Trust for Public Land to 
complete Phase II Environmental Site Assessment testing. Once the testing is complete, and in 
the event that remediation is required, then the City will have to determine whether additional 
environmental review will need to be conducted to disclose the potential impacts associated with 
the remediation activities, if remediation is necessary, then the City would have to conduct 
additional environmental review as part of the permit process for the remediation activities. 
Furthermore, the comment correctly notes that well abandonment and soil remediation may 
pose significant impacts; however a remediation plan has not yet been finalized. Site assessment 
work is ongoing and will identify any contamination clean-up or well abandonment work that is 
required. Following the completion of site assessment, a remediation plan will be prepared if 
remediation is necessary. Once such a plan has been approved by the Fire Department, it would 
undergo environmental review of the potential impacts and any mitigation measures that might 
reduce potential significant impacts to less than significant levels. If certain impacts remain 
significant and unavoidable, these would be identified and discussed in a supplemental EIR.  

Response G.11-48. The public access easements can be referenced on the recorded final tract 
map, but should be created by the recordation of a separate easement instrument in the Book of 
Documents. The detailed access rights and property restrictions are set forth in the easement 
document, which runs with the land in perpetuity. Since the easements will also serve as coastal 
access easements, the easement instruments will likely be subject to approval by the Coastal 
Commission. 

Response G.11-49. The October 2003 site plan for Comstock Homes did not have an area 
for designated off-street parking. Nor does the May 13, 2004 site plan that has been submitted as 
an alternative site plan by the applicant. The comment correctly notes that an intermediate site 
plan that was submitted for Design Review Board conceptual review and that did reserve some 
spaces for off-street parking, however more recent site plan submittals do not provide for off-
street parking.  

Response G.11-50. Trip generation estimates were calculated for the proposed residential 
development based on the Institute of Transportation Engineers (ITE) Trip Generation Manual 
(ITE, 1997) for Single Family Detached Housing (Land Use #210). Rates for average daily trips 
(9.57/unit; 746 ADT), A.M. peak hour trips (0.75/unit; 59 AM PHT), and P.M. peak hour trips 
(1.01/unit; 79 PHT) have been deemed appropriate by the consulting traffic engineer as well as 
the City’s traffic engineer for use in the EIR analysis.  
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Response G.11-51. Trip distribution percentages were developed based on the existing traffic 
patterns for the residential neighborhood adjacent to the site, knowledge of the regional land 
uses in the study area, and data derived from the Goleta Traffic Model. This information 
indicates that 60% of the traffic (448 ADT) exiting the proposed development would travel east 
on Hollister Avenue and 40% of the traffic (298 ADT) would travel west on Hollister Avenue. 
These trips are further distributed as they continue along their respective travel corridors. This 
comment focuses on the issue of more trips at the Storke Interchange than at the Hollister 
Interchange. On this issue, based on the beforementioned trip distribution, 75 ADT would 
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reach the Storke Interchange while 298 travel in the direction of the Hollister Interchange. The 
comment is somewhat unclear, but it appears that the commentor believes that a greater number 
of trips would use the Storke Interchange than the Hollister Interchange, when this is not in fact 
the case. 

Response G.11-52. There is approximately 900 feet of separation between the driveway into 
the proposed development project and the traffic signal at Ellwood School. The westbound left-
turn pocket into the development project would be 150-feet in length. The existing eastbound 
left-turn pocket into Ellwood School is also 150-feet in length, leaving a distance of 600 feet 
between the turn pockets. This distance as well as the design of adjacent through lanes would 
meet the engineering design standards of the City of Goleta. 

Response G.11-53. Comments acknowledged. The EIR recognizes that potentially significant 
impacts would occur at the Storke Road/Hollister Avenue intersection and that currently 
proposed options for improving intersection operation are not programmed and are not funded, 
resulting in a significant and unavoidable (Class I) project specific impact. 

Response G.11-54. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan that eliminates one of the units in the northeastern 
cul-de-sac and reduces the perimeter units to single story to minimizes project visual impacts 
from Hollister Avenue south to the mesa. 

Response G.11-55. As discussed in EIR Section 4.9 (Visual Resources) under Impact VIS-5 
(Light and Glare from Residential Development and Open Space Improvements) it is expected 
that light and glare impacts would be less than significant with mitigation. Please refer to 
Mitigation VIS-5 (Lighting and Glare) in EIR Section 4.9.4.5.5 for a description of the mitigation 
measures to limit light and glare to less than significant levels.  

Response G.11-56. Comment noted. Section 4.13.1.2 describes the existing train traffic. 

Response G.11-57. Comment noted. Section 4.13.1.3 describes the existing aircraft traffic. 

Response G.11-58. Mitigation Measures N-2, N-3, and N-4 include provisions for limiting 
human exposure to noise generated from construction-related activities. 

Response G.11-59. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan that eliminates one of the units in the northeastern 
cul-de-sac and reduces the perimeter units to single story. 

Response G.11-60. Mitigation Measures BIO-3, BIO-4, and BIO-5 include provisions to 
minimize noise impacts on wildlife. Sections 4.4.3.2 and 4.4.3.3 of the DEIR identify potential 
direct and cumulative impacts to wildlife as a result of the overall increase in human activity that 
is anticipated to result from the placement of new residences. These impacts include disturbance 
to foraging and nesting habits of Monarch butterflies, raptors and other special status species, 
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and disturbance to wildlife corridors. A major contributing factor in these impacts is the increase 
in ambient noise that can result from residential uses, such as loud outdoor talking and music, 
automobiles, power lawn mowers and other outdoor appliances, and pets. Recommended 
mitigation measures include construction timing to avoid disturbance to breeding and roosting 
raptors and Monarch, development setbacks, permanent fencing and walls, and restriction of the 
Open Space parking area to daylight hours. 

Response G.11-61. Please refer to Response G.11-9. 

Response G.11-62. See response to comment G.11-15. The sewer lift station is proposed as a 
mitigation measure; it is not part of the project description. Lot 74 on the May 13, 2004 site plan 
has been reserved as a possible location for the sewer lift station. If a lift station is required as a 
condition of approval, the environmental impacts associated with the lift station and the 
modifications to the piping would be described in a subsequent environmental document, likely 
an addendum to the FEIR. 

Response G.11-63. The comment correctly notes that there is a policy requiring emergency 
secondary access. This requirement is set forth in the Goleta Community Plan. The Fire 
Department code requirement, however, is for 20-foot wide emergency access. When a 
subdivision provides for 20-foot wide emergency access, the requirement for secondary 
emergency access may be waived. The Fire Department has reviewed the subdivision layout and 
has no objection to the lack of a secondary access. A letter from Fire Department Capt. 
Maynard Yeaw dated August 12, 2002, states that the 36-foot wide traveled road width is 
adequate to provide 20-foot wide emergency access and still allow for on-street parking on both 
sides of the road ways. This letter further states that because of the provision of a 20-foot wide 
emergency access, a secondary access is not required.  

Response G.11-64. As discussed in Impact PS-5, the addition of the 235 residents from the 
Comstock Homes Development would not hinder the Fire Department’s ability to maintain a 
response time of 5 minutes or less. 

Response G.11-65. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan that eliminates one of the units in the northeastern 
cul-de-sac and reduces the perimeter units to single story. Please refer to Response G.11-45. 

Response G.11-66. The sponsoring agencies recognize visitation to the Open Space Plan 
Area will likely increase over time due to the increasing population in the region. At this time, 
there is a general consensus that the current level of visitation in the Open Space Plan Area can 
be managed through this Open Space Plan to protect and enhance natural resources, while 
providing the historic public access and uses. However, if increased visitation cannot be 
managed to avoid significant environmental impacts through the policies and management 
actions in this Open Space Plan, the sponsoring agencies may need to determine the appropriate 
carrying capacity of the lands. The sponsoring agencies will monitor visitation and 
environmental conditions in the Open Space Plan Area as an ongoing element of their 
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management responsibilities, and conduct periodic evaluations to determine if there is a need to 
establish a carrying capacity. Please refer to Master Response A. 

Response G.11-67. As shown on Figure 2-5, an opening at the entrance gate would provide a 
pedestrian/bicycle pathway into the Comstock Development, along the residential streets and 
then into the Open Space area through two trail connections as shown on Figure 2-4. 

Response G.11-68. Development Standard LUDS-GV-3.9 states: To the maximum feasible, 
vegetation consisting of drought tolerant and other native species shall be used for landscaping 
to screen development from public use areas and to created a buffer from ESH areas. 
Landscaping shall be designed to complement, enhance and restore native habitats onsite. The 
purview of the City’s Design Review Board (DRB) is stated in the DRB Bylaws and Guidelines, 
adopted by Resolution No. 04-03 on January 26, 2004. Landscape plans are specifically identified 
as within the purview of DRB. The City’s DRB provided conceptual review of the proposed 
Comstock Homes Development on October 1, 2002, November 4, 2003, January 6, 2004, and 
March 2, 2004. The DRB provided comments to the applicant on the adequacy of landscape 
buffers and on the proposed landscape guidelines. As a result of these comments, the applicant 
did make changes to the site plan, preliminary landscaping plan, and landscape guidelines. The 
DRB will have the opportunity to provide further input on landscaping, screening, and the 
planting palate during their preliminary and final review, which would take place following 
discretionary actions by the City Council and the California Coastal Commission. 

Response G.11-69. Comment noted. Section 5.0 of the FEIR includes an analysis of the 
proposed project’s consistency or inconsistency with applicable plans and policies. As noted in 
Master Response L and in Comment Letter G.30, the applicant has submitted a revised site plan 
intended to reduce environmental impacts thus reducing the number of policy inconsistencies. 

Response G.11-70. Comment noted. Section 5.0 of the FEIR includes an analysis of the 
proposed project’s consistency or inconsistency with applicable plans and policies. In many 
cases, the proposed project is inconsistent with a policy because of potentially significant 
environmental impacts. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan intended to reduce environmental impacts. 

Response G.11-71. It is possible, but unlikely, that the development of five homes would not 
be able to be built in the No Project Alternative. Previous studies of biological resource 
constraints have revealed that some land areas on the Ellwood Mesa property are not affected by 
ESHAs and their buffer zones. The assumption in the No Project alternative is that a reasonably 
foreseeable consequence of disapproval of the proposed project would be to reconfigure the 
boundaries of the five existing parcels that comprise the Ellwood Mesa property so that each of 
the five resultant lots contained a feasible building site for one single-family home. Such a 
reconfiguration would involve several discretionary land-use decisions by the City of Goleta and 
the California Coastal Commission, so there is no assurance that a proposal to reconfigure the 
lots would receive necessary approvals. 
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 The No Project Alternative is conceptual only, so a specific site plan is not required. Similarly, a 
specific site plan is not required or provided for the alternative location.  

 The comment is correct in noting that this alternative could preserve environmentally-sensitive 
lands on the Ellwood Mesa. However, residential units could be interspersed with the habitats 
and could reduce their quality. Further, this alternative would require a driveway crossing over 
Devereux Creek, thus creating adverse effects on that resource. 

 The no project alternative does not accomplish a key objective of the project, which is public 
acquisition of the entire Ellwood Mesa for open space protection. There is no guarantee that the 
No Project Alternative would result in preservation of all or portions of the Ellwood Mesa for 
permanent open space. 

 The value of Ellwood Mesa has been appraised as about $ 45 million. Therefore the $ 20 million 
would not be sufficient for purchase of the Ellwood Mesa property, nor is there an indication 
that there would be a willing seller. 

Response G.11-72. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan intended to reduce impacts. 

Comment Letter G.12 – Bob Comstock and William Seith – Dated May 4, 2004 

Response G.12-1. The project addressed in the Draft EIR is the project application for 78 
units as of November 2003. “Alternate 1” submitted at the May 10, 2004 public hearing is 
addressed in the responses to comments. If necessary or appropriate, any further project 
revisions that are incorporated in the final approval may be addressed in an Addendum to the 
FEIR, provided that the changes further avoid or lessen significant effects identified in the 
DEIR and do not cause any new significant adverse impacts. 

Response G.12-2. Table ES-1 has been revised in the FEIR to delete sections that have no 
Class I impacts from the heading under Class I Impacts. 

Response G.12-3. These impacts are distinguished in Section 4 of the EIR where each impact 
is identified and described. Most of the Class I impacts are associated solely with the Comstock 
Homes project, while some, such as impacts on recreation from trail closures, apply to both. It is 
not necessary or appropriate to distinguish this level of detail in the summary table. 

Response G.12-4. The identified editing changes have been made, where appropriate, in the 
FEIR. 

Response G.12-5. The references to perimeter fence materials have been corrected in the 
FEIR. 

Response G.12-6. Applicant refers exclusively to Comstock Homes in this instance. The 
Meade report describes the interdependence of the various autumnal and over-wintering 
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butterfly sites that comprise the Ellwood Complex, which is in the immediate vicinity of the 
Comstock Homes development envelope. The mitigation is intended to monitor all sites within 
the Ellwood Complex to evaluate future changes in butterfly populations after the Comstock 
Homes project is constructed.  

Response G.12-7. Comment noted. The City of Goleta will provide Comstock Homes 
Development with an example of a Fire Protection Plan. 

Response G.12-8. Comstock Homes will be responsible for signage at trailheads that enter 
the open space area from the Comstock Homes development, not throughout the open space 
plan area. 

Response G.12-9. The comment is correct in noting that the raptor nesting survey will be 
limited to the Comstock Homes development envelope and a 500-foot buffer area around the 
perimeter of that envelope. 

Response G.12-10. Comment noted. Impact Vis-1, as summarized in Table ES-1, 
encompasses the findings for KOPs G-1 through G-9 (refer to EIR section 4.9.4.3.1). The 
discussion in DEIR Section 4.9 (p. 4.9-19), which is referenced by this comment, pertains to 
KOP G-6 and is correct as stated. Views of the Santa Ynez Mountains would be blocked from 
other KOPs (e.g., KOP G-5) considered under Impact VIS-1. 

Response G.12-11. The comment correctly notes that the installation of the earthen berms at 
the rear of southern and eastern perimeter lots (Lots 34-51 on the May 13, 2004 site plan) and 
the side of the north-eastern most two lots (Lots 66 and 67 on the May 13, 2004 site plan) is not 
necessary, given the topography of these areas. The requirement for planting screening trees, 
however, should be expanded to include the rear lots of Lots 64-66 on the May 13, 2004 site 
plan in addition to the rear and side yards mentioned above in this response, given the change in 
the orientation of the northeast pod of homes. Similar requirements for landscaping screening 
would be required for the lots along the southern half of the western development envelope 
(Lots 9, 10, 16, 17, 20, 21, and 28-33 of the May 13, 2004 site plan). These changes in the May 
13, 2004 site plan render these residences more visible to users of the open space area. The text 
of Mitigation Measure VIS-1A has been revised accordingly. 

Response G.12-12. Mitigation Measure VIS-3 has been changed to 19’6” in the FEIR. Please 
refer to Response G.11-8. 

Response G.12-13. The Santa Barbara Shores Park Parcel is restricted to open space as a 
result of state bond funding of a portion of the costs of its acquisition by the County of Santa 
Barbara. Special state legislation was passed to allow the property exchange and development of 
the 36-acre exchange portion. The Recreation district is an open space zone. 

Response G.12-14. The mitigation measures require Comstock Homes to mitigate the impact 
of trail closures, habitat impacts, and parking impacts that are directly caused by the Comstock 
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Homes project. In some instances the impacts are mitigated off-site in the open space plan area. 
The mitigation measures are not a part of the land swap transaction pricing. 

Response G.12-15. Mitigation Measure H/WQ-8 has been changed in the FEIR to not 
require separation of roof drainage and street drainage. 

Response G.12-16. The mitigation measure is appropriate and has been retained in the FEIR. 

Response G.12-17. Participation in existing recycling programs is what is intended by the 
mitigation measure. 

Response G.12-18. The FEIR has been changed to reflect a 50-foot buffer on drainages A-1 
and A-2. 

Response G.12-19. This determination will ultimately be made by the California Coastal 
Commission. The City’s position is that the existing parking lot at Santa Barbara Shores Park is 
coastal access parking and that the parking lot cannot be removed by Comstock Homes until 
replacement coastal access parking has been constructed. The City understands that this is also 
the position of Coastal Commission staff. It is the City’s intent to construct this parking in a 
timely manner so as to not cause any undue delay in the Comstock Homes construction 
schedule. 

Response G.12-20. The cited references have been reviewed and the FEIR has been changed 
to Land Use Permit where appropriate. 

Response G.12-21. Comment noted. 

Response G.12-22. The FEIR has been changed to reflect the proposed fence design, with 
the lower 2.5 feet to be a block wall with possible stone fascia and that the upper 3.5 feet will be 
either wrought iron or tube steel bars. 

Response G.12-23. The Draft EIR addresses the project as proposed in the initial application. 
The FEIR, through the responses to comments, reflects the project alternate submitted by 
Comstock Homes at the May 10, 2004 public hearing and as revised on May 13, 2004. Any 
additional changes to the project prior to City approval will, if necessary or appropriate, be 
incorporated into an Addendum to the FEIR. The Draft EIR considered the October 2003 site 
plan that contained 78 residential units, and the statistics presented in Section 2.2.2.5 and in 
Table 2.2-1 pertain to that plan. It is acknowledged that the 76-unit plan reviewed by the DRB 
on March 2, 2004 contained slightly decreased unit counts, peak elevations for the some of the 
single-story plans, and FARs. Furthermore, the alternative site submitted on May 13, 2004 has 
69 residential units, but peak elevations and FARs are similar to the 76-unit plan. Please refer to 
Master Response L for a discussion of site plan changes presented by the May 13, 2004 
alternative site plan. 
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Response G.12-24. As noted in Section 2.2.2.5 of the FEIR, following approval of the 
Comstock Homes tract map, final approval of the design for each home will be done by the City 
of Goleta’s Design Review Board (DRB). The DRB review will only relate to the architecture 
and floor plans of the units and not the unit count or site plan layout. 

Response G.12-25. Comment noted. 

Response G.12-26. The FEIR has been changed to have consistent data with respect to cubic 
yards of cut and fill. 

Response G.12-27. Comment noted. A remediation action plan has not been finalized. A 
copy of the plan will be available once it has been approved by the County Fire Department. 
Please refer to response to comments G.11-35 and G.11-36. 

Response G.12-28. The Middle Branch of the More Ranch fault is a recognized fault by the 
University, the County, the oil and gas industry, and private consultants. Previous consultants 
have mapped the fault across Ellwood Mesa based on surface exposures, boreholes, and 
geophysics. This fault is clearly visible along the sea cliff and its presence is obvious and 
indisputable; this is not speculation. The Middle Branch More Ranch Fault is relevant to this 
EIR because of its proximity to the proposed housing development. It has therefore been 
described in the text and depicted on the map. The activity of the fault has not been determined, 
but it must be either potentially active or active because it displaces the 45,000-year old marine 
terrace. The wording of the last sentence of this paragraph (Section 4.2.1.2.3 second paragraph) 
has been revised to state that the fault is either potentially active or active, but the end portion of 
the sentence remains unchanged. Furthermore, in the fourth paragraph of Section 4.2.1.2.3, the 
sentence state that “Fugro West does not recognize the Middle Branch of the fault.” has been 
deleted. 

Response G.12-29. Please refer to Response G.12-28. 

Response G.12-30. Comment noted. The text of Mitigation Measure GEO-3 has been 
revised to state that the required timing is prior to Land Use Permit (LUP). 

Response G.12-31. The sentence identified in the comment has been deleted. 

Response G.12-32. Comment noted. The information in Impact H/WQ-4 is accurate. No 
changes to the text are proposed. 

Response G.12-33. Comment noted. The text of Mitigation Measure H/WQ-2 has been 
revised to state that the required timing is prior to Land Use Permit (LUP). 

Response G.12-34. Comment noted. Recommended Mitigation Measure H/WQ-3 has been 
retained. The text of Mitigation Measure H/WQ-3, however, has been revised to state that the 
timing, if this mitigation is required, would be prior to Land Use Permit (LUP). 
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Response G.12-35. Mitigation Measure H/WQ-4 applies to flood prevention in the open 
space plan area. It does not apply to the Comstock Homes Development. The text of Mitigation 
Measure H/WQ-4 has been revised to state that the required timing is prior to Land Use Permit 
(LUP). 

Response G.12-36. The required timing for the implementation of these mitigation measures 
has been revised to prior to LUP. 

Response G.12-37. The text of Mitigation Measure H/WQ-8 has been revised to delete 
references to separation runoff from roofs and from streets and driveways. A discussion of the 
proposed filters to treat co-mingled drainage has been added to Section 2.2.2.4 of the project 
description. The required timing for the implementation of these mitigation measures has been 
revised to prior to LUP. 

Response G.12-38. The habitat acreages have been corrected in the FEIR to reflect the 
revised site plan. 

Response G.12-39. Figure 4.4-2 has been corrected in the FEIR with regard to scale. 

Response G.12-40. The disagreement with regard to Impact BIO-1 (Southern Tarplant) and 
associated mitigation is acknowledged. The biological evidence however, indicates that the 
proposed Comstock Homes development envelope is within dispersal range of known local 
populations. Given its CNPS 1B status, the EIR correctly identifies a potentially significant 
impact and requires mitigation that is appropriate and not difficult to accomplish. 

Response G.12-41. The disagreement with regard to identification of Impact BIO-5 (Nesting 
Habitat for Raptors and Loggerhead Shrikes) as Class I is acknowledged. The EIR however, 
contains sufficient evidence of historic nesting. Given the sensitivity of these species toward 
proposed temporary and permanent human activities within 150 – 200 feet of known nest sites, 
impacts are appropriately indicated to be Class I. 

Response G.12-42. The disagreement with regard to Impact BIO-6 (Other Special-Status 
Wildlife Species) and associated mitigation is acknowledged. The biological evidence however, 
indicates that direct and indirect potentially significant impacts to these species occurring in the 
area or on adjacent lands could occur. The EIR correctly identifies a potentially significant 
impact and requires mitigation that is appropriate and not difficult to accomplish. 

Response G.12-43. Drainages A1 and A2 are streams and a stream corridor buffer of 100 feet 
applies. Per City of Goleta interim policy, stream corridor buffers may be adjusted upward or 
downward depending on the sensitivity of the resource. Due to the degraded nature of the 
wetland features in Drainages A1 and A2 and because the wetlands persist due to upstream 
surface water flow as opposed to adjacent sheet flow in the buffer, a 50-foot riparian buffer is 
required (Article II of Chapter 35 of City of Goleta Municipal Code, Coastal Zoning Ordinance, 
Section 35-97.19.1). 
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Response G.12-44. The Final EIR has been clarified to indicate as clearly as possible which 
mitigation measures are the responsibility of Comstock Homes, the City of Goleta, or both.  

Response G.12-45. The Final EIR has been clarified to indicate that Comstock Homes does 
have a one time funding obligation under Mitigation BIO-2 (Western Snowy Plover Protection). 

Response G.12-46. The Final EIR has been clarified to indicate that the raptor nesting season 
is typically from February through August. The text of Mitigation Measure Bio-4 has been 
clarified to state the nesting months and to state the required implementation timing as prior to 
land use permit. 

Response G.12-47. The mitigation measure allows for construction during the overwintering 
season (between October and March) with the condition that a qualified biologist survey all 
eucalyptus trees within 500 feet of the residential development area to determine use by 
Monarchs. If butterfly aggregations are found within 500 feet of the work area, work activities 
shall be halted until Monarchs have left the site. The City of Goleta believes that the mitigation 
measure does not require modification as it allows for construction during the overwintering 
season under certain restrictions. 

Response G.12-48. The Final EIR has been clarified to indicate that Comstock Homes has a 
one time funding obligation under Mitigation BIO-6 (Monarch Inventory and Monitoring Fund 
Contribution). 

Response G.12-49. Comstock Homes would not be responsible for management of 
groves/trees owned by the City of Goleta. The developer would however, be responsible for 
management of any eucalyptus within the proposed development envelope. The developer 
would also be responsible for preparing a Fire Protection Program that identifies ways of 
reducing risks associated with the residential development for both eucalyptus trees within the 
development envelope and groves/trees on adjacent properties. 

Response G.12-50. The Final EIR has been clarified to indicate that Comstock Homes has a 
one-time funding obligation under Mitigation BIO-8 (Native Grassland Mitigation). Mitigation 
Bio-9 is adequate as written. The type, acreage, and cost of any required mitigation plans are 
dependent on the extent of project-caused impacts and will be determined during project 
implementation. 

Response G.12-51. The Final EIR has been revised to require the use of genetic stock for 
seeds and plants from the Ellwood-Devereux watershed in all native habitat enhancement and 
restoration within common areas of the Comstock Homes Development (as well as the Open 
Space Plan areas). Proper seed collection and propagation techniques minimize impacts to seed 
source populations. “Non-locally collected native plants and seeds” includes any seed or plant 
collection source beyond the limits of the watershed. 
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Response G.12-52. The Final EIR has been clarified to identify the Comstock Homes 
specific obligation under Mitigation BIO-11 (Biological Resource Protection). 

Response G.12-53. The Final EIR has been clarified to indicate that the overall responsibility 
for Mitigation BIO-14 (Implementation of the Ellwood-Devereux Coast Open Space Plan) 
would belong to the City of Goleta. 

Response G.12-54. Comment noted. Please see response to comments G.12-27, G.11-35, 
and G.11-36. 

Response G.12-55. The required timing for the implementation of these mitigation measures 
has been revised to prior to LUP. 

Response G.12-56. Coastal Development Permits has been deleted in the FEIR. 

Response G.12-57. The timing of implementation of the mitigation measure is correct and 
has not been changed in the FEIR. 

Response G.12-58. The sentence to which your comment applies is describing surrounding 
views, not just views from the 36-acre Comstock Homes Development site. The text of this 
sentence has been revised to clarify that “the site” pertains to the 116-acre Santa Barbara Shores 
Park property, and the word “most” has been changed to “many”. 

Response G.12-59. Comment noted. Impact VIS-G-4 applies to the view east from the 
Sandpiper Golf Course. Any post-mitigation view impairment for views from the Comstock 
Homes Subdivision to the Golf Course is not considered an environmental impact of the 
proposed project. 

Response G.12-60. The first part of the comment correctly notes that the ocean cannot be 
seen from this vantage point. The text of the first paragraph of Impact VIS-G-6 has been 
revised by replacing the word “ocean” with “coastal plain”. No other changes have been made.  

Response G.12-61. Comment noted. The current proposal (May 13, 2004 site plan) provides 
a greater variety of floor plans and limits repetition of floor plans on adjacent residential lots. 
The text of the first sentence in the second paragraph of Impact VIS-3 has been revised to 
delete the reference to a relatively limited number of floor plans. The second sentence in this 
same paragraph has been deleted. 

Response G.12-62. The comment correctly notes that the installation of the earthen berms at 
the rear of southern and eastern perimeter lots (Lots 34-51 on the May 13, 2004 site plan) and 
the side of the north-eastern most two lots (Lots 66 and 67 on the May 13, 2004 site plan) is not 
necessary, given the topography of these areas. The requirement for planting screening trees, 
however, should be expanded to include the rear lots of Lots 64-66 on the May 13, 2004 site 
plan in addition to the rear and side yards mentioned above in this response, given the change in 
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the orientation of the northeast pod of homes. Similar requirements for landscaping screening 
would be required for the lots along the southern half of the western development envelope 
(Lots 9, 10, 16, 17, 20, 21, and 28-33 of the May 13, 2004 site plan). These changes in the May 
13, 2004 site plan render these residences more visible to users of the open space area. The text 
of Mitigation Measure VIS-1A has been revised accordingly. 

Response G.12-63. Comment noted. The proposed site layout would require the removal of 
approximately 190 eucalyptus trees along the southern portion of the western development 
envelope, thereby removing the existing vegetative screening between Sandpiper Golf Course 
and the proposed residential units in this area. Therefore, Mitigation Vis-1B is appropriate for 
the proposed 78-unit development. The applicant’s proposed revised site plan(Comstock 
Alternate 1) would not require removal of the aforementioned 190 eucalyptus trees as discussed 
in Master Response L. 

Response G.12-64. The required timing for the implementation of Mitigation Measure VIS-1 
has been revised to state prior to LUP. The reference to DRB approval is appropriate and has 
not been changed. DRB would review landscape plans and guidelines following action on the 
proposed project applications by the City of Goleta Planning Agency / City Council and the 
California Coastal Commission. 

Response G.12-65. The required timing for the implementation of Mitigation Measures VIS-
2, VIS-3, VIS-4, and VIS-5 has been revised to state prior to LUP. The reference to DRB 
approval is appropriate and has not been changed. DRB would review landscape plans and 
guidelines, building colors and mass, neighborhood compatibility, and lighting and glare issues 
following action on the proposed project applications by the City of Goleta Planning Agency / 
City Council and the California Coastal Commission. 

Response G.12-66. Comment noted. Mitigation Vis-3 has been revised to state a Maximum 
height of 19.5 feet at the roofline. 

Response G.12-67. The mitigation measure is correctly written. The mitigation measure is 
intended to mitigate the impacts of the Comstock Homes project on coastal access parking, 
trails, and other elements of public access. Since the mitigation measures with respect to trails is 
based on the linear feet of trails that would be closed as a result of the development, those 
project alternatives that reduce trail closures will also reduce the amount of the mitigation fee. 
The mitigation fee must be paid concurrent with recordation of the final tract map. Mitigation 
fees will be used to improve trails elsewhere within the open space plan area and to pay a 
portion of the costs of the new replacement parking lot. 

Response G.12-68. During the final decision-making process, the City’s Planning 
Agency/City Council can consider other alternatives for the timing of payment of various 
environmental mitigation fees. Such fees are often payable prior to recordation of a final map, 
since impacts begin to occur with the construction of subdivision improvements. 
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Response G.12-69. The comment correctly notes that Mitigation Measures REC-3 and REC-
4 do not affect Comstock Homes. Trail closures within the open space plan area will require 
approval of Coastal Development Permits by the Coastal Commission unless or until the City 
has a certified Local Coastal Program.  

Response G.12-70. The FEIR has been changed to delete reference to issuance of Coastal 
Development Permits. 

Response G.12-71. The Comstock Homes development project would be responsible for 
frontage improvements over a distance of approximately 980 feet. This is the distance along 
Hollister Avenue from the western property line to the point where the furthest extent of the 
eastern edge of the proposed development envelope would intersect with Hollister Avenue. The 
proposed development project would also be responsible for the bus stop as the new homes are 
expected to generate a demand for bus transportation services as a result of staff and services 
hired by future homeowners and on occasion by residents themselves. 

Response G.12-72. Disagreement with the trip distribution percentages is noted. The 60/40 
are percentages applied to traffic at the project driveway and are applied to both ADT and PHT. 
This distribution and application to both ADT and PHT has been verified by both the traffic 
consultant and the City traffic engineer, including from time-to-time in the field through actual 
tube counts on local roadways placed in residential and employment areas. Please note that 15% 
is of the total 746 ADT (111 ADT) and not 15% of the 448 eastbound ADT (which would be 
only 67 ADT). The 15% represents traffic to/from the commercial area southwest of the Storke 
Road/Hollister Avenue intersection (Camino Real, etc.) and is considered an appropriate 
percentage of weekday total volumes. 

Response G.12-73. Disagreement with the trip distribution through the Storke 
Road/Hollister Avenue intersection is noted. This distribution has been verified by both the 
traffic consultant and the City traffic engineer. Travel patterns are also verified from time-to-
time in the field through actual tube counts on local roadways placed in residential and 
employment areas. This information, knowledge of local and regional land uses in the area, as 
well as the existing total volumes through this intersection, substantiate the use of this 
intersection by drivers despite other available options. 

Response G.12-74. Under the California Environmental Quality Act, a mitigation measure is 
only considered feasible if it is capable of being accomplished in a successful manner within a 
reasonable period of time, taking into consideration economic, environmental, legal, social, and 
technological factors (CEQA Guidelines Section 15364). In addition to the requirement pointed 
out in this comment, the EIR further indicates that the currently proposed options for 
improving intersection operation are not programmed and are not funded, resulting in a 
significant and unavoidable (Class I) project specific impact. The discussion of residual impacts 
relative to Storke Road/Hollister Avenue improvements, funding (including the applicant’s 
responsibility in substantially lessening this potentially significant project-specific impact), and 
timing has been clarified in the Final EIR. 
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Response G.12-75. The Final EIR has been clarified to note that these mitigation measures 
would be implemented at the Land Use Permit stage. This is the permit approved/issued by the 
City of Goleta after the Coastal Commission’s CDP and is the planning permit that authorizes 
construction. The LUP stage is the latest point in time at which these plans and schedules can be 
implemented. 

Response G.12-76. The Comstock Homes development project would be responsible for 
50% ($125,000) of the estimated costs associated with the 40-space parking lot.  

Response G.12-77. Mitigation N-3 does not apply to the construction of the Comstock 
Homes Development. The text of the last paragraph in Section 4.13.3.4 has been revised. The 
applicable mitigation measures in this paragraph are Mitigation Measures N-2 and N-4. 

Response G.12-78. The required timing for the implementation of Mitigation Measure N-2 
has been revised to state prior to LUP. Mitigation Measure N-3 does not apply to Comstock 
Homes. 

Response G.12-79. Comment noted. The MTD bus stop is located on Hollister Avenue 
within sight of the proposed development. The text of Mitigation Measure AQ-2 will be revised 
to delete the reference to the installation of a designated message board and for posting of the 
MTD bus schedules and ride share information. Instead, such information shall be included in 
the developments CC&Rs. 

Response G.12-80. Comment noted. The required timing for the implementation of these 
mitigation measures has been revised to state prior to LUP. 

Response G.12-81. Comment noted. Mitigation Measure AQ-3 is adequate, and flexibility for 
implementation of feasible components is desired. No changes to the text of this mitigation 
measure have been made. 

Response G.12-82. Comment noted. Mitigation Measure AQ-4 is required to reduce 
significant air quality impacts to less than significant levels. The retention of a single wood-
burning fireplace in each home would still result in air emissions exceeding thresholds of 
significance. No change has been made to Mitigation Measure AQ-4. 

Response G.12-83. Comment noted. Text of this paragraph is appropriate. No revision made. 

Response G.12-84. Comment noted. As stated in Section 4.15.1.2.1, the discussion of existing 
infrastructure includes the Santa Barbara Shores Park area to the south. The text has been 
revised to clarify that most of the existing infrastructure is not located within the Comstock 
Homes Development footprint. 

Response G.12-85. The City has provided an estimate of these Goleta Development Impact 
Fees to the applicant previously, on April 28, 2004. The exact amount of these development 
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impact fees will depend on the final number of residential units, should the proposed 
development be approved.  

Response G.12-86. Comment noted. The required timing for the implementation of these 
mitigation measures has been revised to state prior to LUP. 

Response G.12-87. The comment is correct in that any fees for environmental mitigation 
must be specifically identified prior to final City action to approve the project. 

Response G.12-88. Alternate 1, submitted at the public hearing on May 10, 2004, is addressed 
in the Responses to Comments in the FEIR (refer to Master Response L). Any further revisions 
prior to final approval by the City may need to be addressed in an Addendum to the FEIR, 
provided that the changes either avoid or lessen previously identified impacts and do not cause 
new previously unidentified impacts. 

Comment Letter G.13 – Cecilia Brown – Dated May 6, 2004 

Response G.13-1. Please refer to Master Response A and H for more detail regarding the 
importance of the Devereux Slough resources. 

Response G.13-2. Comments noted. The applicant has proposed a revised site plan that 
reduces the number of homes (including removal of one home in the northern pod near 
Hollister Avenue), commits to limiting the homes on the perimeter of the development to one 
story, lowers roof elevations in selected areas by lowering the base grade elevation, and creates a 
setback south of Hollister Avenue. The City of Goleta Design Review Board will review the 
revised site plan design and request changes, as appropriate, in accordance with City standards. 
Please refer to Comment Letter G.30 and Master Response L for more information. 

Response G.13-3. Please refer to Response G.11-9 regarding indoor fireplace issues. The City 
of Goleta’s policies (as well as the Santa Barbara County Air Pollution Control District’s 
policies) do not currently address restrictions on outdoor fireplaces or barbeques in new or 
existing developments.  

Response G.13-4. Please refer to the response to comment number G.11-68. The DRB 
review of landscaping design and maintenance requirements occurred after the draft EIR had 
been initiated. The landscape plans and guidelines will be incorporated by reference into the 
project description for the Final EIR. The landscape plans and guidelines are also part of the 
application and the administrative record, and as such, they may be considered by the Planning 
Agency and City Council.  

Comment Letter G.14 – Kathy Gebhardt – Dated May 10, 2004 

Response G.14-1. A seasonal review of ESHA is not required because there is an abundance 
of previous literature documenting site conditions and the field survey by URS adequately 
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identified field indicators of ESHA. ESHA boundaries are based on a review of the California 
Coastal Act (2003) and the Santa Barbara County Local Coastal Plan, Goleta Community Plan 
(1993), and the University’s Long Range Development Plan (1999). Mapped ESHAs are revised 
by URS to reflect the current distribution of aquatic habitats, native grasslands, and special-status 
species. In all cases, ESHA boundaries are expanded from previously mapped ESHA 
boundaries.  

Response G.14-2. The habitat protection and management approach in the Open Space Plan 
was developed through a systematic process that began with a review of the Joint Proposal, the 
Memorandum of Understanding (MOU), existing management plans, and relevant technical 
literature to identify potential opportunities for habitat management. The review was augmented 
by focused field investigations, interviews with interested parties who have worked in the area, 
and input from public comments at public meetings and workshops. 

The overall goal of the habitat protection and management element of this Open Space Plan is 
to maintain, enhance, and, where grants or other funding are available, increase the acreage and 
improve conditions of ESHAs in the Open Space Plan Area. Habitat management approaches 
vary by jurisdiction to reflect the goals established by the existing managed areas such as the 
COPR, Coronado Butterfly Preserve, and the Del Sol and Camino Corto Reserves. The 
jurisdiction-specific approaches are consistent with the overall goal, as previously stated, with 
additional detail to reflect the existing programs in the open space area. The comment 
recommends that the City of Goleta’s approach to habitat management be applied elsewhere in 
the Open Space Plan Area. The City of Goleta appreciates the support but does not have the 
authority to alter the management approach in other jurisdictions or existing managed areas. 
Please refer to Master Response E for more information regarding the habitat management 
approach in the Open Space Plan Area. 

Response G.14-3. Adaptive management of the Open Space Plan Area enables resource 
managers to change, adapt, and intervene as needed to protect sensitive resources. The City of 
Goleta will review the results of monitoring data, evaluate problems, and resolve issues related to 
public access, where feasible. The City of Goleta carefully considered the use of adaptive 
management during the preparation of the Open Space Plan and believes that the use of this 
management tool will assist in managing the open space. 

Response G.14-4. As noted in Section 3.1.6 of the Open Space Plan, eucalyptus trees on the 
City of Goleta’s Ellwood Mesa and Santa Barbara Shores would not be removed as part of the 
habitat protection and management plan. This statement is correct and is not in conflict with the 
Draft EIR. The eucalyptus trees that would be removed along the northern half of the western 
boundary of the proposed Comstock Homes Development (per the revised site plan) are not 
part of an established ESHA and their removal is associated with the residential development 
not the Open Space Plan. 

Response G.14-5. Please refer to Master Response I. The U.S. Fish and Wildlife Service 
designated critical habitat for the western snowy plover under the federal Endangered Species 
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Act. Critical habitat extends along the beach northwestward from Coal Oil Point for a distance 
of approximately 7,200 feet to Beach Access “F” (see Figure 6 in Open Space Plan). The City of 
Goleta is obligated to address issues associated with the compatibility between public uses and 
snowy plover as a result of the federal designation.  

Response G.14-6. Vernal pools form and are maintained by a complex interaction of physical 
and biological factors. In particular, the length of time water persists in a vernal pool, its 
hydroperiod, largely determines the type and diversity of native plants and animals that reside 
there. Efforts to re-create soil horizons (Isla Vista) as well as the small-scale topography and 
hydrology necessary to mimic natural vernal pool systems have been difficult, expensive, and 
unreliable. Consequently, preservation of existing vernal pools, even if they are small and 
degraded, is preferable to creating new pools in other areas. 

Response G.14-7. Comment noted. Two criteria were employed in deciding how to reduce 
the overall density of existing trails: (1) to retain a few major, commonly used trails for 
recreation by targeting smaller, duplicative trails for closure and restoration, and; (2) minimize 
the amount of habitat fragmentation caused by trails by closing and restoring duplicative trails. 
At least 60% of the existing trail system in the Open Space Plan area will remain. These trails will 
adequately support the fire department as fuel breaks. 

Response G.14-8. The intent of native grassland management in the Open Space Plan Area is 
to: (1) protect the existing native grassland resources through managing public access, (2) 
enhance and restore native grasslands provided that they do not conflict with other existing 
ESHAs or key public access corridors, and (3) target enhancement and restoration on the City of 
Goleta’s Ellwood Mesa and the University’s South Parcel Nature Park and West Campus Bluffs 
Nature Park. Goals and policies related to the management of native grasslands focus on 
protection, enhancement, and restoration and are not limited to research and educational 
institution as the comment suggests. 

Response G.14-9. The red-tailed hawk nest on the Coronado Butterfly Preserve will be 
reflected in the Final Open Space Plan. The FEIR resource maps will not be revised to reflect 
this observation as the nest is located in the Open Space Plan Area on an existing managed 
reserve and does not change impact assessment findings. 

Response G.14-10. The City of Goleta appreciates the recommendation to apply the word 
“may” as it relates to the City’s responsibility to implement Open Space Plan goals and policies. 
Changes are not proposed as the existing language accurately reflects the needs and desires of 
the City of Goleta. 

Response G.14-11. Funds for the management actions such as the construction of the Anza 
Trail will be developed from a variety of public and private sources. State and federal grants are 
available. Potential funding sources include but are not limited to the Shoreline Preservation 
Fund, Roberti-Z’berg-Harris Program, Wildlife Conservation Board Public Access Program, Per 
Capita Grant Program, Bicycle Transportation Account, Coastal Conservancy, Transportation 
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Enhancement Activities, and others. The National Park Service provides trail construction 
assistance to qualifying applicants through the Trails and Conservation Assistance Program. As 
part of the Open Space Plan implementation, the Joint Review Committee may compile a master 
list of funding sources to maximize the opportunity for successful fund raising. Such 
coordination would minimize the potential for duplication of effort or for oversight of potential 
funding mechanisms. 

Response G.14-12. The known available data related to surface water hydrology in the 
Devereux Creek Watershed is summarized in DEIR Section 4.2. Open Space Plan Water 
Policies 1.1 through 2.2 set forth the long-term objectives to reduce excessive erosion and 
sedimentation, and to improve surface water quality over time by limiting onsite uses, and 
through incorporation of storm water treatment mitigation measures as part of specific projects 
within the Open Space Plan area. 

The City of Goleta prepared Draft Storm Water Management Program (SWMP) consistent with 
the recently adopted EPA and State Water Resources Control Board regulations for 
municipalities. These plans provide a framework for long-term prevention and reduction of 
typical urban water quality issues throughout the community as a whole, and they include 
specific requirements for storm water pollution prevention at specific construction sites. The 
SWMP will be implemented during the construction of the Anza Trail.  

A critical consideration in the design and construction of a trail is the provision of adequate 
drainage to prevent erosion along trails on slopes and to avoid standing water on the flats. The 
erosion potential of a given trail segment depends on the underlying soils, the velocity of water 
on the trail segment, and the distance of water running on the trail. Depending upon each trail 
segment’s characteristics, a range of drainage features may be used that include drainage dips 
(small trenches dug across a trail at an angle running downhill); water bars (rocks, logs, or ties 
partially buried and anchored); steps (designed to assist users over steep areas and direct water 
off the trail); and culverts. On balance, the Open Space Plan serves as a mechanism to reduce 
the sedimentation, erosion and natural drainage within Devereux Creek. 

Response G.14-13. Allowable uses in the Open Space Plan Area are reviewed in detail in 
DEIR Section 4.10. In some cases, certain uses, such as commercial uses, may be allowed 
through a permit process. The City of Goleta acknowledges that the process for implementing a 
permit program is not explicit in the Open Space Plan. The permit process, if any, will be 
determined by the City of Goleta during the implementation phase of the Open Space Plan. The 
Final Open Space Plan will be reflect the prohibition of fireworks in the area. 

Response G.14-14. Refer to Master Response H.  

Response G.14-15. One of the ongoing maintenance issues related to the Open Space Plan 
Area will be keeping it free of animal waste. As stated in the comment, the removal of horse 
droppings in the Open Space Plan Area, including the City of Goleta-owned lands, is important. 
At this time, tail bags are not required, however, if horse manure becomes a significant 
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ecological or public health issue, the City of Goleta and other sponsoring agencies may require 
tail bags on horses, redirect the equestrian activities to more appropriate locations, or prohibit 
the use. 

Response G.14-16. Please refer to Master Response H. 

Response G.14-17. The sponsoring agencies will implement the Open Space Plan through 
their individual jurisdictional approvals of the proposed residential developments and the 
creation of the open space, pursuant to actions of the California Coastal Commission. Although 
they have individual authority to implement the Open Space Plan improvements and 
opportunities, the agencies will cooperate and work together. In this cooperative effort, the 
sponsoring agencies will establish a multi-jurisdictional management oversight committee to 
coordinate the separate, but parallel actions in the Open Space Plan Area. The Joint Review 
Committee will likely meet on a regular basis to provide a forum for sponsoring agency officials, 
subarea managers and docents, residents and owners of adjacent properties, Open Space Plan 
Area user groups, and members of the public to discuss ongoing issues related to 
implementation of the Open Space Plan. The City of Goleta, County of Santa Barbara, and 
University share equal authority on the Joint Review Committee. 

Response G.14-18. Funds for the management actions will be developed from a variety of 
public and private sources. As with regulatory compliance efforts, the identification of 
appropriate funding sources, the application for funds, and the disbursement of funds are most 
effectively carried out through interagency context. The Joint Review Committee including 
sponsoring agency officials, subarea managers and docents, residents and owners of adjacent 
properties, Open Space Plan Area user groups, and members of the public may compile a master 
list of opportunity projects and funding sources to maximize the opportunity for successful fund 
raising. Such coordination would minimize the potential for duplication of effort or for 
oversight of potential funding mechanisms. The City of Goleta believes that they have the 
expertise and available staff to ensure that the City-owned open space lands receive a fair share 
of the funding. 

Comment Letter G.15 – Dr. Ingeborg Cox – Dated May 10, 2004 

Response G.15-1. The comment correctly indicates the potential impacts from abandoned oil 
wells and potential impacts from known or potential contaminated soil. These potential impacts 
are discussed in the EIR as Impact HM-1 and Impact HM-2. Mitigation measures are identified 
in the EIR to reduce these potential impacts to less than significant levels. If re-abandonment or 
remediation is required, additional environmental analysis would be conducted and additional 
mitigation measures may be required. The wording “appropriately trained individuals” in the 
mitigation measure summary for Mitigation Measure HM-5 on page ES-34 refers to Fire 
Department inspectors. The text of this mitigation measure will be revised to identify that Fire 
Department personnel will be responsible for monitoring the grading activities. Please refer to 
response to comments G.11-47 and G.11-36 for more information.  
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Response G.15-2. A Phase I site assessment was conducted for the Comstock Development 
and for the Ellwood-Devereux Coast Open Space Plan Area. A Phase II site assessment was 
conducted for the Comstock Homes site and for the Ellwood Mesa properties. These 
investigations augmented previous site assessments for the Santa Barbara Shores Park property 
and the Ellwood Mesa, as well as a previous soil remediation project for the southern portion of 
the Santa Barbara Shores Park property. The recent Phase I and Phase II site assessments are 
being reviewed by the Fire Department. If the results of these investigations, together with the 
proposed land use for areas with known contamination, require remediation, a remediation 
action plan will be prepared for Fire Department review, approval, and supervision. Please refer 
to response to comment G.11-47 for more information. 

Response G.15-3. A Phase II site assessment for the Comstock Homes site was conducted 
earlier this year. The report for this Phase II site has not been finalized. Pursuant to Mitigations 
HM-2 and HM-3, the Fire Department will review the report and determine if remediation 
needs to occur. The text of page 2-5 will remain unchanged; the word “may” is appropriate, 
given that it is not known if any contamination will be found. 

Response G.15-4. The comment that proper abandonment must be required if any 
contamination is found is correct. Such a requirement is stipulated in the Mitigation HM-3. The 
text of page 4.5-10 will be revised accordingly. 

Response G.15-5. Please refer to response to comments G.15-2 and G.11-36 above. 
Remediation of contaminated sites is required as appropriate by the Fire Department. 
Remediation is not always required if the threat of exposure is limited by the proposed use of the 
area. In the case of the Ellwood-Devereux Open Space Area, the proposed use is for passive 
recreation and open space. As stated in Mitigations HM-1, HM-2, HM-3, and HM-4 if the Fire 
Department determines that remediation or well abandonment is required, such activities will be 
conducted. 

Response G.15-6. The text on page 4.5-9 of the DEIR is correct with respect to available 
information (California State Lands Commission records) on the reported historical pipeline on 
the Ellwood Mesa bluff. The location of this reported historical pipeline is shown on Figure 4.5-
1 with the eastern end being the Ellwood Marine Terminal The location of this reported 
historical pipeline has been investigated in the field and there are no indications that it still exists. 
It is very likely that this was an aboveground facility consistent with the pipeline installation 
procedures utilized in this area at the time, and that it was abandoned and removed years ago. In 
addition, the mapped location (see Figure 4.5-1) indicates that there are no proposed homes or 
development within over 1200 feet of the reported location of this historical facility. 

Response G.15-7. The text of the first bullet point on page 4.14-9 has been revised to state 
that odors from offshore seeps are relatively frequent and can be quite strong. A reference to the 
log of complaints including odors that is tracked by the Santa Barbara County Air Pollution 
Control District has been added to section 4.14.1.1.4. As stipulated in Mitigation Measure AQ-5, 
the developer would be responsible for disclosing the potential for odors to prospective buyers.  
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Response G.15-8. Please refer to Response G.11-9. 

Response G.15-9. Please refer to Master Response H. 

Response G.15-10. The applicant’s proposed site perimeter wall/fence consists of a lower 
2.5-foot-tall block wall with 3.5-foot-tall wrought iron or tube steel fence on top (i.e., not a 6- to 
10-foot tall block wall as stated in the comment). The applicant has proposed a revised site plan 
that includes several design changes that would help reduce the visual impacts of the project – 
refer to Comment Letter G.30 and Master Response L. Key site plan revisions proposed by the 
applicant relative to reducing visual impacts include the following: reduced number of homes 
(including removal of one home in the northern pod near Hollister Avenue); limiting the homes 
on the perimeter of the development to one story; lowered roof elevations in selected areas by 
lowering the base grade elevation; and creation of a setback south of Hollister Avenue. The 
public and the residents of the Comstock Homes Development would have the same access to 
the Ellwood Mesa Open Space via connections to Trail 24 on the southern edge of the 
development (refer to Figure L-2 in Master Response L). Resident and non-resident pedestrians 
and bicyclists would be allowed to traverse the development to/from the trailheads via the 
primary roadway running north-south in the development during daylight hours. 

Response G.15-11. The Goleta West Sanitary District plans to sleeve portions of the 
Devereux Creek sewer line to reduce the potential for root intrusion and associated blockages 
and spills. Successful implementation of this planned upgrade would increase the reliability of 
the sewer line. Nonetheless, the EIR includes Impact H/WQ-4, which identifies the potential 
impacts to ESHAs of a sewage spill should the sewage be routed to the Devereux Creek 
trunkline. A mitigation measure (Mitigation Measure H/WQ-3, Avoidance of Devereux Creek 
Trunkline) is recommended to avoid this impact. See response to comment G.11-15. 

Response G.15-12. Associated Transportation Engineers has previously studied operations at 
the Ellwood School entrance as well as onsite circulation. That analysis found that the 
intersection operates at LOS A for a 1-hour period, although it is acknowledged that there is a 
short peak just prior to the start of classes. Regarding safety, these is a crossing guard posted at 
the intersection before and after school to assist school children that cross the street. The 
proposed Comstock Homes project would increase ADTs and PHTs at this location but would 
not exceed any thresholds of significance. 

Response G.15-13. Improving the level of service at the Storke Road/Hollister Avenue 
intersection would require additional analysis of options previously identified by the County as 
part of the Goleta Transportation Improvement Plan (GTIP, 1997/1999), as well as other 
alternatives. The City is reviewing adequacy of proposed improvements as well as possible 
alternative improvements as part of its ongoing General Plan process. Additionally, once the 
appropriate improvement or combination of improvements is identified, total costs (including 
acquisition of any right-of-way) and timing of implementation would need to be determined. 
Resolution of these issues would not occur within the timeframe of the proposed development 
project and therefore feasible mitigation is not considered to be available at this time. As a result, 
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the EIR recognizes that potentially significant impacts would occur at the Storke Road/Hollister 
Avenue intersection and that currently proposed options for improving intersection operation 
are not programmed and are not funded, resulting in a significant and unavoidable (Class I) 
project specific impact. The discussion of residual impacts relative to Storke Road/Hollister 
Avenue improvements, funding (including the applicant’s responsibility in substantially lessening 
this potentially significant project-specific impact), and timing has been clarified in the Final 
EIR. 

When considering approval of a project with one or more Class I impacts, the California 
Environmental Quality Act requires that a decision making body balance, as applicable, the 
economic, legal, social, technological, or other benefits of a proposed project against 
unavoidable environmental risks such as the project specific traffic impacts at Storke 
Road/Hollister Avenue. If the benefits of a proposed project outweigh the unavoidable adverse 
environmental effects, then these impacts may be considered acceptable in a statement of 
overriding considerations. 

Response G.15-14. The Fire Department has reviewed and approved the subdivision layout, 
and specifically approved the proposed 36-foot wide roadways where parking is planned for 
both sides of the streets. Please refer to response to comment G.11-63. 

Response G.15-15. Comment noted. The applicant’s proposed revised site plan (Comstock 
Alternate 1 site plan) avoids all ESHAs for wetlands and riparian areas. However, the Comstock 
Alternate 1 site plan still encroaches into ESHA buffers on the southwest portion of the 
development (see Figure L-2 in Master Response L). 

Response G.15-16. Comment noted. For these and other reasons, Alternative 3 was 
identified to be the environmentally superior alternative. The current (May 13, 2004) site plan is 
similar to Alternative 3, with the main exception that the May 13, 2004 site plan retains 6 homes 
on the northeast portion of the site. 

Response G.15-17. Preconstruction surveys are required (1) during the flowering season as 
well as prior to construction to detect special-status plant species (Mitigation Bio-1), (2) to 
identify raptor and other bird species nesting activities within the project area and a 500 foot 
buffer (Mitigation Bio-4), (3) to identify Monarch butterfly overwintering (October – March) 
activities within the project area and a 500 foot buffer (Mitigation Bio-4); and (4) to map and 
quantify acreage of native grassland removal resulting from the project (Mitigation Bio-8). 
During construction, City staff or contracted monitors would retain the ability to conduct 
periodic site visits to ensure that mitigation measures are implemented. The City of Goleta 
believes that the preconstruction survey requirements and the City of Goleta monitoring visits 
are adequate to enforce the biological resources protection measures. 
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Comment Letter G.16 – David T. Lange/Monarch Program – Dated May 10, 
2004 

Response G.16-1. The City of Goleta intends to protect and maintain existing Monarch 
butterfly populations in the Open Space Plan Area and manage the habitats to be self-sustaining. 
On balance, the City of Goleta believes that the management goals and policies identified in the 
Open Space Plan and Mitigation Bio-6 of the DEIR improve the protection of this valuable 
resource. The bridges and stairs alternatives along Devereux Creek, in the vicinity of the 
Monarch butterfly habitat, are proposed in the Open Space Plan. The bridges and stairs are 
intended to reduce sedimentation, control access, and further protect sensitive biological 
resources. Construction of bridges and stairs are pending the availability of funding, and would 
require subsequent permits and additional environmental analysis. 

Response G.16-2. The comment regarding the potential incompatibility of new bridges, 
culverts, or boardwalks with maintenance of the Devereux Creek sewer line is noted. A 
mitigation measure (Mitigation Measure H/WQ-3, Avoidance of Devereux Creek Trunkline) is 
recommended to allow for the eventual abandonment of an approximately 6000-foot segment of 
this sewer line. This mitigation measure would also reduce or eliminate the need to access the 
sewer line easement with mechanized equipment for periodic maintenance. Please refer to 
response to comment G.9-2 for more information. 

Response G.16-3. There is no requirement under CEQA for surveys of pollinators and 
protection of pollinator habitat, except as it may relate to Monarch butterflies. A biological 
survey of pollinators and enhancement of pollinator habitat could be conducted during 
implementation of the Open Space Plan, depending on public interest and funding. The DEIR 
deals with special-status species, so an exhaustive list of the plants and animals, including this 
important group of insects, within the Open Space Plan Area is beyond the scope of the DEIR. 
An inventory such as this could be prepared by interested biologists in conjunction with 
implementation of the Open Space Plan, again, depending on funding. A key feature of the 
Open Space Plan is habitat restoration and enhancement, which includes enhancement of 
grassland habitats for Monarch butterflies by including adult and larval food plants in the plant 
palette. Such efforts could be expanded under the proposed Monarch Inventory and Monitoring 
Program in the Open Space Plan to include additional pollinator species. Again, the magnitude 
of this effort would depend on public interest and funding. 
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Response G.16-4. Comment noted. Open Space Plan Public Access Policy 2.4 requires the 
enforcement of existing dog leash policies, regulations, and ordinances of each sponsoring 
agency in their jurisdiction. Per County ordinance and University policy, dogs are required to be 
leashed in the Open Space Plan Area, consistent with the comment. The County ordinance 
applies to the Open Space Plan Area lands in the City of Goleta, until and unless the City adopts 
its own ordinances. As described in Section 4.10 (Recreation) of the DEIR, the Santa Barbara 
Shores and Ellwood Mesa area has a long history of established recreational uses considered part 
of the existing physical setting and lands use, including, but not limited to, pedestrian activities, 
such as dog-walking. Successful execution of leash laws depends on adequate enforcement. The 
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COPR has implemented an intensive monitoring and public education program during the 
snowy plover wintering and nesting season that has largely been successful in keeping off-lease 
dogs away from protected portions of the beach and educating their owners of the consequences 
of free-roaming dogs. Expansion of this enforcement and education program using mitigation 
funds derived from construction of the Comstock Homes Development, will help protect 
sensitive avian resources both on the Open Space Plan uplands and on adjacent beaches. Please 
refer to Master Response D for more detail regarding dog use in the Open Space Plan Area.  

Comment Letter G.17 – Derek John/Isla Vista Recreation and Park District – 
Dated May 10, 2004 

Response G.17-1. This comment is not relevant to the Comstock Homes Development and 
Open Space Plan EIR because it is specific to an Open Space Plan component outside of the 
jurisdiction of the City of Goleta. Please refer to the Faculty and Family Student Housing and 
LRDP Amendment EIR and the Ocean Meadows Residences and Open Space Plan EIR for the 
response to this comment.  

Response G.17-2. Please refer to Response G.17-1. 

Response G.17.3. Please refer to Response G.17-1. 

Response G.17-4. Please refer to Response G.17-1. 

Comment Letter G.18 – Mike Fealy/Santa Barbara Urban Creeks Council – 
Dated May 10, 2004 

Response G.18-1. Comments noted. The applicant has proposed a revised site plan that 
completely avoids the stream buffer for Drainage A2 as shown on Figure L-2 in Master 
Response L-2. The applicant’s revised site plan also modifies the bridged roadway to the 
northern pod of homes reducing wetland intrusion along Drainage A1. However, the applicant’s 
revised site plan would still result in an elevated wetland/stream buffer crossing associated with 
Drainage A1 as shown on Figure L-2.  

Response G.18-2. Comment noted. The applicant has submitted a revised site plan (refer to 
Comment G.30 and Master Response L) that reduces impacts to ESHAs and buffers in the 
southwest portion of the Comstock Homes site. 

Response G.18-3. Mitigation Measure BIO-4 in the DEIR states that a survey of breeding 
and nesting raptors be conducted by a qualified biologist prior to construction to determine the 
intensity and location of raptor breeding behavior. A 500-foot buffer will be maintained between 
active raptor nests and construction activities during the construction phase of this project, until 
young have fledged the nest. The width of this buffer varies from 25 to 50 feet as shown on 
Figure B-1. 
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In a comment letter dated 10 May 2004, the applicant submitted a draft alternative site plan 
(Comstock Alternate 1). Comstock Alternate 1 would reduce potential project-related impacts to 
biological resources, including nesting raptor species, by: (1) reducing the number of residential 
units from 78 units to 69 units, particularly in the southwestern portion of the development near 
Nest Site 11; (2) limiting the height of residential units along the open space perimeter of the 
project area to one story; (3) minimizing the number of eucalyptus trees to be removed as a 
result of the development. (4) Incorporating a permanent buffer between ESHA-designated 
raptor nesting habitat and the development. 

Response G.18-4. (See also response to G.25-3) As required by CEQA, it will be necessary 
for the City to either require project alterations and/or mitigation measures or, alternatively if 
residual Class I impacts remain, make findings regarding the infeasibility of project alterations 
and mitigation measures. The City intends that ESHAs will be avoided to the maximum extent 
feasible. The project applicant submitted an alternate plan at the May 10, 2004 public hearing 
that moves in the direction of additional avoidance of ESHAs and their buffer zones. Further 
project changes were being considered and may be required prior to project approval. 

Response G.18-5. Comment noted. 

Comment Letter G.19 – Catherine McCammon – Dated May 10, 2004 

Response G.19-1. The applicant has proposed a revised site plan that reduces impacts and 
avoids ESHAs and reduces encroachment into associated buffers and setbacks. Please refer to 
Comment Letter G.30 and Master Response L for more information. 

Response G.19-2. The comment supports the use of CC&Rs. Mitigation Measure VIS-1, 
which requires the developer to install trees and other landscaping in several locations for visual 
screening, provides that the developer prepare CC&Rs that would regulate the removal and/or 
replacement of screening trees. The language of the mitigation measure requires that the CC&Rs 
be written to include the City as a party, with the right to approve and enforce its provisions. 
With respect to designating an independent agency to enforce and monitor environmental 
conditions, the City itself is such an independent entity and bears ultimate responsibility for 
assuring that environmental conditions are monitored and enforced. Specialized contractors in 
various disciplines may be retained where appropriate to assist the City in carrying out these 
responsibilities. 

Response G.19-3. Improving the level of service at the Storke Road/Hollister Avenue 
intersection would require additional analysis of options previously identified by the County as 
part of the Goleta Transportation Improvement Plan (GTIP, 1997/1999), as well as other 
alternatives. The City is reviewing adequacy of proposed improvements as well as possible 
alternative improvements as part of its ongoing General Plan process. Additionally, once the 
appropriate improvement or combination of improvements is identified, total costs (including 
acquisition of any right-of-way) and timing of implementation would need to be determined. 
Resolution of these issues would not occur within the timeframe of the proposed development 
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project and therefore feasible mitigation is not considered to be available at this time. As a result, 
the EIR recognizes that potentially significant impacts would occur at the Storke Road/Hollister 
Avenue intersection and that currently proposed options for improving intersection operation 
are not programmed and are not funded, resulting in a significant and unavoidable (Class I) 
project specific impact. The discussion of residual impacts relative to Storke Road/Hollister 
Avenue improvements, funding (including the applicant’s responsibility in substantially lessening 
this potentially significant project-specific impact), and timing has been clarified in the Final 
EIR. 

Response G.19-4. Comments noted. The applicant will be responsible for installing the 
detention basin/bioswale and making sure it is functional. The Home Owners’ Association will 
be responsible for the operation and proper maintenance of the detention basin/bioswale and 
other water treatment facilities subject to periodic inspection and verification by the City (e.g., 
catch basin filters). 

Response G.19-5. Any well re-abandonment or remediation required by the Fire Department, 
after their review of the various site assessments conducted for the subject properties, will be 
conducted, pursuant to Mitigation Measures HM-1 through HM-5. For more information, 
please see response to comments G.5-3, G.11-36, and G.11-47. 

Response G.19-6. The comment requests that Figure 2-10, the Cumulative Project Map, be 
prepared as a separate handout for use by the public. The League of Women Voters is permitted 
to make as many copies of this handout as the league sees fit, and distribute it to whoever they 
feel would benefit by having this figure.  

Response G.19-7. Comment noted. 

Response G.19-8. Comment noted. As noted in the Open Space Plan, the Joint Review 
Committee will likely meet on a regular basis to provide a forum for sponsoring agency officials, 
subarea managers and docents, residents and owners of adjacent properties, Open Space Plan 
Area user groups, and members of the public to discuss ongoing issues related to 
implementation of the Open Space Plan. At the appropriate time, the committee will decide how 
to present the status of plan implementation, monitoring etc to the public. 

Response G.19-9. Comment Noted. The trail design and public access points balances the 
need for resource protection and public use. As such, the minimum width of trail surfaces is 
proposed. The proposed trail widths provide adequate separation of users on the shared trails. 

Response G.19-10. Comment noted. 

Response G.19-11. Comment noted. Please refer to response to comment G.19-5 and the 
other responses referenced there. 

Response G.19-12. Comment noted. Please refer to Master Response A. 
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Comment Letter G.20 – John Olson – Dated May 10, 2004 

Response G.20-1. Comment noted. The proposed project does not include modifications to 
these streets, as project-generated traffic is not anticipated to affect these dead end streets. We 
encourage you address this statement to Mr. Pat Dugan, City General Plan Manager, as such a 
comment would best be addressed in the preparation of the City’s General Plan, which you may 
know is under development at this time.  

Comment Letter G.21 – Roger Jahnke – Dated May 10, 2004 

Response G.21-1. The comment is correct in noting that the City has legal authority to 
require the project to comply with the applicable provisions of the Coastal Act and the City’s 
coastal zoning ordinance. The City of Goleta has not adopted the Goleta Community Plan or 
the Santa Barbara County Local Coastal Plan, but has concluded that its standards will be at least 
as environmentally protective, and more protective in some instances, as the policies in those 
County documents. The stormwater management facilities proposed and required to be included 
in the Comstock Homes project will be protective of the water quality of the Devereux Slough 
and are designed to not contribute to further siltation of the slough. The various mitigation 
measures and modifications of the project are designed to assure maximum protection of 
biological resources through avoidance of development in sensitive habitat areas and provision 
of adequate buffers between habitats and development. The applicant has proposed revisions to 
the site plan (Comstock Alternate 1 site plan; refer to Comment Letter G.30 and Master 
response L); these revisions were made to avoid ESHAs and reduce encroachment of 
development within buffers. Various mitigation measures are included to address grading 
impacts. These include limitations on grading during the rainy season. Mitigation Measure VIS-5 
is designed to prevent light pollution that could interfere with viewing of the night sky. 

Response G.21-2. Energy efficiency design standards are stipulated in the Uniform Building 
Code, Title 24 of the California Code of Regulations. Other green building techniques are not 
required, but may be recommended by the City’s Design Review Board. 

Response G.21-3. Comments noted. The City of Goleta is cognizant of CEQA’s 
requirements relative to environmental review, including consideration of alternatives and 
mitigation to avoid potentially significant impacts. 

Response G.21-4. See response to Response G.25-3 

Response G.21-5. Please refer to Master Response H. 

Response G.21-6. The notice of the public hearing on the Draft EIR, Open Space Plan and 
project applications was mailed to more than 2,000 residents and interested persons. In addition, 
the notice of availability of the Draft EIR and public hearing notice were published in two 
newspapers. Approval of the project is not a “done deal” until the City and Coastal Commission 
have taken their final actions. Modifications to avoid or reduce environmental effects can 
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continue to be made up until the point of final action by the City. The City welcomes comments 
from citizens regarding these matters.  

Comment Letter G.22 – Terry Roberts/State of California Governor’s Office of 
Planning and Research, State Clearinghouse and Planning Unit – Dated May 10, 
2004 

Response G.22-1. Comment noted. 

Comment Letter G.23 – Karen Ramsdell/City of Santa Barbara, Santa Barbara 
Airport – Dated May 10, 2004 

Response G.23-1. Comment noted, the City intends to comply with the ALUC procedures. 

Response G.23-2. Comment noted. 

Response G.23-3. Comment noted. 

Response G.23-4. The text of Section 4.13 has been revised to state that overflights could 
result in a noise issue for residents, and the proposed Comstock Homes Development would be 
in the instrument approach path of Runway 7, beyond the one mile marker. The text of 
Mitigation Measure LU-2 has also been revised accordingly with the suggested language. 

Response G.23-5. Thank you for bringing this to our attention. The City has informed the 
project applicant of this requirement. 

Response G.23-6. Comment noted. The City will continue to keep the Santa Barbara Airport 
staff and Santa Barbara Association of Governments staff informed during the planning process. 

Comment Letter G.24 – Ed Easton/Sierra Club and Friends of Coal Oil Point – 
Dated May 10, 2004 

Response G.24-1. The DEIR evaluates the cumulative impacts resulting from the proposed 
developments associated with the Open Space Plan land exchange. Please refer to the Faculty 
and Family Student Housing and LRDP Amendment EIR and the Ocean Meadows Residences 
and Open Space Plan EIR for additional responses related to cumulative impact assessments. 
The cumulative impact assessment in the DEIR adequately analyzes these impacts. 

Response G.24-2. The DEIR evaluates the cumulative sedimentation impacts resulting from 
the proposed developments associated with the Open Space Plan land exchange. Open Space 
Plan goals and policies address sedimentation impacts resulting in the planned construction of 
footbridges and boardwalks along Devereux Creek in the City of Goleta, sediment basins on the 
University’s South Parcel Nature Park and other measures. The proposed development projects, 
including the Comstock Development, have mitigation measures designed to reduce 
sedimentation impacts such as the onsite detention basins and other stormwater management 
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BMPs. Please refer to Section 4.2 of the DEIR for more information. Please refer to the Faculty 
and Family Student Housing and LRDP Amendment EIR and the Ocean Meadows Residences 
and Open Space Plan EIR for additional responses related to cumulative impact assessments. 

Response G.24-3. The City has not received an application for a reconstruction of the 
Sandpiper Golf Course. If and when such an application is submitted to the City, the proposed 
project would be subject to its own CEQA analysis. 

Response G.24-4. Please refer to Master Response H. 

Response G.24-5. Please refer to Master Response H. 

Response G.24-6. Please refer to Master Response H. 

Response G.24-7. Please refer to Master Response H. 

Response G.24-8. The Final Open Space Plan will be revised and the FEIR has been revised 
to require the use of genetic stock for seeds and plants from the Ellwood-Devereux watershed 
in all native habitat enhancement and restoration, including the Comstock Homes common area 
landscaping. These methods are consistent with the habitat management approach on the 
COPR.  

Response G.24-9. Please refer to Master Response H. 

Response G.24-10. Please refer to Master Response H. 

Response G.24-11. Please refer to Master Response A. 

Response G.24-12. Comment noted. Please refer to response to comments G.11-15 and 
G.15-11. 

Response G.24-13. Please refer to Master Response H. 

Response G.24-14. Please refer to Master Response H. This comment is not wholly relevant 
to the Comstock Homes Development and Open Space Plan EIR because it is specific to an 
Open Space Plan component outside of the jurisdiction of the City of Goleta. Please refer to the 
Faculty and Family Student Housing and LRDP Amendment EIR and the Ocean Meadows 
Residences and Open Space Plan EIR for the response to this comment.  

Response G.24-15. This comment is not relevant to the Comstock Homes Development and 
Open Space Plan EIR because it is specific to an Open Space Plan component outside of the 
jurisdiction of the City of Goleta. Please refer to the Faculty and Family Student Housing and 
LRDP Amendment EIR and the Ocean Meadows Residences and Open Space Plan EIR for the 
response to this comment.  
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Response G.24-16. Please refer to Response G.25-15. 

Response G.24-17. Please refer to Response G.25-15. 

Response G.24-18. Please refer to Response G.25-15. 

Response G.24-19. Please refer to Response G.25-15. 

Response G.24-20. The comment notes concern regarding the lack of detail regarding police 
enforcement within the Open Space Plan Area, specifically in the COPR in the vicinity of the 
snowy plover population. The City of Goleta acknowledges that successful execution of goals 
and policies depends on adequate enforcement, monitoring, and public education. As such, 
educational signs, restoration and education are proposed in the Open Space Plan to assist and 
inform visitors and protect the natural resources from user impacts. In addition, through the 
adaptive management process, methods to protect resources are anticipated to evolve. Adaptive 
management of the Open Space Plan Area enables resource managers to change, adapt, and 
intervene as needed to protect sensitive resources. Within the City of Goleta-owned lands, the 
City will review the results of monitoring data, evaluate problems, and resolve issues related to 
public access, where feasible. The City of Goleta does not have enforcement authority in 
University-owned lands, such as the COPR. 

The comment specifically notes the impact of unleashed dogs on the snowy plover population 
and suggests that the impacts of unleashed dogs be addressed in the EIR. Open Space Plan 
Public Access Policy 2.4 requires the enforcement of existing dog leash policies, regulations, and 
ordinances of each sponsoring agency in their jurisdiction. Per County ordinance and University 
policy, dogs are required to be leashed in the Open Space Plan Area, consistent with the 
comment. The Open Space Plan requires that dogs be leashed and notes that plans for 
enforcement will be developed during future monitoring and/or plan approval activities. In 
addition to the goals and policies set forth in the Open Space Plan, the Final EIR has been 
clarified to indicate that Comstock Homes does have a one time funding obligation under 
Mitigation BIO-2 (Western Snowy Plover Protection). The purpose of the funding is to 
supplement the existing snowy plover monitoring and protection program implemented by the 
COPR. The City of Goleta believes that the EIR adequately addresses the issues of public use, 
dogs, and enforcement in the City of Goleta EIR. 

Response G.24-21. The DEIR evaluates the cumulative impacts resulting from the proposed 
developments associated with the Open Space Plan land exchange. While it is recognized that 
certain recreational activities may, at times, have associated biological and/or nuisance impacts, 
the purpose of the Biological Resources section of the EIR is to determine whether or not 
biological resources would be impacted. This includes, but is not limited to, pedestrians, 
ocean/beach users, bikers, and horseback riders. The EIR correctly concludes, that when 
considering biological resources sensitivities, cumulative impacts would be significant and 
unavoidable to wildlife species and would be significant and avoidable (with mitigation) to 
snowy plover. Please note that the Final EIR has been clarified to indicate that Comstock 
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Homes does have a one time funding obligation under Mitigation BIO-2 (Western Snowy Plover 
Protection). The purpose of the funding is to supplement the existing snowy plover monitoring 
and protection program implemented by the COPR. 

Once all impacts have been adequately disclosed, a balancing of benefits against significant 
effects may be accomplished by the decision makers in a statement of overriding considerations 
at the time of final action on the proposed projects. It is also acknowledged that as a policy 
matter, one of the goals of the Coastal Act is to maximize public recreational opportunities in 
the coastal zone consistent with sound resource conservation principles. Balancing goals and 
policies would also be at the discretion of the decision makers at the time of final action. The 
Open Space Plan and related public access throughout the Open Space Plan Area attempts to 
address and balance the need for public access and resource protection. The City of Goleta, 
University, and County believe that the Open Space Plan goals and policies and the mitigation 
measures presented in their respective EIRs improves the protection for special-status species, 
provides a mechanism for additional protection and monitoring in the future, and reduces access 
throughout the COPR with the intent of controlling public use at Sands Beach in attempt to 
assist the COPR managers with protecting sensitive resources. Please refer to Master Response 
A for more detail regarding the history of the Open Space Plan development, the considerable 
respect that was maintained for the existing reserves/preserves in the open space, and the overall 
philosophy of the Open Space Plan. 

Comment Letter G.25 – DeAnn Sarver/Santa Barbara Shores Homeowners 
Association – Dated May 10, 2004 

Response G.25-1. Comments noted. The applicant has submitted a proposed revised site plan 
which scales back the size and scale of the proposed Comstock Homes Development. Please 
refer to Comment Letter G.30 and Master Response L for more information. In summary, the 
applicant has: 1) reduced the total number of residential units including reducing the number in 
the northern pod from seven to six; 2)created a buffer between the development and Hollister 
Avenue; 3) lowered the roof elevations of selected homes by lowering the grade elevation; 4) and 
committed to limiting homes along the perimeter of the development to one story in height. 

Response G.25-2. Comment noted. Please refer to response to comments G.11-15 and G.15-
11. These issues are discussed in Section 4.15.1.1.6 and in the policy consistency section relating 
to Sewer and Storm Drainage Development Standard-GV-2 (page 5-104 of the Draft EIR).  

Response G.25-3. Pursuant to the California Environmental Quality Act and the CEQA 
Guidelines, if residual significant impacts remain (Class I impacts), the City is required to make 
findings that alterations have been included in the project that avoid or substantially lessen the 
environmental effect and/or that specific economic, legal, technological, or other considerations 
make infeasible mitigation measures or project alternatives identified in the EIR. The City may 
consider project financial data, as well as other types of information, in reaching conclusions 
about the feasibility (or infeasibility) of project alternations and mitigation measures. However, 
the intent of CEQA is to address these issues from the point of view of avoiding or reducing 
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environmental impacts to the maximum feasible extent, rather than from the perspective of 
determining the least amount of development that is financially feasible. 

Response G.25-4. A remedial action plan has not yet been prepared. The need for 
remediation is subject to the results of Phase I and Phase II site assessments that have been 
recently completed. Any remediation activities required as a result of these investigations would 
be at the direction of the Fire Department. Please refer to response to comments G.11-35 and 
G.11-47 for more information. The removal of the fencing surrounding the water wells is not 
considered a potentially significant impact to biological resources, and no mitigation measures 
are required. 

Response G.25-5. Please refer to EIR Section 4.13 (Noise) for information on expected 
construction related noise generating activities, levels, schedule, impacts, and mitigation 
measures. Mitigation N-2 (Construction Timing) limits construction activity to the hours of 7 
a.m. to 4 p.m., Monday through Friday. Mitigation N-4 requires stationary construction 
equipment that generates noise in excess of 65 dBA at the project boundaries to be shielded and 
to be located as far towards the interior of the site as practical to limit noise levels. 

Response G.25-6. The City of Goleta acknowledges that there is an existing problem with 
occasional motor vehicle use on trails or elsewhere with the Open Space Plan Area. Motorized 
vehicles or motorized bikes, with the exception of emergency response vehicles, are not 
permitted in the Open Space Plan Area. Use of unauthorized motor vehicles is clearly 
incompatible with the goals and policies of the Open Space Plan. The comment notes that 
methods to limit motorized vehicles at public access points throughout the Open Space Plan 
Area are inadequate to control unauthorized access. Open Space Plan implementation will entail 
resolution of cross-jurisdictional issues such as enforcement of unauthorized uses. Each agency 
will be responsible for enforcement of restrictions within their jurisdiction and improvements at 
access points. Within the City of Goleta-managed open space areas, the City will review the 
results of monitoring data, evaluate problems, and resolve issues related to public access, where 
feasible. 

Response G.25-7. The Open Space Plan seeks to provide multiple passive recreational 
opportunities that are compatible with maintaining a high level of resource protection in the 
Open Space Plan Area. Both the Recreation (4.10) and Biological Resources (4.4) sections of the 
EIR recognize that certain recreational activities, such as kite flying and model airplanes/gliders, 
could have associated biological and/or nuisance impacts to wildlife, particularly foraging and 
nesting birds. The Ellwood-Devereux Joint Review Committee, including the City of Goleta, 
County, and University, is charged with monitoring recreational activities in the Open Space 
Plan Area and can restrict or eliminate user activities if these activities are negatively affecting 
resources. This type of adaptive management is an integral component of the Open Space Plan 
and the City of Goleta believes that through this process, a mechanism will be in place to modify 
allowable uses if monitoring data identifies incompatible uses, such as those suggested in the 
comment. 

 

 E-76 X:\Ellwood-Devereux\Goleta Final EIR\Appendices\App E\Appendix E Text.doc 



CCOOMMSSTTOOCCKK  HHOOMMEESS  DDEEVVEELLOOPPMMEENNTT  AANNDD    
EELLLLWWOOOODD  MMEESSAA  OOPPEENN  SSPPAACCEE  PPLLAANN  FFEEIIRR  

AAppppeennddiixx EE 

CCoommmmeennttss  aanndd  
RReessppoonnsseess  

Response G.25-8. Public parking for access to the Open Space Plan Area will occur either in 
existing on-street parking locations or in new public parking lots (i.e., Santa Barbara Shores). The 
Open Space Plan acknowledges that existing on-street parking is available on four residential 
streets north of the Ellwood Grove – Anchor Drive, Santa Barbara Shores Drive, Newport 
Drive, and Coronado Drive. Over 300 spaces are available on these streets during weekends. 
More spaces are available on weekdays. Anecdotal observations from residents indicate that on-
street parking is readily available during the peak Monarch-viewing season. If the City of Goleta 
in the future determines to eliminate public on-street parking due to user conflicts, the City will 
seek options to provide replacement public parking in the area. Public notices and educational 
materials summarizing parking facilities will focus on the parking lots, not the existing on-street 
parking areas. 

Response G.25-9. Comments noted. As discussed in EIR Section 4.9 (Visual Resources) 
under Impact VIS-5 (Light and Glare from Residential Development and Open Space 
Improvements) it is expected that light and glare impacts would be less than significant with 
mitigation. Please refer to Mitigation VIS-5 (Lighting and Glare) in EIR Section 4.9.4.5.5 for a 
description of the mitigation measures to limit light and glare to less than significant levels. The 
final details of the light and glare mitigation measures will be determined after the applicant’s 
exterior lighting plan is submitted to the City of Goleta Planning Department. The plan will be 
subject to approval by the Design Review Board prior to approval of Land use Permits. The use 
of motion detectors at residential units within the development may be appropriate for safety 
and energy conservation purposes, therefore, the City would not prohibit their use. 

Response G.25-10. Mitigation Measure BIO-10 in the DEIR specifically deals with the use of 
native plant species in all common area landscaping associated with the development project. 
The Final EIR will be revised to define “locally collected sensitive plants and seeds” as derived 
from natural sources in the Ellwood-Devereux watershed. Requiring that all native landscape 
plantings come from seed and/or rootstock collected from the proposed development footprint 
and/or the Ellwood-Devereux Creek watershed will protect the genetic integrity of existing 
native plants in the adjacent open space area. In addition to requiring locally collected seeds and 
plants, native species selected for common area landscape planting will be restricted to drought-
tolerant species to the maximum extent possible by the biologist who reviews the landscape plan 
prior to approval. 

Response G.25-11. See response to Response G.32-2. The Draft Open Space Plan does not 
propose major changes to existing trails, except for the trail designated as the Anza Trail. This 
trail is proposed to be widened to accommodate multiple user types and to be improved with 
compacted fines surface but without stabilizer. For the most part, other changes to existing trails 
are limited to grooming of the existing native soil surface.  
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peaked in the 1970s and 1980s. Much of the project area was devoted to horse boarding/riding 
with relatively unrestricted trail riding within the Santa Barbara Shores/Ellwood Mesa 
properties. Onsite equestrian opportunities are presently limited to day use associated with 
hauling or riding horses to and from the site from outside facilities.  

While it is recognized that certain recreational activities may, at times, have associated biological 
and/or nuisance impacts, the purpose of the Recreation section of the EIR is to determine 
whether or not recreational opportunities would be diminished for any class of recreational user. 
This includes, but is not limited to, pedestrians, ocean/beach users, bikers, and horseback riders. 
The EIR correctly concludes, that when considering all classes of users and existing recreational 
opportunities, the loss of over one-third of existing trail opportunities, restrictions on more 
active forms of recreation (i.e., biking and horseback riding), and the potential for 
crowding/conflicts on remaining trails, impacts to recreational opportunities would be 
significant and unavoidable.  

The EIR must disclose recreational impacts without diminishing the severity of impacts by 
comparing recreational losses to biological and other benefits that may be realized by limiting 
recreational opportunities. Once all impacts have been adequately disclosed, a balancing of 
benefits against significant effects may be accomplished by the decision makers in a statement of 
overriding considerations at the time of final action on the proposed projects. It is also 
acknowledged that as a policy matter, one of the goals of the Coastal Act is to maximize public 
recreational opportunities in the coastal zone consistent with sound resource conservation 
principles. Balancing goals and policies would also be at the discretion of the decision makers at 
the time of final action.  

Response G.25-12. The Open Space Plan does not propose major changes to existing trails, 
except for the trail designated as the Anza Trail. The comment expresses concern regarding the 
design of the Anza Trail. This trail is proposed to be widened to accommodate multiple user 
types and to be improved with compacted fines surface but without stabilizer on City of Goleta 
lands. Specific trail design will be developed upon approval of the project. 

Response G.25-13. Commercial horseback riding is not allowed in the Open Space Plan 
Area, as documented in Open Space Plan Public Access Policy 2.2. Private users may use the 
area on designated trails. 

Response G.25-14. Private equestrian use in the Open Space Plan area is allowed on 
designated trails only, consistent with the comment. The trail system is designed to allow for 
public access while reducing overall impacts to sensitive resources, also consistent with the 
comment. 

Response G.25-15. One of the ongoing maintenance issues related to the Open Space Plan 
Area will be keeping it free of animal waste. As stated in the comment, the removal of horse 
droppings in the Open Space Plan Area, including the City of Goleta-owned lands, is important. 
At this time, tail bags are not required, however, if horse manure becomes a significant 
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ecological or public health issue, the City of Goleta and other sponsoring agencies may require 
tail bags on horses, redirect the equestrian activities to more appropriate locations, or prohibit 
the use. The comment also expresses concern regarding horse droppings and trampling impacts 
to biological resources, including the intertidal zone, in the Open Space Plan Area. Trampling 
impacts to biological resources in the intertidal zone is not considered a potentially significant 
impact to biological resources. Nonetheless, the City of Goleta acknowledges that successful 
execution of goals and policies depends on adequate enforcement, monitoring, and public 
education to manage such existing impacts. As such, educational signs, restoration and education 
are proposed in the Open Space Plan to assist and inform visitors and protect the natural 
resources from user impacts. In addition, through the adaptive management process, methods to 
protect resources are anticipated to evolve. Adaptive management of the Open Space Plan Area 
enables resource managers to change, adapt, and intervene as needed to protect sensitive 
resources. Within the City of Goleta-owned lands, the City will review the results of monitoring 
data, evaluate problems, and resolve issues related to equestrian use, where feasible. On balance, 
the City of Goleta believes that prohibiting commercial horse use, restricting horse use to 
specific trails, and restricting equestrian beach access will improve the baseline conditions of 
unrestricted access to both commercial and private equestrian uses. 

Response G.25-16. Preconstruction surveys are required (1) during the flowering season as 
well as prior to construction to detect special-status plant species (Mitigation Measure Bio-1), (2) 
to identify raptor and other bird species nesting activities within the project area and a 500 foot 
buffer (Mitigation Measure Bio-4), (3) to identify Monarch butterfly overwintering (October – 
March) activities within the project area and a 500 foot buffer (Mitigation Measure Bio-4); and 
(4) to map and quantify acreage of native grassland removal resulting from the project 
(Mitigation Measure Bio-8). The preconstruction survey requirements and the City of Goleta 
monitoring visits are adequate to enforce the biological resources protection measures. 

Response G.25-17. Landscaping around the perimeter of the Comstock Homes 
Development will avoid unnecessary view screening effects, as requested in the comment.  

Response G.25-18. Several mitigation measures refer to the creation of and responsibilities of 
a Home Owners’ Association and the related CC&Rs. The Developer is required to prepare the 
CC&Rs subject to approval by the City Council concurrent with approval of the final tract map 
and prior to its recordation. The CC&Rs can be written to make the City a party thereto, with 
rights to initiate actions that seek to enforce the provisions. The CC&Rs can also provide that 
the provisions cannot be amended without the prior written consent and approval of the City of 
Goleta. Residents outside the subdivision would not be able to initiate actions to seek 
compliance. However, if these provisions are included in the final CC&Rs the City would be 
able to initiate actions to enforce the provisions, where warranted, on behalf of the public 
generally. 

Response G.25-19. The applicant has submitted a revised site plan which avoids direct 
impacts to the eucalyptus trees on the southwest portion of the development footprint and also 
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provides for a buffer from the eucalyptus woodland raptor habitat. Please refer to Comment 
Letter G.30 and Master Response L, including Figure L-2. 

Response G.25-20. Comment noted. Please refer to Master Response L for a discussion of 
site plan changes that provide environmental buffers. The City appreciates the comment, and 
intends that any approved development will be required to comply with applicable 
environmental policies and regulations related to environmental buffers. 

Response G.25-21. It may be appropriate, during or following completion of the City’s 
General Plan, to create an open space zoning district as part of the preparation of a 
comprehensive new zoning code for the City. For the present, the existing Santa Barbara Shores 
Park, portions of the Coronado Preserve, Los Carneros Regional Park, and other open space 
areas in the city are zoned in the Recreation district. The purpose of this district, as stated in 
Section 35-89.1 of the coastal zoning ordinance, is “… to provide open space for various forms 
of outdoor recreation of either a public or private nature. The intent is to encourage outdoor 
recreational uses which will protect and enhance areas which have both active and passive 
recreation potential because of their beauty and natural features.” For these reasons, the 
Recreation zone was considered to be the most appropriate district within the present zoning 
district for the Ellwood-Devereux open space area. Although the Recreation district allows some 
intensive public and commercial recreation uses, the proposed Open Space Plan will not allow 
these uses. Until a new zoning code for the City is prepared and certified by the California 
Coastal Commission as part of the Local Coastal Program (LCP), both the applicable zoning 
district and the Open Space Plan may be amended by a simple majority vote of the City Council. 
Following certification, any change in zoning would also require approval of an LCP amendment 
by the Coastal Commission. Further, deed restrictions imposed by agencies contributing funds 
for acquisition of the Mesa will limit future uses to low-intensity types that will be consistent 
with preservation of the property’s natural environment. 

Response G.25-22. The red-tailed hawk nest behind 329 Pebble Beach Drive will be reflected 
in the Final Open Space Plan. The FEIR resource maps will not be revised to reflect this 
observation as the nest is located in the Open Space Plan Area and does not change findings. 

Response G.25-23. The sponsoring agencies will implement the Open Space Plan through 
their individual jurisdictional approvals of the proposed residential developments and the 
creation of the open space, pursuant to actions of the California Coastal Commission. Although 
they have individual authority to implement the Open Space Plan improvements and 
opportunities, the agencies will cooperate and work together. In this cooperative effort, the 
sponsoring agencies will establish a multi-jurisdictional management oversight committee to 
coordinate the separate, but parallel actions in the Open Space Plan Area. The Joint Review 
Committee will likely meet on a regular basis to provide a forum for sponsoring agency officials, 
subarea managers and docents, residents and owners of adjacent properties, Open Space Plan 
Area user groups, and members of the public to discuss ongoing issues related to 
implementation of the Open Space Plan.  
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Response G.25-24. The opinion of the reviewer is appreciated, however, after careful 
consideration of Open Space Plan amenities, it was decided that inclusion of a limited number 
of benches at scenic locations in the Open Space Plan Area would better accommodate users. 
This public amenity will be established by the sponsoring agencies (City, County, and University) 
over time, as trails are improved throughout the area.  

Response G.25-25. The Final Open Space Plan will be reflect the prohibition of fireworks in 
the area. 

Response G.25-26. The public parking lot at Santa Barbara Shores will be closed and locked 
at sunset (see p. 58 of the Open Space Plan and Section 3.4.4.8 of the DEIR). There will be no 
night lighting of the parking facility. The lighting on timers reference pertains to the restroom, 
which may be constructed subject to availability of funds and all necessary permits. However, if 
there is a safety issue with the latter restriction, night lighting will be restricted to the number 
and wattage of lights necessary to provide minimum public safety and will be shielded and 
directed downward to minimize light scatter into adjacent areas. 

Response G.25-27. Comment noted. Certain restrictions on public use are suggested in the 
Open Space Plan such as the restriction of sporting events. Any group activity that causes 
damage to vegetation or soil outside of designated trails is prohibited, as recommended in the 
comment. 

Response G.25-28. Comment noted. One of the overall goals of the combined residential 
project, Open Space Plan, and associated land swap is to protect sensitive resources. 

Comment Letter G.26 – Bill Murdock and Sue Swarbrick/UCSB Natural 
Reserve System; and Cristina Sandoval, COPR – Dated May 10, 2004 

Response G.26-1. The Open Space Plan takes into consideration the mission statements of 
the existing reserves/preserves, as requested in the comment. 

Response G.26-2. The City of Goleta appreciates the support of the UCSB Natural Reserve 
System and the Coal Oil Point Reserve and wishes to clarify that the City’s portion of the open 
space will be zoned as Recreation district. Although the Recreation district allows some intensive 
public and commercial recreation uses, the proposed Open Space Plan will not allow these uses. 
Until a new zoning code for the City is prepared and certified by the California Coastal 
Commission as part of the Local Coastal Program (LCP), both the applicable zoning district and 
the Open Space Plan may be amended by a simple majority vote of the City Council. 

Response G.26-3. The DEIR recognizes that the mission of the COPR is to provide research 
and educational opportunities. Increased human use of the Open Space Plan area may indeed 
affect biological resources in the COPR through increased disturbance to wildlife, trash, 
increased trail erosion, trespassing, vandalism, weed introduction, and unleashed dogs, which 
could compromise COPR goals. Section 4.4.3.3 (Cumulative Impacts) in the DEIR identifies 
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most of these impacts for the project area as a whole, and elsewhere in Section 4.4 mitigation 
measures are proposed to offset these impacts. Implementation of leash laws focuses on 
adequate enforcement. For example, the COPR has implemented an intensive monitoring and 
public education program during the snowy plover wintering and nesting season that has largely 
been successful in keeping off-lease dogs away from protected portions of the beach and 
educating their owners of the consequences of free-roaming dogs. Expansion of this 
enforcement and education program using mitigation funds derived from construction of the 
Comstock Homes Development could be used to help protect sensitive avian resources both on 
the Open Space Plan Area uplands and on adjacent beaches. 

After careful consideration of all of the issues surrounding this potential impact, the sponsoring 
agencies (City of Goleta, County of Santa Barbara, and University of California), recognize 
visitation to the Open Space Plan Area will likely increase over time due to the increasing 
population in the region. Effective adaptive management of the Open Space Plan Area by the 
sponsoring agencies (City of Goleta, County, and University) can help identify problems and 
institute corrective measures. Each agency will use their existing authority to regulate 
incompatible uses of the open space area. Issues involving restriction of public use that affect 
the entire Open Space Plan Area are complex and affects all three sponsoring agencies. Open 
Space Plan implementation will entail resolution of cross-jurisdictional issues, such as 
enforcement. If increased visitation to the Open Space Plan Area cannot be managed to avoid 
significant environmental impacts through the policies and management actions in the Open 
Space Plan, the sponsoring agencies may need to determine the appropriate carrying capacity of 
the lands. The sponsoring agencies will monitor visitation and environmental conditions in the 
Open Space Plan Area as an ongoing element of their management responsibilities, and conduct 
periodic evaluations to determine if there is a need to establish a carrying capacity. Successfully 
implementing the goals and policies of the Open Space Plan will require collaboration and 
coordination of the three jurisdictional agencies. 

Response G.26-4. Please refer to Master Response H. 

Response G.26-5. Mitigation Measure BIO-10 in the DEIR recommends the use of native, 
locally-occurring plant species in all common area landscaping associated with the Comstock 
Homes Residential Development. Requiring that all native landscape plantings come from seed 
and/or rootstock collected from the proposed development footprint and/or the Ellwood-
Devereux Creek watershed will protect the genetic integrity of existing native plants in the 
adjacent open space area. Native species selected for common area landscape planting will be 
restricted to drought-tolerant species to the maximum extent possible by the biologist who 
reviews the landscape plan prior to approval. 

Restoring closed trails will utilize adequate methods to ensure that the reclaimed areas are 
successfully revegetated with native, locally occurring species. Existing eucalyptus groves that are 
utilized by overwintering Monarch butterflies are excluded from the Open Space Plan exotic 
species removal program in order to promote and maintain Monarch habitat (see p. 23 in Open 
Space Plan). 
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Response G.26-6. The City of Goleta understands that the structure of geographic variation 
in genotypes of plant species in the Open Space Plan Area and the COPR, as well as the genetic 
basis of local adaptation in plants in general, is largely unknown. They also understand that many 
plant species display significant morphological plasticity to local climatic conditions (ecotypic 
variation), which, in itself, does not have a genetic basis, but which may confer increased fitness 
on the plant through adaptation to local climatic and/or soil conditions. Consequently, a 
conservative, cohesive, and biologically defensible approach to habitat restoration in the Open 
Space Plan area is to use seed or rootstock derived from the Ellwood-Devereux watershed, as 
requested in the comment. The Final EIR has been revised to require the use of genetic stock 
for seeds and plants from the Ellwood-Devereux watershed in all native habitat enhancement 
and restoration within common areas of the Comstock Homes Development (as well as the 
Open Space Plan areas). The Final Open Space Plan will be revised to reflect the change in the 
habitat management approach on the City of Goleta’s open space lands. 

Response G.26-7. The comment notes the impact of unleashed dogs on wildlife in the Open 
Space Plan Area, specifically in the COPR. Open Space Plan Public Access Policy 2.4 requires 
the enforcement of existing dog leash policies, regulations, and ordinances of each sponsoring 
agency in their jurisdiction. Per County ordinance and University policy, dogs are required to be 
leashed in the Open Space Plan Area, including the City of Goleta-managed lands. The 
comment also expresses concern regarding enforcement. Please refer to Response G.26-8 for 
more detail regarding enforcement. 

Response G.26-8. The Open Space Plan requires that dogs be leashed and notes that plans 
for enforcement are pending the results of monitoring and/or plan approval. The City of Goleta 
acknowledges that the COPR monitors sources of off-leash dogs as part of their snowy plover 
protection program and intends to support this effort via mitigation. In addition to the goals and 
policies set forth in the Open Space Plan, the Final EIR has been clarified to indicate that 
Comstock Homes does have a one time funding obligation under Mitigation BIO-2 (Western 
Snowy Plover Protection). The purpose of the funding is to supplement the existing snowy 
plover monitoring and protection program implemented by the COPR. The City of Goleta 
believes that the level of protection for the snowy plover will increase as a result of the Open 
Space Plan policies and goals, designated public access, public education, signage, monitoring, 
adaptive management, and increased funding to the COPR. Please refer to Master Response I 
for a more information regarding snowy plover protection. 

Response G.26-9. Comment noted. The City of Goleta acknowledges the support of the 
COPR. The text of Mitigation Measure Bio-2 has been modified to require payment of a one-
time fee by the Comstock Homes Development to establish an endowment and the annual 
income from the endowment would be used to fund programs that are designed to protect the 
plovers and their habitat areas at the COPR and at the Ellwood Mesa. 
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approximately 7,200 feet to Beach Access “F” (see Figure 6 in Open Space Plan). The wintering 
and breeding populations of plovers on COPR property are expanding, likely as a result of 
current management practices on the COPR. Upon approval of the land exchange, the City of 
Goleta will evaluate the need for preparing a Snowy Plover Management Plan. 

Response G.26-11. The City of Goleta appreciates the COPRs concern regarding equestrian 
access at Sands Beach. Trail improvements to Beach Access Point “D” in University jurisdiction 
upgrades this location to accommodate equestrian users. These improvements are proposed to 
be implemented by the University and are not evaluated in the City of Goleta DEIR. Horse 
access to the beach is not permitted on the City of Goleta, however, equestrian use on Ellwood 
Mesa is allowed on designated trails. Because the City of Goleta allows for equestrian use, they 
agree that a fair contribution to snowy plover protection on the COPR is warranted. The Final 
EIR has been clarified to indicate that Comstock Homes does have a one time funding 
obligation under Mitigation BIO-2 (Western Snowy Plover Protection). The purpose of the 
funding is to supplement the existing snowy plover monitoring and protection program 
implemented by the COPR or establish a new program. 

Response G.26-12. The Open Space Plan requires that trash cans be provided at the Santa 
Barbara Shores parking lot and trail heads on Ellwood Mesa, in the City of Goleta’s jurisdiction. 
Trash cans are not proposed on the mesa or beaches in the City of Goleta. Potential problems 
associated with litter in the Open Space Plan Area may be addressed through monitoring, 
signage, and the consideration for increasing the number and/or type of trash cans.  

Comment Letter G.27 – Kevin D. Lafferty – Dated May 10, 2004 

Response G.27-1. Pursuant to the California Environmental Quality Act and the CEQA 
Guidelines, if residual significant impacts remain (Class I impacts), the City is required to make 
findings that alterations have been included in the project that avoid or substantially lessen the 
environmental effect and/or that specific economic, legal, technological, or other considerations 
make infeasible mitigation measures or project alternatives identified in the EIR. The City may 
consider project financial data, as well as other types of information, in reaching conclusions 
about the feasibility (or infeasibility) of project alternations and mitigation measures. However, 
the intent of CEQA is to address these issues from the point of view of avoiding or reducing 
environmental impacts to the maximum feasible extent, rather than from the perspective of 
determining the least amount of development that is financially feasible. 

Response G.27-2. The Open Space and Habitat Management Plan strives to attain a balance 
between preservation of biological resources and sensitive habitats on the one hand and the 
provision of limited public access and passive recreation opportunities in a manner consistent 
with habitat protection on the other. The proposals in the plan include closure of a number of 
existing trails or trail segments where those trails traverse sensitive habitat areas, such as vernal 
pools, butterfly aggregation sites, and riparian zones. The plan also identifies habitat preservation 
and enhancement areas. Where the Comstock Homes Project causes detrimental impacts on 
biological resources and habitats, mitigation measures and/or project alterations are required. 
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For example, the Comstock Homes project will result in a loss of about 0.4 acres of native 
grasslands. The mitigation measure requires payment of a fee to restore three times that amount 
of native grasslands at locations on the Ellwood Mesa. Some of these restoration areas are 
locations where existing informal trails would be closed. Others involve removal of non-native 
vegetation from within existing native grassland areas. Another example is a fee to mitigate the 
impact of increased visitors to the beach areas that comprise nesting habitat for the western 
snowy plover. This fee is intended to help establish an endowment where the income would be 
used to fund a portion of the salary of a docent coordinator at the Coal Oil Point Reserve. 
Project alterations being considered include elimination of home sites within the buffer zone for 
raptor and butterfly aggregation habitats located along the westerly boundary shared with the 
Sandpiper Golf Course. Other possible alterations could include changes to avoid possible 
habitat within drainage B. Trail improvements can be a mitigation measure for adverse impacts 
on recreation from proposed trail closures within the Comstock Homes development envelope. 
These mitigations could include a fee that could be used to pay the costs of improvements to 
trails that are to be maintained. For the most part, trail improvements are designed to be low 
impact, such as grooming existing native soil materials. Only the Anza trail is proposed to be 
improved by widening and surfacing with compacted fines (without binder or stabilizer).  

Response G.27-3. The Draft Open Space and Habitat Management Plan identifies a total of 
77,790 linear feet of existing trails within the Open Space Plan area, with 28,700 linear feet 
proposed to be closed in order to protect sensitive habitats such as vernal pools or to avoid trail 
redundancy in closely spaced parallel trails. The proposed closures represent 37 percent of the 
existing trails. The DEIR determined that this extent of trail closure, represents a beneficial 
biological impact (although it also represents a significant recreational impact) and on balance, 
will result in a net improvement to wildlife access throughout the Open Space Plan Area. As 
such, the City of Goleta does not find it necessary to evaluate a 25-meter impact zone around 
proposed trails, or to evaluate the proportion of the suitable habitat within each planning unit, or 
to determine fragmentation by trails or a comparison of the density of trails with other parks, as 
suggested in the comment. In summary, the proposed trail system adequately balances public 
access with resource protection and provides a net increase in habitats within the Open Space 
Plan Area. 

Response G.27-4. Private equestrian users may park in a limited number of spaces at 
designated parking areas, including the City’s Santa Barbara Shores parking lot, which provides 
space for up to 3 or 4 horse trailers, and may use the area on designated trails. The City of 
Goleta is considering a fee or permit program for horse trailer parking at the Santa Barbara 
Shores parking lot. A loop trail is proposed on Ellwood Mesa, consistent with the comment. A 
segment of the loop trail is located adjacent to the bluffs, but a large portion of the bluff top is 
restricted from equestrian access and is considered a significant improvement over baseline 
conditions. The City of Goleta determined that equestrian access to the beach is not feasible in 
the City of Goleta’s jurisdiction. A signage program will be implemented for the Open Space 
Plan Area as an integral component of the habitat protection, trail design, and access program, 
as suggested by the comment. The overall intent of the signage program is to assist and inform 
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visitors, including equestrians, from three points of view: regulatory, directional, and 
informational. A sign will be posted at Access Point D directing all equestrians to use the beach 
area to the northwest and indicating that horses are restricted from heading southeast onto the 
COPR near the western snowy plover breeding habitat. This conjunction with existing COPR 
enforcement activities will offer an enhanced level of protection to western snowy plover 
breeding and overwintering on Sands Beach. Moreover, through the adaptive management 
approach advocated in the Open Space Plan, further refinements on equestrian use could occur 
in the future. 

Response G.27-5: Please refer to Response to Comment G.26-7. The City appreciates the 
suggestions in the comment and will consider them during plan implementation. 

Response G.27-6: The Final EIR has been revised and the Final Open Space Plan will be 
revised to require the use of genetic stock for seeds and plants from the Ellwood-Devereux 
watershed in all native habitat enhancement and restoration sites. The Landscape Plan refers to 
the Comstock Homes common areas, which will be landscaped with native, drought tolerant 
plants collected from the Ellwood-Devereux watershed, as requested in the comment. The 
comment requesting the Open Space Plan allow for the removal of ornamental trees is noted, 
however, as ESHA protection is a local and state requirement, eucalyptus trees and other trees 
supporting butterflies and raptors, will remain protected. 

Response G.27-7: The Final Open Space Plan will be revised to reflect the correct common 
name of the sandy tiger beetle, as noted in the comment. 

Response G.27-8: The comment notes that the Storke Ranch development is missing from 
Figure 7 of the Open Space Plan. The figure will not be revised to reflect the missing detail as 
the development occurs beyond the boundaries of the Open Space Plan Area and does not alter 
the context of the Open Space Plan or the figure. 

Response G.27-9: Comment noted. If the Open Space Plan Appendix volume is reissued, the 
species list in Appendix A (including the reference to grey fox and red fox) will be updated per 
the comment. 

Response G.27-10: The City of Goleta is aware that the tidewater goby was last recorded 
from Devereux Slough in 1968. The potential for re-introduction may be considered in the 
future depending on the availability of funding sources and the direction of the Joint Review 
Committee. 

Response G.27-11: Comment noted. If the Open Space Plan Appendix volume is reissued, 
the species descriptions and list in Appendix A will be updated per the comment. 
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Comment Letter G.28 – Vijaya Jammalamadaka/Santa Barbara County Air 
Pollution Control District – Dated May 10, 2004 

Response G.28-1: Comments noted. Please note that the applicant has submitted a proposed 
revised site plan which reduces the number of residential units by about 10 percent which would 
be expected to result in a commensurate reduction in operational emissions associated with the 
residential development. Please refer to Comment Letter G.30 and Master Response L for more 
information. 

Response G.28-2: No alternatives evaluated in the DEIR were intended to have overall 
higher density than the proposed project or to exceed a total of 78 residential units. The 
alternatives vary by changing the size of the development envelope in various ways to avoid 
sensitive habitat areas and impacts on visual resources. Alternative 4 also introduces a mixture of 
housing types, with some attached townhouse units as well as detached single-family dwellings. 
This alternative would include features that exemplify some of the “livable community” 
principles. The CEQA Guidelines require that the alternatives evaluated in an EIR should 
feasibly attain most of the basic project objectives but also avoid or substantially lessen any 
significant effects of the proposed projects. It is not clear that projects with greater density will 
comply with these requirements for alternatives.  

Response G.28-3: The City appreciates the APCD’s consistency evaluation with the policies 
in its 2001 Clean Air Plan and its comments and suggestions. The City is in the process of 
preparing its first General Plan and will take the APCD’s suggestions under consideration as it 
works with the community to develop general plan policies with respect to air quality. Many of 
the suggested practices to reduce air emissions from construction activities and to improve 
energy efficiency of buildings may be incorporated into required conditions of approval. 

Comment Letter G.29 – William B. Seith/Santa Barbara Development 
Partnership – Dated May 10, 2004 

Response G.29-1: Comment noted. The FEIR has been revised to include a reference to the 
prior environmental studies related to various County of Santa Barbara actions pertaining to 
Ellwood Mesa and Santa Barbara Shores Park. 

Response G.29-2: Comment noted. Section 4.4 of the FEIR has been revised to correctly 
refer to the paved access at the end of Santa Barbara Shores Drive. 

Responses G.29-3: The City of Goleta appreciates the suggestion to use DGPS for locating 
vernal pools is noted. The methods used to map these resources, including a cross reference to 
the 91-EIR-3, is adequate to locate vernal pool and native grassland features. 

Responses G.29-4: The reference is to over 40 vernal pools on Ellwood Mesa and Santa 
Barbara Shores combined. The text of Section 4.4.1.8.4 has been revised accordingly. Individual 
pools are counted separately. If a vernal pool is fragmented by a trail, it is counted as two pools 
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since they are no longer hydrologically connected. The vernal pool mapping effort conducted as 
part of EIR-91-3 is since updated with additional surveys, resulting in a larger number of pools. 

Responses G.29-5: Vernal pool fairy shrimp were previously found in man-made depressions 
along the north side of the Union Pacific Railroad tracks, about 5 miles west of the project area 
but are not found in Isla Vista vernal pools. Due to the recent observation of the vernal pool 
fairy shrimp within a 5-mile radius of the project, they are noted as potentially occurring within 
the vernal pools on Ellwood Mesa. Please refer to DEIR page 4.4-23 for more detail. The 
absence of vernal pool fairy shrimp in 1999 does not change these conclusions.  

Responses G.29-6: As noted in Response G.29-4, over 40 vernal pools are identified on 
Ellwood Mesa/Santa Barbara Shores. It stands to reason that the acreage for vernal pool habitat 
is increased from the EIR-91-3, which only counted 29 pools. 

Responses G.29-7: Native grassland habitat is expanding on Ellwood Mesa, which explains 
why the habitat map and the acreage count differ from the 1991 EIR (91-EIR-3). 

Responses G.29-8: Methods to map native grasslands are described on page 4.4-3 of the 
DEIR. As noted in the EIR, the distribution of native perennial grasses within the survey areas 
was evaluated during field visits in June 2000. Their methods involved identifying areas where 
native grasses comprised at least 10 percent ground cover and were therefore mapped as native 
grassland (with the exception of patches smaller than 10 feet in diameter), as noted in the 
comment. The 10 percent minimum cover requirement for native grasslands is an accepted unit 
of measurement. Native grasslands were mapped via DGPS and acreage calculations were based 
on a GIS evaluation of these polygons, similar to the methods employed to calculate vernal pool 
acreage. 

Responses G.29-9: The comment is correct in noting that coyote bush scrub is not an ESHA. 
However, if the habitat supports other special-status species, such as Monarch butterflies or 
drainage channels, it qualifies as an ESHA. Figure 4.4-1 of the DEIR identifies habitats, not 
ESHA. For ESHA boundaries, refer to Figure 4.4-3  

Responses G.29-10: ESHAs are not afforded to only threatened or endangered species. The 
Coastal Act provides specific protection for “environmentally sensitive areas” (ESHAs). These 
are defined as areas in which plant or animal life or their habitats are either rare or especially 
valuable because of their special nature or role in an ecosystem, and which could be easily 
disturbed or degraded by human activities and developments. Please refer to PRC § 30107.5 for 
the full citation. Habitat types defined as ESHAs in the DEIR and the Open Space Plan Area are 
based on determinations in the Goleta Community Plan (GCP) and the Long-Range 
Development Plan (LRDP), and include the following: Monarch butterfly groves, raptor nests 
and roosts, native grasslands, riparian habitat and/or corridors, vernal pools, other freshwater 
wetlands, salt marsh, mudflats, estuary, dune scrub, and areas occupied by threatened species 
such as the western snowy plover. As such, the larger, more connected patches of native 
grasslands are mapped as ESHA. 
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Responses G.29-11. Please refer to Response G.29-10 for more detail regarding ESHA. As 
mapped on Figure 4.4-3 of the DEIR, the bluff scrub and dune scrub habitat are ESHA as they 
are within and parallel critical habitat for the western snowy plover or otherwise are determined 
to be habitats of importance in the City of Goleta and Santa Barbara County. 

Responses G.29-12. Please refer to Response G.29-10 for more detail regarding ESHA. As 
mapped on Figure 4.4-3 of the DEIR, the eucalyptus woodland habitat is protected as ESHA 
because the woodlands are known to support Monarch butterflies and raptor roosts/nests. As 
such, eucalyptus woodlands are mapped as ESHA. 

Response G.29-13. The County of Santa Barbara’s Coastal Zoning Code and Environmental 
Thresholds have been adopted by the City and are currently in effect as City regulations and 
standards. The City does not have a certified Local Coastal Program (LCP), so the Coastal 
Commission is not bound by the Coastal Zoning Code in making its decisions on Coastal 
Development Permits within the City of Goleta, but will rely instead on the provisions of the 
Coastal Act. The Environmental Thresholds are not adopted as part of an LCP, either at the 
County or City, and their status is unaffected by the Coastal Commission.  

Response G.29-14. A description of baseline, or existing, conditions in the project area is 
based on the current state of the property. Information, such as museum records, field notes, 
and aerial photographs, or other sources of historical information, can be used to supplement 
descriptions of baseline conditions if suitable habitat for a particular species is present in the 
project area. In the specific case of mapping raptor nest sites (Figure 4.4-3 of the EIR), raptors 
may use the same nest sites year after year, abandon the sites for one or more years, then re-
establish nesting in or near the same location in subsequent years. Using historic raptor nesting 
information is appropriate because it allows one to evaluate current conditions in terms of nest 
site fidelity of past occurrence. 

Response G.29-15. The definition of a potentially active fault is defined as a result of the AP 
Special Studies Zone Act as any fault that exhibits evidence of surface displacement during 
Quaternary Time (last 1.6 million years). An active fault is defined by the AP act as any fault that 
has had surface rupture within Holocene time (the past 11,000) years.  

The Middle Branch of the More Ranch fault must be either potentially active or active (per the 
above definition) because it displaces the 45,000-year old marine terrace. Please refer to 
Response G.12-28. In addition to this field evidence, please note that Dibblee’s (1966) map 
indicates displacement of recent alluvium as well as older alluvium (Santa Barbara County 
Seismic Safety Element).  

However, given the lack of conclusive evidence that the fault has moved in the Holocene, URS 
stated that the evidence suggests that the Middle Branch of the More Ranch fault is either 
potentially active or active.  
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Comment Letter G.30 – Robert Comstock/Santa Barbara Development 
Partners – Dated May 10, 2004 

Response G.30-1. Comment noted. Please refer to Master Response L. 

Comment Letter G.31 – Environmental Defense Center – Dated May 10, 2004 

Response G.31-1. Comment noted. In addition, as noted in Master Response L and in 
Comment Letter G.30, the applicant has submitted a revised site plan intended to reduce 
impacts and limit inconsistencies with adopted policies. 

Response G.31-2. The language in Section 6.3 with respect to the project objectives is correct. 
The text of Section 1.3, Project Objectives, has been revised to reflect “up to 78 residential 
units”. 

Response G.31-3. As noted in Master Response L and in Comment Letter G.30, the applicant 
has submitted a revised site plan intended to reduce impacts to Drainage B. Furthermore, the 
applicant has also submitted a Comstock Homes Development Site Plan Alternate 2 for 
consideration by the City that further reduces impacts to Drainage B. 

Response G.31-4. As noted in Master Response L and in Comment Letter G.30, the applicant 
has submitted a revised site plan intended to reduce impacts to Drainages A1 and A2. 

Response G.31-5. As noted in Master Response L and in Comment Letter G.30, the applicant 
has submitted a revised site plan intended to reduce impacts to the southwestern area of the site 
that is within close proximity to Monarch butterfly and raptor roost. 

Response G.31-6. As noted in Master Response L and in Comment Letter G.30, the applicant 
has submitted a revised site plan intended to reduce impacts to the southwestern area of the site 
that is within close proximity to Nest Site 11, thereby eliminating impacts to ESHA-designated 
trees and providing a habitat buffer between development and this nest site. The development 
footprint of the revised site plan is decreased, which would reduce impacts to foraging habitat. 

Response G.31-7. Please refer to Master Response H. Comments noted. The applicant has 
submitted a proposed revised site plan which includes less residential units and a modified 
drainage and water quality protection scheme. Please refer to Comment Letter G.30 and Master 
Response L for more information. 

The final grading and drainage plan to be reviewed and approved by the City of Goleta together 
with Mitigations GEO-2 and H/WQ-6 (Storm Water Pollution Prevention Plan) are intended to 
mitigate construction-related erosion and water quality/sedimentation impacts to less than 
significant levels. The City of Goleta acknowledges that limiting site preparation and grading 
activities to the dry season (April 15 – November 1) would help limit potential soil erosion and 
associated sedimentation impacts (direct and cumulative) in Devereux Creek. The City of Goleta 
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will consider limiting site preparation and grading activities to the dry season during its review 
and approval of the final grading and drainage plan. 

Response G.31-8. Comment noted. Mitigation measure PS-9 has been revised to require the 
installation of low flow shower heads, toilets, and high efficiency washing machines. 

Response G.31-9. Comment noted. The applicant has submitted a revised site plan intended 
to reduce the overall mass of the project. Please refer to Master Response L. Also refer to 
Response G.25-3 

Response G.31-10. Comments noted. Please refer to Master Response G and Responses G.6-
1 and G.12-51 for a discussion of the use of seed and plant stock from local native plant 
populations. 

Response G.31-11. The comment to require “Recommended” Mitigation Measure H/WQ-3 
is noted. The City is considering requiring this mitigation measure. Please refer to response to 
comments G.11-15 and G.25-2.  

Response G.31-12. Comments noted. Refer to Master Response H (Devereux Creek 
Watershed) for a discussion of water quality BMPs and stormwater management practices that 
will be required of the Comstock Homes Development. The applicant (Comstock Homes) has 
submitted a revised site plan that would modify drainage impacts as discussed in Master 
Response L (Comstock Alternate 1 Site Plan, 5/12/04). In addition, please refer to comment 
responses G.12-57, G.25-10, and G.27-6 for information regarding the requirement to use native 
plant seed and root stock from the local Devereux Creek watershed for revegetation and 
restoration activities, including landscaping of common areas within the Comstock Homes 
development. In addition, the City of Goleta will review the final Grading and Drainage Plan 
and Landscape Plan for the Comstock Homes Development prior to approval of the Land Use 
Permits to ensure that appropriate measures are included in the final project design. 

Response G.31-13. The proposed Comstock Homes project would have to be reduced to 15 
units in order to avoid the project-specific significant impact at Storke Road/Hollister Avenue. 
Such a reduction would render the project economically infeasible. 

Improving the level of service at the Storke Road/Hollister Avenue intersection would require 
additional analysis of options previously identified by the County as part of the Goleta 
Transportation Improvement Plan (GTIP, 1997/1999), as well as other alternatives. The City is 
reviewing adequacy of proposed improvements as well as possible alternative improvements as 
part of its ongoing General Plan process. Additionally, once the appropriate improvement or 
combination of improvements is identified, total costs (including acquisition of any right-of-way) 
and timing of implementation would need to be determined. Resolution of these issues would 
not occur within the timeframe of the proposed development project and therefore feasible 
mitigation is not considered to be available at this time. As a result, the EIR recognizes that 
potentially significant impacts would occur at the Storke Road/Hollister Avenue intersection 
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and that currently proposed options for improving intersection operation are not programmed 
and are not funded, resulting in a significant and unavoidable (Class I) project specific impact. 
The discussion of residual impacts relative to Storke Road/Hollister Avenue improvements, 
funding (including the applicant’s responsibility in substantially lessening this potentially 
significant project-specific impact), and timing has been clarified in the Final EIR. 

When considering approval of a project with one or more Class I impacts, the California 
Environmental Quality Act requires that a decision making body balance, as applicable, the 
economic, legal, social, technological, or other benefits of a proposed project against 
unavoidable environmental risks such as the project specific traffic impacts at Storke 
Road/Hollister Avenue. If the benefits of a proposed project outweigh the unavoidable adverse 
environmental effects, then these impacts may be considered acceptable in a statement of 
overriding considerations. 

Response G.31-14. As noted in Master Response L and in Comment Letter G.30, the 
applicant has submitted a revised site plan intended to reduce impacts to Drainage B.  

Response G.31-15. Please refer to response to comment G.11-9. 

Response G.31-16. Comments noted. As noted in the comment, the wetlands and 100-foot 
buffer area on the west-central portion of the Comstock Homes Development will not be 
developed. Additionally, this area could be donated back to the City of Goleta as open space, 
and be restored as part of the Open Space Plan management actions. The 100-foot buffer is 
intended to protect and avoid impacts to these wetlands. 

Response G.31-17. The Final EIR has been clarified to indicate that Comstock Homes does 
have a one-time funding obligation under Mitigation BIO-2 (Western Snowy Plover Protection). 
The purpose of the endowment is to provide annual funding for the existing snowy plover 
monitoring and protection program implemented by the COPR or a similar program. 

Response G.31-18. The City of Goleta acknowledges that access must be consistent with 
resource protection, as noted in the comment. The fundamental principle guiding the 
development of the Open Space Plan is the balance between the competing Coastal Act 
priorities related to resource protection and other uses such as residential development and 
public access. The Plan recognizes that trade-offs are necessary to achieve this balance. Thus, the 
Plan was prepared is designed to accommodate both of these priorities and specifically 
acknowledges that where a conflict arises between these priorities, deference shall be given to 
coastal resource protection. For example, within the Open Space Plan area, trail closures and 
trail use restrictions are proposed only in significant habitat restoration areas, and the majority of 
trails and key beach access points are retained for public coastal access. Some areas of sensitive 
resources will not be afforded the maximum protection as other areas. The comment states that 
the Anza Trail location will impact native grassland resources. The location of the Anza Trail 
was carefully selected to minimize impacts to resources. Slight modifications to the exact 
location may be required prior to construction of the Anza Trail to avoid native grassland 
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resources. Any modification is anticipated to be minor, for example a 10-foot shift to the north 
or south. 

The comment recommends the use of vegetated shoulders along the trails. Where it is necessary 
to close a trail segment, environmentally appropriate methods will be used for the given 
locations. These methods include low-profile signs, earthen berms, embedded logs or rocks, and 
plantings. Use of vegetated shoulders (using seeds/plants from the Ellwood-Devereux 
Watershed) will be considered during Open Space Plan implementation. 

The head of the ravine that forms the main Monarch grove on Ellwood Mesa will be left in 
place and is not proposed for clean-up at this time. If it is determined that the materials in the 
ravine are a public health hazard, CEQA review and Coastal Commission approvals will be 
required. Potential impacts to the butterfly, native grasslands, and ESHA and others will be 
evaluated if clean-up is proposed. 

The City of Goleta acknowledges that funding is an important element to the implementation of 
the Open Space Plan and acknowledges the fact that City funding for restoration and 
enhancement are not proposed as initial improvements. However, to mitigate for project-related 
impacts to biological resources, the Comstock Homes development will be required to provide 
funds for habitat enhancement projects on Ellwood Mesa. Initial City funding would focus on 
improving public access and parking as they believe that providing for controlled public access is 
the start to a well managed open space. Grants and other funding will be sought to allow for 
restoration and enhancement projects on Ellwood Mesa. 

The Santa Barbara Shores and Ellwood Mesa area has a long history of established equestrian 
use. Equestrian activities peaked in the 1970s and 1980s. Much of the project area was devoted 
to horse boarding/riding with relatively unrestricted trail riding within the Santa Barbara 
Shores/Ellwood Mesa properties. Onsite equestrian opportunities are presently limited to day 
use associated with hauling or riding horses to and from the site from outside facilities. 
Equestrian use will be further restricted with the implementation of the Open Space Plan 
through the following mechanisms: (1) prohibition of commercial equestrian use; (2) the limit of 
three parking spaces at the Santa Barbara Shores parking lot and the consideration for a permit 
program to use the horse trailer spaces; (3) a designated trail system for equestrian use; and (4) 
possible monitoring of impacts for future correction if impacts are identified. The Open Space 
Plan improves the currently uncontrolled equestrian access, and additional analysis (beyond the 
existing analysis related to equestrian uses) in the EIR is not warranted.  

The City appreciates the concern regarding horse manure. One of the ongoing maintenance 
issues related to the Open Space Plan Area will be keeping it free of animal waste. In agreement 
with the comment, the issue of horse droppings in the Open Space Plan Area is important to the 
City of Goleta. At this time, tail bags are not required, however, if horse manure becomes a 
significant ecological or public health issue, the City of Goleta and other sponsoring agencies 
may require tail bags on horses, redirect the equestrian activities to more appropriate locations, 
or prohibit the use. 
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The comment documents the concern regarding dog leash policy and enforcement. Open Space 
Plan Public Access Policy 2.4 requires the enforcement of existing dog leash policies, 
regulations, and ordinances of each sponsoring agency in their jurisdiction. Per County 
ordinance and University policy, dogs are required to be leashed in the Open Space Plan Area, 
including the City of Goleta-managed portion of the open space. The leash policy is applied to 
all dogs in the open space, including equestrians. It is not necessary to further restrict equestrian 
use in the Open Space Plan Area; the currently-proposed restrictions will decrease impacts 
resulting from equestrians. It is important to note that equestrian access to the beach is only 
allowed at Access Point “D”, on University-owned land. A sign will be posted at Access Point 
“D” directing all equestrians to use the beach area to the northwest and indicating that horses 
are restricted from heading southeast onto the COPR near the western snowy plover breeding 
habitat. 

Response G.31-19. The fundamental principle guiding the development of the Open Space 
Plan is the balance between the competing Coastal Act priorities related to resource protection 
and other uses such as residential development and public access. The Plan recognizes that 
trade-offs are necessary to achieve this balance. Thus, the Plan was prepared is designed to 
accommodate both of these priorities and specifically acknowledges that where a conflict arises 
between these priorities, deference shall be given to coastal resource protection. For example, 
within the Open Space Plan area, trail closures and trail use restrictions are proposed only in 
significant habitat restoration areas, and the majority of trails and key beach access points are 
retained for public coastal access.  

With regard to the residential development, the assessment of biological resource impacts 
identified potentially significant (Class I) impacts to Monarch butterflies ESHA (Impact Bio-3), 
roosting, nesting and foraging habitat (Impacts Bio-4 and Bio-5), and native grassland (Impact 
Bio-9). Impacts to wetlands were identified as significant but feasibly mitigated (Class II) 
(Impact Bio-10). The residential project’s potential consistency with all relevant Coastal Act 
policies is described in Section 5.1.1. Section 5.5.1 summarizes the project design features and 
recommended mitigations for each of the identified impacts.  

The Coastal Act policy analysis concerning wetlands concludes that the project is potentially 
consistent with Coastal Act policies because the isolated wetlands within the residential footprint 
would be adequately protected through setbacks, fencing, and other use restrictions, thereby 
avoiding harm to this resource. The Coastal Act policy analysis concerning Monarch butterfly 
ESHA concludes that the project is potentially inconsistent with Coastal Act policies because of 
the close proximity of the eucalyptus trees to the homes in the southwest corner of the 
subdivision, and due to the removal of eucalyptus trees in this area. Changes to the project are 
summarized in Comment Letter G.30 and Master Response L. As a result of the project changes 
that eliminate the homes in the southwest portion of the subdivision, the City of Goleta 
considers the project as currently designed to be potentially consistent with applicable Coastal 
Act policy.  

 

 E-94 X:\Ellwood-Devereux\Goleta Final EIR\Appendices\App E\Appendix E Text.doc 



CCOOMMSSTTOOCCKK  HHOOMMEESS  DDEEVVEELLOOPPMMEENNTT  AANNDD    
EELLLLWWOOOODD  MMEESSAA  OOPPEENN  SSPPAACCEE  PPLLAANN  FFEEIIRR  

AAppppeennddiixx EE 

CCoommmmeennttss  aanndd  
RReessppoonnsseess  

Please refer to Master Responses E and G for additional discussion of Open Space Plan 
restoration and implementation. 

Response G.31-20. The City of Goleta acknowledges that adequate funding is essential to the 
success of Open Space Plan implementation. Funds for the management actions will be 
developed from a variety of public and private sources, including the proposed new 
developments. As with regulatory compliance efforts, the identification of appropriate funding 
sources, the application for funds, and the disbursement of funds are most effectively carried out 
through interagency context. The Joint Review Committee including sponsoring agency officials, 
subarea managers and docents, residents and owners of adjacent properties, Open Space Plan 
Area user groups, and members of the public may compile a master list of opportunity projects 
and funding sources to maximize the opportunity for successful fund raising. Such coordination 
would minimize the potential for duplication of effort or for oversight of potential funding 
mechanisms. The City of Goleta has the expertise and available staff to ensure that the City-
owned open space lands receive a fair share of the funding. 

The comment also includes a recommendation for using carrying capacity to assess the natural 
resources ability to be sustained given human use levels. The sponsoring agencies recognize 
visitation to the Open Space Plan Area will likely increase over time due to the increasing 
population in the region. At this time, there is a general consensus that the current level of 
visitation in the Open Space Plan Area can be managed through this Open Space Plan to protect 
and enhance natural resources, while providing the historic public access and uses. However, if 
increased visitation cannot be managed to avoid significant environmental impacts through the 
policies and management actions in this Open Space Plan, the sponsoring agencies may need to 
determine the appropriate carrying capacity of the lands. The sponsoring agencies will monitor 
visitation and environmental conditions in the Open Space Plan Area as an ongoing element of 
their management responsibilities, and conduct periodic evaluations to determine if there is a 
need to establish a carrying capacity. 

Response G.31-21. The Comstock Development is part of the land exchange and is located 
on Ellwood Mesa. As such, the City of Goleta believes that it is reasonable to accept restoration 
funding from the Comstock Development. The City of Goleta will also seek out funds for 
management actions from a variety of other public and private sources and does not believe that 
such an action converts the Open Space Plan area into a mitigation bank. 

Response G.31-22. It may be appropriate, following completion of the City’s General Plan, to 
create an open space zone district as part of the preparation of a comprehensive new zoning 
code for the City. For the present, the existing Santa Barbara Shores Park, portions of the 
Coronado Preserve, Los Carneros Regional Park, and other open space areas in the city are 
zoned in the Recreation district. The purpose of this district, as stated in Section 35-89.1 of the 
coastal zoning ordinance, is “… to provide open space for various forms of outdoor recreation 
of either a public or private nature. The intent is to encourage outdoor recreational uses which 
will protect and enhance areas which have both active and passive recreation potential because 
of their beauty and natural features.” For these reasons, the Recreation zone was considered to 
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be the most appropriate district within the present zoning district for the City of Goleta’s 
portion of the Open Space Plan Area. Although the Recreation district allows some intensive 
public and commercial recreation uses, the proposed Open Space Plan will not allow these uses. 
Until a new zoning code for the City is prepared and certified by the California Coastal 
Commission as part of the Local Coastal Program (LCP), both the applicable zoning district and 
the Open Space Plan may be amended by a simple majority vote of the City Council. Following 
certification, any change in zoning would also require approval of an LCP amendment by the 
Coastal Commission. Further, deed restrictions imposed by agencies contributing funds for 
acquisition of the Mesa will limit future uses to low-intensity types that will be consistent with 
preservation of the property’s natural environment. 

Response G.31-23. The Open Space Plan leaves open the opportunity for future restoration 
projects, and the removal of portions of the timber Ellwood seawall could be proposed as a 
future Open Space Plan project as funding permits. The removal of this wall, however, is not a 
component of the project as evaluated in the EIR. Portions of the seawall are seaward of the 
mean high tide line, and as such, should be addressed by the State Lands Commission. The State 
Lands Commission periodically initiates shoreline hazard removal projects, and the City could 
petition the State Lands Commission to consider this area for the next hazard removal project.  

Response G.31-24. As noted in the comment, the U.S. Fish and Wildlife Service designated 
critical habitat for the western snowy plover under the federal Endangered Species Act. Critical 
habitat extends along the beach northwestward from Coal Oil Point for a distance of 
approximately 7,200 feet to Beach Access “F” (see Figure 6 in Open Space Plan). The wintering 
and breeding populations of plovers on COPR property are expanding, likely as a result of 
current management practices on the COPR. Upon approval of the land exchange, the City of 
Goleta will evaluate the need for preparing a Snowy Plover Management Plan. The mitigation 
measure in the FEIR is adequate. Please refer to Response G.26-11. 

Comment Letter G.32 – Maria Gordon – Dated May 10, 2004 

Response G.32-1. The Santa Barbara Shores and Ellwood Mesa area has a long history of 
established recreational uses considered part of the existing physical setting and land use. 
Historic photos show evidence of long-term recreational uses in the project area. Uses include 
but are not limited to, pedestrian activities, ocean/beach-related activities, biking, and horseback 
riding. Equestrian activities peaked in the 1970s and 1980s. Much of the project area was 
devoted to horse boarding/riding with relatively unrestricted trail riding within the Santa Barbara 
Shores/Ellwood Mesa properties. Onsite equestrian opportunities are presently limited to day 
use associated with hauling or riding horses to and from the site from outside facilities.  

While it is recognized that certain recreational activities may, at times, have associated biological 
and/or nuisance impacts, the purpose of the Recreation section of the EIR is to determine 
whether or not recreational opportunities would be diminished for any class of recreational user. 
This includes, but is not limited to, pedestrians, ocean/beach users, bikers, and horseback riders. 
The EIR correctly concludes, that when considering all classes of users and existing recreational 
 

 E-96 X:\Ellwood-Devereux\Goleta Final EIR\Appendices\App E\Appendix E Text.doc 



CCOOMMSSTTOOCCKK  HHOOMMEESS  DDEEVVEELLOOPPMMEENNTT  AANNDD    
EELLLLWWOOOODD  MMEESSAA  OOPPEENN  SSPPAACCEE  PPLLAANN  FFEEIIRR  

AAppppeennddiixx EE 

CCoommmmeennttss  aanndd  
RReessppoonnsseess  

opportunities, the loss of over one-third of existing trail opportunities, restrictions on more 
active forms of recreation (i.e., biking and horseback riding), and the potential for 
crowding/conflicts on remaining trails, impacts to recreational opportunities would be 
significant and unavoidable.  

The EIR must disclose recreational impacts without diminishing the severity of impacts by 
comparing recreational losses to biological and other benefits that may be realized by limiting 
recreational opportunities. Once all impacts have been adequately disclosed, a balancing of 
benefits against significant effects may be accomplished by the decision makers in a statement of 
overriding considerations at the time of final action on the proposed projects. It is also 
acknowledged that as a policy matter, one of the goals of the Coastal Act is to maximize public 
recreational opportunities in the coastal zone consistent with sound resource conservation 
principles. Balancing goals and policies would also be at the discretion of the decision makers at 
the time of final action.  

Response G.32-2. The Draft Open Space and Habitat Management Plan identifies a total of 
77,790 linear feet of existing trails within the Open Space Plan area, with 28,700 linear feet 
proposed to be closed in order to protect sensitive habitats such as vernal pools or to avoid trail 
redundancy in closely spaced parallel trails. The proposed closures represent 37 percent of the 
existing trails. The DEIR determined that this extent of trail closure, combined with reduction 
of trails available for use by equestrians, represented a significant environmental impact. In 
addition, the Comstock Homes project, as evaluated in the DEIR, would result in closure of 
additional trail segments. In the event that the final version of the Open Space Plan and 
Comstock Homes project result in a substantially smaller number of linear feet of trails being 
closed, the level of significance will be reevaluated, possibly through an Addendum to the FEIR. 

Response G.32-3. The City is considering requiring the installation of a sewer lift station to 
allow sewer service for the Comstock Homes Development to be served by the Hollister trunk 
line, rather than the Devereux Creek trunk line. Please refer to response to comments G.11-15 
and G.25-2.  

Response G.32-4. Comment noted. 

Comment Letter G.33 – Friends of the Ellwood Coast – Dated May 10, 2004 

Response G.33-1. Comment noted. 

Response G.33-2. Alternatives are proposed in the DEIR. Please refer to Master Response L 
for details regarding an additional alternative proposed by the applicant, which would lessen 
environmental effects associated with the residential development. 

Response G.33-3. The City of Goleta will seek out funds for management actions from a 
variety of other public and private sources. In addition, the Comstock Development will provide 
funding for mitigation as a result of the land exchange. The City of Goleta believes that it is 
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reasonable to accept restoration funding from the Comstock Development because the 
development is part of the land exchange and because the location of the development is 
connected to the proposed Open Space Plan area. The City does not believe that such an action 
converts the Open Space Plan area into a mitigation bank. 

Response G.33-4. As discussed in Response G.31-18, trail closures and trail use restrictions 
are proposed only in significant habitat restoration areas, and the majority of trails and key beach 
access points are retained for public coastal access. The proposed trail plan is intended to strike a 
balance between the competing priorities of coastal resources protection and public access, while 
giving deference to coastal protection in the limited cases where these priorities are in conflict. 
Nevertheless, the impact to the existing recreational resource is considered significant in the 
context of the historical recreational use patterns that will be altered due to trail closures, user 
restrictions, and potential crowding effects. The Santa Barbara Shores and Ellwood Mesa area 
has a long history of established recreational uses considered part of the existing physical setting 
and land use. Historic photos show evidence of long-term recreational uses in the project area. 
Uses include but are not limited to, pedestrian activities, ocean/beach-related activities, biking, 
and horseback riding. Equestrian activities peaked in the 1970s and 1980s. Much of the project 
area was devoted to horse boarding/riding with relatively unrestricted trail riding within the 
Santa Barbara Shores/Ellwood Mesa properties. Onsite equestrian opportunities are presently 
limited to day use associated with hauling or riding horses to and from the site from outside 
facilities.  

While it is recognized that certain recreational activities may, at times, have associated biological 
and/or nuisance impacts, the purpose of the Recreation section of the EIR is to determine 
whether or not recreational opportunities would be diminished for any class of recreational user. 
This includes, but is not limited to, pedestrians, ocean/beach users, bikers, and horseback riders. 
The EIR correctly concludes, that when considering all classes of users and existing recreational 
opportunities, the loss of over one-third of existing trail opportunities, restrictions on more 
active forms of recreation (i.e., biking and horseback riding), and the potential for 
crowding/conflicts on remaining trails, impacts to recreational opportunities would be 
significant and unavoidable.  

The EIR must disclose recreational impacts without diminishing the severity of impacts by 
comparing recreational losses to biological and other benefits that may be realized by limiting 
recreational opportunities. Once all impacts have been adequately disclosed, a balancing of 
benefits against significant effects may be accomplished by the decision makers in a statement of 
overriding considerations at the time of final action on the proposed projects. It is also 
acknowledged that as a policy matter, one of the goals of the Coastal Act is to maximize public 
recreational opportunities in the coastal zone consistent with sound resource conservation 
principles. Balancing goals and policies would also be at the discretion of the decision makers at 
the time of final action.  

Response G.33-5. The City is considering requiring the installation of a sewer lift station to 
allow sewer service for the Comstock Homes Development to be served by the Hollister trunk 
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line, rather than the Devereux Creek trunk line. Please refer to response to comments G.11-15 
and G.25-2. The Sandpiper Golf Course clubhouse does not currently utilize the Devereux 
Creek sewer line, but the golf course maintenance facilities are tied into this line. If sewer service 
for the Comstock Homes Subdivision is provided by the Hollister trunk line, the golf course 
maintenance buildings would be the only buildings served by an approximately 6000-foot long 
segment of the Devereux Creek sewer line. These buildings are located near Hollister Avenue, 
and it may be feasible to connect them to Hollister either by gravity flow or with a small separate 
lift station, and either of these options may be preferable to having them share a common lift 
station with the Comstock Homes Development. Nonetheless, there is no basis to require sewer 
routing changes for the Sand Piper Golf Course’s maintenance buildings to be the responsibility 
of the project applicant for Comstock Homes. 

Response G.33-6. As discussed in EIR Section 4.9 (Visual Resources) under Impact VIS-5 
(Light and Glare from Residential Development and Open Space Improvements) it is expected 
that light and glare impacts would be less than significant with mitigation. Please refer to 
Mitigation VIS-5 (Lighting and Glare) in EIR Section 4.9.4.5.5 for a description of the mitigation 
measures to limit light and glare to less than significant levels. The final details of the light and 
glare mitigation measures will be determined after the applicant’s exterior lighting plan is 
submitted to the City of Goleta Planning Department. The plan will be subject to approval by 
the Design Review Board prior to approval of Land Use Permits.  

Response G.33-7. Comment noted. The applicant has submitted a proposed revised site plan 
that avoids direct loss of ESHA-designated trees and provides a buffer between the 
development and the Monarch Butterfly Aggregation Site near the southwest corner of the 
development. The revised site plan also provides a buffer from the eucalyptus trees in this area. 
Please refer to Comment Letter G.30 and Master Response L (including Figure L-2). 

Response G.33-8. Pursuant to the California Environmental Quality Act and the CEQA 
Guidelines, if residual significant impacts remain (Class I impacts), the City is required to make 
findings that alterations have been included in the project that avoid or substantially lessen the 
environmental effect and/or that specific economic, legal, technological, or other considerations 
make infeasible mitigation measures or project alternatives identified in the EIR. The City may 
consider project financial data, as well as other types of information, in reaching conclusions 
about the feasibility (or infeasibility) of project alternations and mitigation measures. However, 
the intent of CEQA is to address these issues from the point of view of avoiding or reducing 
environmental impacts to the maximum feasible extent, rather than from the perspective of 
determining the least amount of development that is financially feasible.  

Response G.33-9. Comment noted. Please refer to response to comment G.11-9. 

Comment Letter G.34 – Bradley Hufschmid – Dated May 10, 2004 

Responses G.34-1 – G.34-13. Please refer to Master Response B and Response G.17-1. 
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Comment Letter G.35 – Hal S. Kopeikin, Ph.D. – Dated May 10, 2004 

Response G.35-1. The EIR text correctly notes that the Santa Barbara Shores and Ellwood 
Mesa area has a long history of established recreational uses considered part of the existing 
physical setting and land use. The EIR addresses recreation impacts in Section 4.10, consistent 
with the comment. Public use restrictions are addressed in Section 4.10 and they meet the goals 
and policies set forth in the Open Space Plan. An example, Public Access Goal 1 provides 
public access and passive recreation opportunities at the Open Space Plan Area compatible with 
natural resource protection and the preservation of undeveloped open space, and with the 
management programs of existing reserves and preserves. Public access restrictions are 
minimized, wherever possible. Please refer to Master Response B for information regarding trail 
closures (specifically Table B-1 and Figure B-1). 

Response G.35-2. Please refer to Master Response B for information regarding trail closures. 
Note that the trail system will not reduce overall access in the Open Space Plan Area despite the 
trail closures. The trail closures subtly redirect users to adopt new routes; however, the new 
routes will be located in close proximity and convenience. While it is recognized that certain 
recreational activities may, at times, have associated biological and/or nuisance impacts, the 
purpose of the Recreation section of the EIR is to determine whether or not recreational 
opportunities would be diminished for any class of recreational user. This includes, but is not 
limited to, pedestrians, ocean/beach users, bikers, and horseback riders. The EIR correctly 
concludes, that when considering all classes of users and existing recreational opportunities, trail 
closures and restrictions on more active forms of recreation (i.e., biking and horseback riding), 
and the potential for crowding/conflicts on remaining trails, impacts to recreational 
opportunities would be significant and unavoidable, consistent with the comment.  

Response G.35-3. This comment is not relevant to the Comstock Homes Development and 
Open Space Plan EIR because it is specific to an Open Space Plan component outside of the 
jurisdiction of the City of Goleta. Please refer to the Faculty and Family Student Housing and 
LRDP Amendment EIR and the Ocean Meadows Residences and Open Space Plan EIR for the 
response to this comment. 

Response G.35-4. Open Space Plan Public Access Policy 2.4 requires the enforcement of 
existing dog leash policies, regulations, and ordinances of each sponsoring agency in their 
jurisdiction. Per County ordinance and University policy, dogs are required to be leashed in the 
Open Space Plan Area. The County ordinance applies to the Open Space Plan Area lands in the 
City of Goleta, until such time the City adopts its own ordinances. Please refer to Master 
Response D for more detail regarding dog use in the Open Space Plan Area. 

Response G.35-5. The phrase “cultural use by Native Americans” refers to use of the Open 
Space for ceremonial practices by appropriate Native American groups that are recognized by 
the State as having ancestral ties to this site. Native American use of the Open Space area would 
not include activities that would otherwise be considered in violation of resource protection laws 
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and ordinances, or activities that would be incompatible with other passive uses that are 
considered acceptable.  

Comment Letter G.36 – Marian and Stephen Cohen – Dated May 10, 2004 

Response G.36-1. The comments in support of Alternative 3 and of Mitigation Measure Vis-3 
are noted. The current residential development proposal (May 13, 2004 site plan) substantially 
limits the height of homes on the eastern and southern perimeters of the development as 
compared to the October 2003 site plan. Mitigation VIS-3, however, will be changed to reflect a 
maximum height of 19 feet 6 inches, which is slightly higher than the 18-foot limit stated in the 
DEIR. The comment in support of Mitigation Measures VIS-5A and BIO-11 are noted. These 
mitigation measures remain unchanged and would be subject to approval by the City’s Design 
Review Board. Standards for energy efficiency are required by the Uniform Building Code, in 
Title 24, Part 6, of the California Code of Regulations. 

Response G.36-2. The City of Goleta will consider the Alternative 2 for the Anza Trail, as 
requested in the comment. Please refer to Master Response B for more information about the 
Open Space Plan trail system. 

Response G.36-3. Comment noted. The City of Goleta acknowledges the support for closing 
trails where trails conflict with resource protection. 

Response G.36-4. Comment noted. The City of Goleta does not disagree that the COPR is a 
well managed reserve. Respect for the existing preserves/reserves in the Open Space Plan Area 
is maintained in the Open Space Plan. 

Response G.36-5. Commercial horseback riding would not be allowed in the Open Space 
Plan Area, as stated in Public Access Policy 2.2 in the Draft Open Space Plan (page 48). The text 
of the EIR has been revised to reflect the prohibition of commercial horseback riding. Private 
users may use the area on designated trails. Please refer to Master Response D for a summary of 
allowable horseback riding uses in the Open Space Plan Area. 

Response G.36-6. The comment requests that the Open Space Plan include a statement 
eliminating the possibility of the Ellwood Mesa ever being designated an “off leash” dog park. 
Open Space Plan Public Access Policy 2.4 requires the enforcement of existing dog leash 
policies, regulations, and ordinances of each sponsoring agency in their jurisdiction. Per County 
ordinance and University policy, dogs are required to be leashed in the Open Space Plan Area, 
consistent with the comment. The County ordinance applies to the Open Space Plan Area lands 
in the City of Goleta, until such time the City adopts its own ordinances. Please refer to Master 
Response D for more detail regarding dog use in the Open Space Plan Area. 
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Comment Letter G.37 – Stephen L. Jenkins/California State Lands Commission 
– Dated May 10, 2004 

Response G.37-1. Comment noted. 

Response G.37-2. The City of Goleta appreciates the State Lands Commission support of the 
Open Space Plan aspect of the project and will keep the State Lands Commission staff informed 
of the City’s proposed plans that may affect resources in the State Lands jurisdiction. 

Public Hearing G.38 – Joint Planning Agency/City Council Meeting Comments – 
Dated April 12, 2004 

Response G.38-1. While a Veterans Cemetery is an important and worthy objective, the 
Ellwood Mesa property is not a suitable site for such a purpose. The property has numerous 
environmental resources, such as vernal pools and other habitat areas, which are protected by 
the Coastal Act. These resources would likely be damaged or destroyed by the development of a 
cemetery. 

Response G.38-2. Comment noted. Please refer to Master Response B for additional 
information on the Open Space Plan trail system and proposed trail closures. The Joint Review 
Committee, comprised of the City of Goleta, University, and County, will likely meet on a 
regular basis. The meetings will provide a forum for sponsoring agency officials, subarea 
managers and docents, residents and owners of adjacent properties, Open Space Plan Area user 
groups, and members of the public to discuss ongoing issues related to implementation of the 
Open Space Plan. The Joint Review Committee will welcome volunteers for trail maintenance as 
long as all activities are conducted via an approved process sanctioned by the committee. The 
City of Goleta appreciates the volunteer proposal and looks forward to participating in such 
activities. 

Response G.38-3. Please refer to responses to comment letter G.19. 

Response G.38-4. Enumerated responses correspond to comment numbering (refer to 
Comment G.38-4) as follows: 1) Please refer to Response G.38-14 for a discussion of 
recreational zoning and the current absence of an Open Space Zone district for the City of 
Goleta. 2) A significant amount of grading and possible impacts to sensitive biological resources 
would be required to make Access Points “E” or “F” available for equestrian use. Equestrian use 
of the beach in the COPR during plover breeding and wintering is clearly incompatible with 
resource protection. COPR has instituted and will continue, a series of enforcement measures 
designed to reduce or eliminate horse/plover interactions. A component of the Comstock 
Homes Residential Development project is a one-time monetary contribution to COPR or a 
similar program to create an endowment for enforcement of resource protection. Signage, in 
conjunction with temporary fencing during the wintering and breeding season will be used to 
direct equestrian users to the northwest. No commercial equestrian use of the Open Space Plan 
area will be permitted. If, in the future, equestrian use of the beach is determined to negatively 
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impact plovers, the Open Space Plan sponsoring agencies (City of Goleta, County of Santa 
Barbara, and University of California) can institute changes, such as restricting equestrian use to 
the uplands, through the adaptive management strategy built into the Open Space Plan. 3) Please 
refer to Response G. 38-6 for a discussion of the use of source plant material for revegetation. 4) 
Regarding the Phelps Ditch Trail, shifting this trail westward may not be feasible due to the 
narrow width of the Flood Control Easement that comprises the limit of the Open Space Area. 
However, if a slight realignment could be implemented, such a project could be considered by 
the Joint Review Committee as funding warrants. 5) Regarding the Anza Trail expansion, this 
expansion is not proposed in sensitive habitat areas such as native grasslands. 

Response G.38-5. Comment noted. The EIR text has been revised to state the objective of up 
to 78 homes. As noted in Master Response L and in Comment Letter G.30, the applicant has 
submitted a revised site plan intended to reduce impacts to the southwestern area of the site that 
is within close proximity to Nest Site 11, thereby significantly increasing the size of the habitat 
buffer between development and this nest site and decreasing the development footprint. In 
addition, native plants are primarily proposed for the perimeter landscaping; no ornamental 
plants will be planted in these areas. Also refer to Response G.38-6 for additional discussion on 
the use of genetic stock. 

Response G.38-6. The Final EIR has been revised to require the use of genetic stock for 
seeds and plants from the Ellwood-Devereux watershed in all native habitat enhancement and 
restoration on City-owned lands. Please refer to Master Response E for more detail regarding 
the Open Space Plan habitat enhancement and restoration approach. The City of Goleta 
acknowledges that successful execution of goals and policies depends on adequate enforcement, 
monitoring, and public education. As such, educational signs, restoration and education are 
proposed in the Open Space Plan to assist and inform visitors and protect the natural resources 
from user impacts. In addition, through the adaptive management process, methods to protect 
resources are anticipated to evolve. Adaptive management of the Open Space Plan Area enables 
resource managers to change, adapt, and intervene as needed to protect sensitive resources. 
Within the City of Goleta-owned lands, the City will review the results of monitoring data, 
evaluate problems, and resolve issues related to public access, where feasible. 

Response G.38-7. Please refer to Response G.5-1. 

Response G.38-8. Comments noted. Enumerated responses correspond to Comment G.38-8. 
1) Please refer to Master Response H and Response G.14-2 for a discussion of water quality 
issues. 2) As noted in Master Response L and in Comment Letter G.30, the applicant has 
submitted a revised site plan intended to reduce impacts to biological resources. The Coastal Act 
requires that residential developments within the Coastal Zone permit public access. Pedestrian 
and bicycle users would park in the designated lot to the east. It is anticipated that most users 
would access the Open Space Plan area from this parking lot, rather than the residential 
development. 3) Consistent with input from the City of Goleta, the applicant has provided for 
bicycle and pedestrian access through the proposed development. 4) The 65 anticipated 
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construction workers would likely park in the streets and driveways of the new subdivision as 
these improvements would be constructed first. 

Response G.38-9. Enumerated responses correspond to Comment G.38-9. 1) Comment 
noted. Please refer to Response G.25-3 regarding the need to complete a financial study. The 
applicant has submitted a revised site plan intended to minimize the impacts of the proposed 
project. Please refer to Master Response L. 2) Comment noted. 3) Please refer to Responses 
G.6-1 and G.12-5 for a discussion of the use of seed and plant stock from local plant 
populations. 4) Please refer to Response G.9-2. The City of Goleta has included a recommended 
mitigation measure requiring connection to the Hollister Avenue sewer trunk line rather than the 
Devereux Creek line. 5) Comment noted. 6) Please refer to Master Response D. 7) Comment 
noted. 8) Please refer to Master Responses D and G. 9) Please refer to Master Responses D and 
G.  

Response G.38-10. Comments noted. Many mitigation measures will become Conditions of 
Approval that will be enforced by City of Goleta compliance staff. Enforcement of standards in 
the CC&Rs by the Home Owners’ Association is appropriate. In addition, the City of Goleta 
intends to modify the Final Open Space Plan trail map to show access at the south end of Santa 
Barbara Shores Drive, as recommended in the comment. The barricade on Palos Verdes is 
planned to be left in place. 

Response G.38-11. Private equestrian use of the Open Space Plan area is an allowable use. 
Equestrian access is maintained via the proposed parking lot at Santa Barbara Shores. The horse 
trailer parking has been designed to better accommodate trailers. This lot is adjacent to Hollister 
Avenue and will allow for immediate access to the Open Space Plan Area via the south side of 
the lot, thus, avoiding the Hollister Avenue corridor. The loss of horse trailer parking along 
Phelps Road is on University property and is evaluated in the Faculty and Family Student 
Housing and LRDP Amendment EIR. The proposed beach access upgrade at Access Point D 
will be designed to accommodate horses. No stairs are proposed at this Access Point. The 
restrictions regarding equestrian use of the trail system is a result of the attempt to balance 
recreational use of the Open Space Plan Area with the protection of biological resources.  

Response G.38-12. Comments noted. Enumerated responses correspond to Comment G.38-
12. 1) While an informal public workshop may have been helpful prior to the date of the noticed 
public hearing, unfortunately the time schedule dictated by the land exchange did not allow such 
a workshop to be held. 3) Zoning regulations do not protect a property in perpetuity. However, 
in this instance the City of Goleta will be the future owner of the Ellwood Mesa property. The 
City’s proposed zoning for the property is Recreation, which is the same zoning as applies to the 
existing Santa Barbara Shores Park and Coronado Preserve. The Ellwood Mesa property will be 
protected by permanent deed restrictions that are required by the various public agencies 
providing funds to assist with purchase of the property.  

Response G.38-13. The City of Goleta acknowledges the support for the land exchange. 
Bridges, boardwalks, and stairs are proposed as opportunity improvements in the Devereux 
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Creek area in the vicinity of the Main Monarch Grove. One of the bridges is proposed at the 
end of Coronado Drive, as suggested in the comment. These improvements will be implemented 
as funding allows. In regard to the access at the south end of Santa Barbara Shores Drive, the 
Final Open Space Plan trail map will show access in this area. The steps along Trail 19 to the 
Main Monarch Grove will be designed to blend in with the environment to the maximum extent 
feasible and railroad ties will be considered as a recommended design when and if the 
construction of the stairs is funded. 

Response G.38-14. Comments noted. The City of Goleta acknowledges the support for the 
land exchange. Please refer to Response G.31 for Comstock Homes related concerns. The 
comment notes concern regarding the need for balancing recreation with resource protection, 
per the Coastal Act. The City of Goleta believes that the Open Space Plan will retain the 
balancing provision.  

The purpose of the Recreation district, as stated in Section 35-89.1 of the coastal zoning 
ordinance, is “… to provide open space for various forms of outdoor recreation of either a 
public or private nature. The intent is to encourage outdoor recreational uses which will protect 
and enhance areas which have both active and passive recreation potential because of their 
beauty and natural features.” For these reasons, the Recreation zone was considered to be the 
most appropriate district within the present zoning district for the Ellwood-Devereux open 
space area. Although the Recreation district allows some intensive public and commercial 
recreation uses, the proposed Open Space Plan will not allow these uses. Until a new zoning 
code for the City is prepared and certified by the California Coastal Commission as part of the 
Local Coastal Program (LCP), both the applicable zoning district and the Open Space Plan may 
be amended by a simple majority vote of the City Council. Following certification, any change in 
zoning would also require approval of an LCP amendment by the Coastal Commission. Further, 
deed restrictions imposed by agencies contributing funds for acquisition of the Mesa will limit 
future uses to low-intensity types that will be consistent with preservation of the property’s 
natural environment. 

Response G.38-15. The Open Space Plan attempts to balance recreational use with 
protection of biological resources (refer to Master Response A). Trail closures and public use 
restrictions are necessary to achieve this balance. The Open Space Plan attempts to minimize the 
number of closed trails and focus trail closures on areas of duplicative trail use or where trails 
intersect sensitive resources (refer to Master Response B). The park is managed for passive 
recreational uses and therefore some uses, such as motorized bikes, are not allowed. Private 
equestrian use of the Open Space Plan area is an allowable use on designated trails. Please refer 
to Response G.38-11. Signs and public education will target allowable uses and proper trail 
behavior in an attempt to educate users and encourage them to maintain consistency with the 
Open Space Plan. 

Response G.38-16. The comment relates concern regarding the number of residences, 
requests phasing and Alternative 3, and recommends a funding mechanism be developed in the 
Open Space Plan. The project objective (Section 1.3) is more accurately defined as “up to 78 
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residential units.” Phasing of the development is not proposed but the comment is noted. Please 
refer to Master Response G for further discussion of the Open Space Plan implementation 
process, which will include appropriate funding mechanisms similar to those used in other open 
space management areas. The Open Space Plan includes a list of funding sources. These sources 
will be assessed upon finalization of the land exchange. 

Response G.38-17. Please refer to Response G.38-11. The loss of horse trailer parking along 
Phelps Road is on University property and is evaluated in the Faculty and Family Student 
Housing and LRDP Amendment EIR. The restrictions regarding equestrian use of the parking 
and trail system is a result of the attempt to balance recreational use of the Open Space Plan 
Area with the protection of biological resources. 

Response G.38-18. Trail paving is not proposed in the Open Space Plan. Proposed stair 
upgrades on the City of Goleta’s jurisdiction of the Open Space Plan area are alternatives and 
are described as natural steps, i.e., railroad ties or other natural materials that will be designed to 
blend in with the character of the area to the maximum extent feasible. The City of Goleta 
believes that the proposed improvements in the Open Space Plan, including amenities and trail 
system design, balance resource protection with public use. 

Response G.38-19. See response to G.38-11. 

Public Hearing G.39 – Joint Planning Agency/City Council Meeting Comments – 
Dated April 19, 2004 

Response G.39-1. The City of Goleta acknowledges the support for the land exchange. 

Response G.39-2. The sponsoring agencies, including the City of Goleta, County, and 
University, will establish a multi-jurisdictional management oversight committee to coordinate 
the separate, but parallel actions in the Open Space Plan Area. The Joint Review Committee will 
likely meet on a regular basis to provide a forum for sponsoring agency officials, subarea 
managers and docents, residents and owners of adjacent properties, Open Space Plan Area user 
groups, and members of the public to discuss ongoing issues related to implementation of the 
Open Space Plan. The process is intended to be an interactive one. 

Response G.39-3. While a Veterans Cemetery is an important and worthy objective, the 
Ellwood Mesa property is not a suitable site for such a purpose. The property has numerous 
environmental resources, such as vernal pools and other habitat areas, which are protected by 
the Coastal Act. These resources would likely be damaged or destroyed by the development of a 
cemetery. Please refer to Master Response A for an overview of the goals of the Open Space 
Plan effort. 
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Public Hearing G.40 – Joint Planning Agency/City Council Meeting Comments – 
Dated April 22, 2004 

Response G.40-1. Comments noted. The City of Goleta believes that it is obligated to 
manage their portion of the Open Space Plan Area consistent with the Coastal Act which 
requires balancing recreation with biological resource protection. Comstock Homes Alternative 
3 and other alternatives have been evaluated and are being considered, per the comment. The 
applicant has submitted a proposed revised site plan that provides a larger buffer between the 
development and the Monarch Butterfly Aggregation Site near the southwest corner of the 
development. The revised site plan also avoids the need to remove eucalyptus trees along the 
southwest boundary of the site and provides a buffer from the eucalyptus trees in this area. The 
revised site plan reduces many of the 2-story homes to 1-story homes. Please refer to Comment 
Letter G.30 and Master Response L (including Figure L-2). 

Response G.40-2. Comments noted. The City of Goleta has worked with the local 
environmental community, the public, the other Joint Review Panel members (University and 
County of Santa Barbara), and the developer to facilitate the land swap and to shift the proposed 
Comstock Homes Development off of the more environmentally sensitive portions of Ellwood 
Mesa and closer to Hollister Avenue. In addition, the City of Goleta has worked with the 
environmental community and the developer to modify the proposed residential development to 
be less visually obtrusive, to avoid sensitive biological habitat and associated setback buffers, and 
to address hydrology and water quality considerations associated with development in the 
Devereux Creek watershed. The Open Space Plan component of the proposed project would set 
aside land in perpetuity on Ellwood Mesa that is currently zoned for residential development, 
thereby resulting in a beneficial impact. The City of Goleta believes that the adverse 
environmental effects of the proposed residential development are balanced by the beneficial 
effects of the land swap and the Open Space Plan. The City of Goleta is concerned with several 
aspects of the proposed residential development and the applicant has submitted a reduced site 
plan that addresses the majority of the City of Goleta and the environmental community’s 
concerns. Please refer to Comment G.30-1 for a summary of the applicant’s reduced site plan 
proposal, and to Master Response L  for additional information. 

Response G.40-3. Comment noted. The City of Goleta has worked with the local 
environmental community, the public, the other Joint Review Panel members (University and 
County of Santa Barbara), and the developer to facilitate the land swap and to shift the proposed 
Comstock Homes Development off of the more environmentally sensitive portions of Ellwood 
Mesa and closer to Hollister Avenue. The Open Space Plan component of the proposed project 
would set aside land in perpetuity on Ellwood Mesa that is currently zoned for residential 
development, thereby resulting in an immeasurable beneficial impact. 

Response G.40-4. The City of Goleta acknowledges the support for the EIR. The applicant 
has submitted a reduced site plan that addresses the majority of the City of Goleta and the 
environmental community’s concerns, including impacts to wetlands. Please refer to Comment 
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Letter G.30-1 for a summary of the applicant’s reduced site plan proposal, and to Master 
Response L  for additional information. 

Response G.40-5. Comment noted. In exchange for residential development on 
approximately 36 acres of Santa Barbara Shores property, 652 acres of contiguous open space, 
including Ellwood Mesa and the monarch butterfly overwintering habitat, would be permanently 
preserved for public uses that are compatible with biological resource protection. The butterfly 
habitat will continue to be available to recreational users. Please refer to Master Response L for a 
discussion of the applicant’s proposed revisions to the Site Plan. 

Response G.40-6. Comment noted. The City of Goleta has expressed concerns with several 
aspects of the proposed residential development and, as a result, the applicant has submitted a 
reduced site plan that addresses many of the City of Goleta and the environmental community’s 
concerns, including reducing some of the homes to single story. Please refer to Comment Letter 
G.30 for a summary of the applicant’s reduced site plan proposal, and to Master Response L  for 
more information. Appropriate night lighting measures will be implemented, as noted in the 
comment. The Alternative 2 trail plan will be considered along with the other alternatives, per 
the comment. Figure 12 and 14 are generated from the same database and are consistent, 
however, minor changes to the trail system may occur in the future and modified maps will be 
provided in the Final Open Space Plan. 

Response G.40-7. Comment noted. 

Response G.40-8. Open Space Plan parking lot facilities are proposed to include handicapped 
parking spaces. Parking lot trailheads will accommodate handicapped users. The City of Goleta 
Planning Department will review the final details of the applicant’s exterior lighting plan and 
ensure that night lighting is minimized. The plan will be subject to approval by the Design 
Review Board prior to approval of Land Use Permits. The proposed parking lot at Santa Barbara 
Shores will not include night lighting, as the lot will be locked at night. However, if there is a 
nighttime safety issue, night lighting will be restricted to the number and wattage of lights 
necessary to provide minimum public safety and will be shielded and directed downward to 
minimize light scatter into adjacent areas. 

Response G.40-9. The parking lot and restroom at Santa Barbara Shores Park are set back 
more than 100 feet from the eucalyptus grove. Combined with construction-related mitigation 
such as timing of earth moving activities to avoid the raptor nesting season, this set-back 
adequately protects the eucalyptus grove from the parking lot and restroom. Please refer to 
Impacts Bio-21 and Bio-22 of the DEIR for more detail regarding the impact assessment related 
to the construction and operation of the parking and restroom at Santa Barbara Shores. The City 
of Goleta appreciates the support for the geologic hazard section of the EIR. The comment 
points out concern regarding the Hollister sewer line and related safety hazards. The Goleta 
West Sanitary District plans to sleeve portions of the Devereux Creek sewer line to reduce the 
potential for root intrusion and associated blockages and spills. Successful implementation of 
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this planned upgrade would increase the reliability and safety of the sewer line, as well as 
improve its earthquake resistance. 

Public Hearing G.41 – Joint Planning Agency/City Council Meeting Comments – 
Dated May 10, 2004 

Response G.41-1. While a Veterans Cemetery is an important and worthy objective, the 
Ellwood Mesa property is not a suitable site for such a purpose. The property has numerous 
environmental resources, such as vernal pools and other habitat areas, which are protected by 
the Coastal Act. These resources would likely be damaged or destroyed by the development of a 
cemetery. Please refer to Master Response A for an overview of the Open Space Plan effort. 

Response G.41-2. Comment noted. Please refer to Master Response C. Furthermore, the 
Ellwood School is outside of the ownership control of the City of Goleta or Santa Barbara 
Development Partnership, and therefore neither entity has the ability to use the school site as a 
permanent parking area. 

Response G.41-3. The applicant has submitted a revised site plan which includes less 
residential units. Please refer to Comment Letter G.30 and Master Response L for more 
information. 

Response to G.41-4. Comment noted. Because the Barnsdall Gas Station is outside of the 
ownership control of the City of Goleta and the Santa Barbara Development Partnership, 
neither entity has the ability to require the owners of the gas station to make improvements. 

Response G.41-5. The public access and recreation element of the Open Space Plan is based 
on an integrated trail system providing extensive public access while protecting sensitive coastal 
resources. The trail system is based on the existing network of formal and informal trails in the 
Ellwood-Devereux Open Space area. The trail system is primarily designed for pedestrians; 
however, trails to accommodate bicycles and equestrian uses are also included. Different trail 
types are proposed to accommodate the privacy and safety of users. 

Response G.41-6. Natural resources on the COPR, including Sands Beach and the western 
snowy plover, will be protected by channeling public use away from the most sensitive areas and 
by educating the public through interpretive functions and signs. 

Response G.41-7. A limited amount of other facilities is provided in the Open Space Plan 
Area to better accommodate users. Low-profile signs identify permitted uses, direct people 
where to walk, how to protect resources, and increase their understanding of the environment. 
These signs will be strategically placed in few locations (mainly at trailheads) to maximize public 
education. 

Response G.41-8. On City of Goleta land, the habitat management approach is to protect the 
existing habitats by establishing a consolidated trail system designed to avoid sensitive resources 
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where feasible, to enhance some habitats, and protect the monarch butterfly aggregations and 
roosts. 

Response G.41-9. Open Space Plan Public Access Policy 2.2 prohibits commercial equestrian 
operations in the Open Space Plan Area (the University Horse Boarders Association at the 
University stables on West Campus is not a commercial organization and will continue its 
present functions). Non-commercial equestrian use of the Open Space Plan Area will continue, 
but the number of trails will be consolidated and relocated to protect ESHAs, remove 
duplicative trails, and reduce overall trail erosion from equestrian use. 

Response G.41-10. The University Horse Boarders Association routinely removes and will 
continue to remove horse manure from the current equestrian trails on West Campus and 
Ellwood Mesa. If horse manure becomes a significant ecological or public health issue from 
these riders, the sponsoring agencies may require tail bags on horses, redirect the equestrian 
activities to more appropriate locations, or prohibit the use. 

Response G.41-11. The City of Goleta shares the concern for providing adequate buffers for 
wildlife and habitat protection. Please refer to Comment G.30-1 for a summary of the 
applicant’s reduced site plan proposal, and to Master Response L  for more information. 

Response G.41-12. The City of Goleta shares the concern for providing adequate buffers for 
wildlife and habitat protection. Please refer to Comment G.30-1 for a summary of the 
applicant’s reduced site plan proposal, and to Master Response L  for more information. The 
reduced site plan maintains greater protection for wetlands, streams, drainages, raptor nests, 
raptor roosts, and monarch butterfly overwintering and aggregation sites. 

Response to G.41-13. Comment noted. Please refer to Master Response H. 

Response G.41-14. Please refer to Master Response H. 

Response G.41-15. Comment noted. The applicant has submitted a revised site plan which 
includes less residential units and reduces impacts to biological resources. Please refer to 
Comment Letter G.30 and Master Response L for more information. 

Response G.41-16. Comment noted. The applicant has submitted a revised site plan which 
includes less residential units and more single-story units to reduce impacts to views. Please refer 
to Comment Letter G.30 and Master Response L for more information. 

Response G.41-17. Open Space Plan Public Access Policy 2.4 requires the enforcement of 
existing dog leash policies, regulations, and ordinances of each sponsoring agency in their 
jurisdiction. County Ordinance 26.49 requiring leashed dogs at County Parks (that do not have 
an unleashed dog area). In addition, this ordinance applies to the Open Space Plan Area lands in 
the City of Goleta, until such time the City adopts its own ordinances. The historic level of 
enforcement of dog leash regulations will continue under the Open Space Plan in these areas. As 
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the Open Space Plan is implemented, the sponsoring agencies will monitor dog waste and then 
determine the need, if any, and corrective action is required. 

Response G.41-18. Please refer to Master Response I for information regarding snowy plover 
protection. 

Response G.41-19. Mutt mitt stations and trash cans are provided in the Open Space Plan 
Area. 

Response G.41-20. Comment note. Please refer to Master Response L. 

Response G.41-21. Comment noted. Please refer to Master Response B. 

Response G.41-22. The City of Goleta does not disagree that the COPR is a well managed 
reserve. Conflicts with the management of the existing preserves/reserves in the Open Space 
Plan Area are avoided in the Open Space Plan. 

Response G.41-23. Comment noted. Please refer to Master Response B. 

Response G.41-24. Please refer to Response G.41-17. 

Response G.41-25. The Open Space Plan prescribes that certain trails will be closed because 
they traverse ESHAs such as native grasslands, eucalyptus woodlands, vernal pools, creeks, 
and/or dune scrub habitats. It also identifies that other trails will be closed because they are 
hazardous (i.e., gullies, eroding bluffs) and their continued use exacerbates these problems. In 
these situations, nearby parallel trails are maintained to provide similar access. In some cases, 
trails are closed because they are located parallel to, and in close proximity to, other trails. The 
trail system will not reduce overall access in the Open Space Plan Area despite the trail closures. 
The trail closures subtly redirect users to adopt new routes; however, the new routes will be 
located in close proximity and convenience. Please refer to Master Response B. 

Response G.41-26. Please refer to Response G.41-25. 

Response G.41-27. Please refer to Response G.41-17. 

Response G.41-28. The phrase “cultural use by Native Americans” refers to use of the Open 
Space for ceremonial practices by appropriate Native American groups that are recognized by 
the State as having ancestral ties to this site. Native American use of the Open Space area would 
not include activities that would otherwise be considered in violation of resource protection laws 
and ordinances, or activities that would be incompatible with other passive uses that are 
considered acceptable. 

Response G.41-29. Comment noted. This comment is not relevant to the Comstock Homes 
Development and Open Space Plan EIR because it is specific to an Open Space Plan 
component outside of the jurisdiction of the City of Goleta. Please refer to the Faculty and 
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Family Student Housing and LRDP Amendment EIR and the Ocean Meadows Residences and 
Open Space Plan EIR for the response to this comment. 

Response G.41-30. Comment noted. The applicant has submitted a revised site plan which 
includes less residential units and reduces environmental impacts. Please refer to Comment 
Letter G.30 and Master Response L for more information. 

Response G.41-31. Comment noted. 

Response G.41-32. Comment noted. 

Response G.41-33. Comments noted. Many mitigation measures will become Conditions of 
Approval that will be enforced by City of Goleta compliance staff. 

Response G.41-34. Refer to Master Response F. 

Response G.41-35. Please refer to Responses G.11-9 and G.45-4. 

Response G.41-36. Comments noted. Many mitigation measures will become Conditions of 
Approval that will be enforced by City of Goleta compliance staff. 

Response G.41-37. Enforcement of parking regulations in the Open Space Plan adjoining 
neighborhoods will continue at current levels. As a reminder, equestrian access is maintained via 
the proposed parking lot at Santa Barbara Shores. The parking lot is designed to accommodate 
trailers. 

Response G.41-38. Please refer to Master Response H. 

Response G.41-39. Comment noted. The City of Goleta does not disagree that the COPR is 
a well-managed reserve. Refer to Master Response I. 

Response G.41.40. Comment noted. Please refer to Master Response B. Please refer to 
responses to Comment Letter G.31. 

Response G.41-41. Please refer to responses to Comment Letter G.31. 

Response G.41-42. Comments noted. Please refer to Master Responses A, D, G and 
Response G. In addition, use of the Ellwood School for Open Space area parking was not 
considered because it is outside of the study area.  

Response G.41-43. Please refer to responses to Comment Letter 25. 

Response G.41-44. The City of Goleta believes that it is obligated to manage their portion of 
the Open Space Plan Area consistent with the Coastal Act which requires balancing recreation 
with biological resource protection. Please refer to Master Responses A and B. 
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Response G.41-45. Please refer to Response G.41-25. 

Response G.41-46. The comment states that the Anza Trail location will impact native 
grassland resources. The location of the Anza Trail was carefully selected to minimize impacts to 
resources. Slight modifications to the exact location may be required prior to construction of the 
Anza Trail to avoid native grassland resources. Any modification is anticipated to be minor, for 
example a 10-foot shift to the north or south. 

Response G.41-47. Please refer to Master Response E. 

Response G.41-48. Comment noted. Please refer to Section 5.0. 

Response G.41-49. Funds for the management actions will be developed from a variety of 
public and private sources. As with regulatory compliance efforts, the identification of 
appropriate funding sources, the application for funds, and the disbursement of funds are most 
effectively carried out through interagency context. The Joint Review Committee including 
sponsoring agency officials, subarea managers and docents, residents and owners of adjacent 
properties, Open Space Plan Area user groups, and members of the public may compile a master 
list of opportunity projects and funding sources to maximize the opportunity for successful fund 
raising. 

Response G.41-50. The Comstock Development is part of the land exchange and is located 
on Ellwood Mesa. As such, the City of Goleta believes that it is reasonable to accept restoration 
funding from the Comstock Development. The City of Goleta will also seek out funds for 
management actions from a variety of other public and private sources and does not believe that 
such an action converts the Open Space Plan area into a mitigation bank. 

Response G.41-51. Please refer to Response G.11-7. 

Response G.41-52. Please refer to Response G.31-22. 

Response G.41-53. Critical habitat for the western snowy plover extends along the beach 
northwestward from Coal Oil Point for a distance of approximately 7,200 feet to Beach Access 
“F” (see Figure 6 in Open Space Plan). The wintering and breeding populations of plovers on 
COPR property are expanding, likely as a result of current management practices on the COPR. 
Upon approval of the land exchange, the City of Goleta will evaluate the need for preparing a 
Snowy Plover Management Plan. 

Response G.41-54. Comment noted. 

Response G.41-55. Comment noted. 

Response G.41.56. Comment noted. Please refer to Comment Letter G.30 and Master 
Response L. 
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Response G.41-57. Comment noted. 

Response G.41-58. Comment noted. 

Response G.41-59. Comment noted. 

Response G.41-60. Comment noted. Please refer to Master Response A. 

Response G.41-61. Comment noted. 

Response G.41-62. Allowable uses in the Open Space Plan Area are reviewed in detail in EIR 
Section 4.10. In some cases, certain uses, such as commercial uses, may be allowed through a 
permit process. The City of Goleta acknowledges that the process for implementing a permit 
program is not explicit in the Open Space Plan. The permit process, if any, will be determined 
by the City of Goleta during the implementation phase of the Open Space Plan. 

Response G.41-63. Please refer to Response G.41-25 and Master Response B. 

Response G.41-64. Comment noted. Please refer to Master Response L. 

Response G.41-65. Comment noted.  

Response G.41-66. Comment noted. 

Response G.41-67. Comment noted. Please refer to Master Response B. 

Response G.41-68. Comment noted. Please refer to Master Response B. 

Response G.41-69. The City of Goleta acknowledges that monitoring and enforcement will 
be an important during the Open Space Plan implementation. Please refer to Master Response 
G for more detail. 

Response G.41-70. The City of Goleta acknowledges that follow-up will be an important 
during the Open Space Plan implementation. Please refer to Master Response G for more detail. 

Response G.41-71. Comment noted. Please refer to responses to Comment Letters C.24 and 
G/25. 

Response G.41-72. Comment noted. 

Response G.41-73. Comment Acknowledged. The City of Goleta can consider requiring the 
use of graywater as a condition of approval for the Comstock Homes Development Project. 

Response G.41.74. Please refer to Master Response E and Response G.25-10. 
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Response G.41.75. Please refer to Master Response B. Within the Open Space Plan Area, the 
Anza Trail accommodates pedestrians, bicyclists, and equestrians. It will provide connections to 
many trails within the Open Space Plan Area, as well as to bike routes and trail designations 
outside of the Open Space Plan Area. As a multi-use trail, trail widening is required. 

Response G.41-76. Please refer to Master Response K and the revised Residual Impact 
Section in Section 4.12. 

Comment Letter G.42 – William F. Lim, Transportation Planner/Santa Barbara 
County Association of Governments – Dated May 12, 2004 

Response G.42-1. Mitigation Measure Land Use-2 requires the developer to file a Notice of 
Aircraft Overflights with the California Department of Real Estate prior recordation of the final 
tract map. CC&Rs are also required to be reviewed and approved by the City prior to acceptance 
of the proposed final map. 

Response G.42-2. Comment noted. 

Response G.42-3. Comment noted. 

Response G.42-4. Comment noted. 

Response G.42-5. The recommended mitigations are included in the DEIR and FEIR, and 
will be considered as required conditions of approval of the project. 

Comment Letter G.43 – Lee E. Heller, Ph.D. – Dated May 17, 2004 

Response G.43-1. Comment noted.  

Response G.43-2. As noted in Master Response L and in Comment Letter G.30, the applicant 
has submitted a revised site plan intended to reduce impacts. 

Response G.43-3. As noted in Master Response L and in Comment Letter G.30, the applicant 
has submitted a revised site plan intended to reduce impacts. 

Comment Letter G.44 – Terry Roberts/State of California Governor’s Office of 
Planning and Research, State Clearinghouse and Planning Unit – Dated May 13, 
2004 

Response G.44-1. Please refer to Responses for Comment G.37. 

Comment Letter G.45 – California Coastal Commission – Dated May 24, 2004 

Response G.45-1. Comment noted. Please refer to Master Response A. 
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Response G.45-2. The comment requests further justification regarding the width of 
protective buffers for isolated wetlands and wetlands associated with stream channels. The City 
of Goleta requires a 100 foot setback (buffer) for wetlands and a 50-foot setback (buffer) for 
streams, or riparian corridors. The stream/riparian buffer may be adjust upwards or downwards 
to reflect the quality of the habitat. A downward adjustment of the stream/riparian buffer may 
also be justified if hydrologic sources are related to upstream stream flow as opposed to adjacent 
sheet flow. In other words, isolated wetland resources, such as vernal pools, have small 
hydrologic connections and require a larger buffer than a stream channel with upstream water 
sources. 

The Comstock Homes development site intersects tributaries to Devereux Creek. These 
drainages are referred to as Drainages A, A1, and A2. A 50 foot setback for streams/riparian 
corridors is applied to these drainages. The main source of hydrology is from upstream flow. 
Sheet flow on the Comstock Homes site is a minor contribution to hydrology in the drainages. 
Wetland type vegetation composed of native and non-native species, ranging from obligate to 
facultative wetland indicator states, occur within Drainages A, A1, and A2 in relatively small 
patches. Non-natives form a strong component in these wetland resources. Erosion from 
human disturbances and natural drainage processes further degrade these drainage feature 
wetlands. The habitats within and immediately adjacent to these drainages do not support 
sensitive wildlife resources nor is it a unique habitat worthy of maximum protection. The 
wetlands within these drainages are primarily supported by upstream hydrology and these 
wetlands are small and eroded, and the habitat is not valuable as a unique wildlife resource. As 
such, the proposed 50-foot protective setback is justified. 

As noted in Master Response L and in Comment Letter G.30, the applicant has submitted a 
revised site plan intended to reduce impacts to onsite drainages and wetland resources.  

Response G.45-3. Native grasslands in the Open Space Plan Area are generally considered 
ESHAs if they exhibit a predominance of native species, appear to be self-sustaining and viable, 
and are not isolated or fragmented but comprise a part of a larger native grassland complex. 
Native grasslands on the Comstock Homes Development are fragmented and isolated and are 
not considered as ESHA. The proposed development and affected grassland resources are in a 
disturbed corridor, at a major public access point. The disturbances related to the high use 
further limit the expansion potential for the existing polygons. Additionally, Devereux Creek 
bisects the mesa and separates the proposed development from the larger stands of native 
grassland to the south and east. The native grasslands to the south and east are, in general, 
considered ESHA because they are part of a larger grassland system. It is not necessary to label 
each grassland patch and summarize percent cover, as the SAIC report provides the requested 
information. The City of Goleta will send the Coastal Commission the map of grasslands, with 
labeled patches, to supplement the SAIC package for their review. 

As noted in Master Response L and in Comment Letter G.30, the applicant has submitted a 
revised site plan intended to reduce impacts to native grassland resources on the Comstock 
Homes Development. Please refer to Master Response L for more detail. 
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Response G.45-4. The monarch aggregation site north of the “Sandpiper Roost” in the 
Storrer and Philbrick report was previously located on the Sandpiper Golf Course property. This 
habitat was removed as part of golf course operations and the aggregation site is no longer 
present. The southern portion of the eastern windrow on the Comstock Homes development 
expands previously mapped ESHA for monarch butterfly and raptors. The expansion of the 
previously mapped ESHA to the north includes additional eucalyptus habitat as the habitat has 
the potential to support roosting and nesting raptors and may provide climate control for the 
monarch butterfly aggregation to the south. The windrow north of the ESHA to Hollister 
Avenue is not ESHA because the windrow is impacted from traffic on Hollister Avenue, is 
impacted from the Sandpiper Golf Course maintenance building and maintenance activities, and 
larger breaks in the canopy occur with a larger diversity of species, including ornamental or 
invasive weeds.  

The Draft EIR identified Class I air quality impacts (Impacts AQ-3 and AQ-9) for operational 
emissions from the Comstock Homes development associated with residential emissions, 
including the applicant’s proposed inclusion of wood burning fireplaces/stoves in the project 
design. Mitigation Measure AQ-4 would preclude wood burning fireplaces/stoves, but allow 
natural gas fireplaces. The applicant’s comments on the Draft EIR (see Comment Letter G.30, 
Comment G.30-1; May 4, 2004 letter, page 7, comment on Page 4.14-19 regarding Mitigation 
AQ-4) state that the applicant plans to limit wood burning fireplaces to one per residence. If the 
applicant is unwilling to commit to the complete prohibition of wood burning fireplaces/stoves, 
the City of Goleta will need to either make a Statement of Overriding Considerations (e.g., to 
allow the use of wood burning fireplaces) or stipulate the prohibition as a Condition of 
Certification. 

As noted in Master Response L and in Comment Letter G.30, the applicant has submitted a 
revised site plan intended to reduce impacts to ESHA. The revised site plan, as described in 
Master Response L, would result in the retention of approximately 190 ESHA-designated 
eucalyptus trees in this area. 

Response G.45-5. The City of Goleta acknowledges that the Comstock Homes development 
footprint is located in raptor foraging habitat. Impact Bio-4 of the DEIR addresses impacts 
associated with the loss of foraging habitat and correctly classes the impact as Class I, a 
significant impact that cannot be mitigated to a less than significant level. Figure 4.4-3 of the 
DEIR identifies raptor and monarch butterfly ESHA, consistent with the comment. The nest 
sites identified on Figure 4.4-3 are based on available literature and on field observations 
conducted as part of the EIR analysis. Preconstruction surveys for nesting raptors are required 
(refer to DEIR Mitigation Bio-4) and will provide up-to-date results of raptor nest sites. Raptors 
may use the same nest sites year after year, may abandon these sites for one or more years, then 
re-establish them in the same locations in the future. Use of historic information on raptor nest 
sites is appropriate in assessing the value of suitable nesting habitat in the project area as well as 
in protecting historic nesting areas.  
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The City of Goleta will require a buffer for raptor nests for the Comstock Homes Development 
as the City believes that nesting habitat is abundant on the Ellwood Mesa and that on balance, 
the land exchange will provide permanent protection for the more high quality foraging habitat 
located to the east on the mesa.  

Response G.45-6. The City acknowledges that it is difficult to completely prevent pet cats 
from entering open space resources regardless of fence design parameters. The Comstock 
Homes perimeter fence design attempts to prevent domestic pets from entering the open space, 
while presenting an attractive appearance.  

The public access and recreation element of the Open Space Plan is based on an integrated trail 
system providing extensive public access while protecting sensitive coastal resources. The trail 
system is based on the existing network of formal and informal trails in the Ellwood-Devereux 
Open Space area. Formal trails will be deliberately designed and improved under the auspices of 
the City of Goleta, County, University, or other land managers in the open space. The Open 
Space Plan prescribes that certain trails will be closed because they traverse environmentally 
sensitive habitat areas (ESHAs) such as native grasslands, eucalyptus woodlands, vernal pools, 
creeks, and/or dune scrub habitats. It also identifies that other trails will be closed or rerouted 
because they are hazardous (i.e., gullies, eroding bluffs) and their continued use exacerbates these 
problems. In these situations, nearby parallel trails are maintained to provide similar access. In 
some cases, trails are closed because they are located parallel to, and in close proximity to, other 
trails. Trail closures are proposed for restoration. Please revere to Master Response B and Figure 
B-1 and Table B-1 for additional information on trail closures. 

As noted in the comment, portions of the proposed trail system are located within or adjacent to 
ESHA, such as trails through eucalyptus woodlands known to support nesting raptors and 
overwintering monarch butterflies. The intent of the Open Space Plan is to balance resource 
protection with recreation. In some cases, ESHAs such as the Ellwood Main Monarch Grove on 
the Mesa are a desired destination for open space users. In an effort to balance the need for 
ESHA protection and passive public use, the City of Goleta retains some of these trails. Some 
trails that currently occur adjacent to vernal pools or native grassland ESHA resources are 
retained because the City of Goleta believes that the access routes are significant for pedestrians, 
bicyclists, and/or equestrians. In these cases, the trails will remain in place and will not be 
expanded.  

The Open Space and Habitat Management Plan strives to attain a balance between preservation 
of biological resources and sensitive habitats on the one hand and the provision of limited public 
access and passive recreation opportunities in a manner consistent with habitat protection on the 
other. Please refer to Master Response A for more detail regarding the background and 
foundation of the Open Space Plan and the general philosophy for the proposed trail system. 
The City of Goleta acknowledges the Coastal Commission’s concern for designing a trail system 
from scratch and hopes to build further understanding of the methods that were employed to 
identify the proposed trail system. 
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The recommendation for more attention to long-term enhancement of raptor nesting and 
foraging habitat is acknowledged. Species Goal 1 of the Open Space Plan calls for the protection 
and enhancement habitat for special-status species, such as raptors, in the Open Space Plan 
Area. Raptor foraging habitat would be maintained in the Open Space Plan Area by preserving 
relatively large contiguous areas of grassland that are near or adjacent to suitable roost and nest 
sites. Trail closures would reduce impacts to foraging habitat by consolidating users on a 
network of trails, thereby enabling the expansion of foraging habitat through native grassland 
restoration. Tree plantings around the perimeter of the Comstock Homes development will 
provide additional nesting and roosting habitat for raptors. 

Public Hearing G.46 – Joint Planning Agency/City Council Meeting Comments – 
Dated May 18, 2004 

Response G.46-1: Comment noted. This comment will be considered in the Final Open 
Space Plan. 

Response G.46-2: Refer to Master Response C for a discussion of wheelchair accessible 
amenities within the Open Space Plan area. 

Response G.46-3: Please refer to Response G.38-6. 

Response G.46-4: Please refer to Response G.11-68. 

Response G.46-5: The Goleta West Sanitary district has a number of measures in place or 
being discussed to reduce trash, sedimentation, and other pollution into the stormwater system. 
The district conducts street sweeping approximately twice monthly over the entire district’s 
service area. In cooperation with Project Clean Water, the district has recently funded a project 
to map storm drains in the area to identify candidate locations for future stormwater treatment 
projects. These potential stormwater treatment projects could include new filters on drains, new 
bioswales to enhance natural filtration, or similar measures. 

Response G.46-6: Comment noted. 

Response G.46-7: Please refer to Master Response C for a discussion of “mutt mitts” 
locations within the Open Space Plan area. 

 Response G.46-8: Please refer to Response G.14-15. 

Response G.46-9: Please refer to Master Response H and G.19-4 for a discussion of 
bioswales. 

Response G.46-10: Please refer to Master Response B for a discussion of the proposed trail 
system including trail closures. Also please refer to Response G.31-17. 
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Response G.46-11: Staff from the City of Goleta are in the process of preparing a map with 
habitats overlaid on the proposed trail system. A similar map was requested by California Coastal 
Commission staff in May 2004. This map will be presented to the Planning Agency/City Council 
in advance of final action on the FEIR.  

Response G.46-12: Please refer to Master Response B for a discussion of the proposed trail 
system including trail closures. Also please refer to Response G.31-17. 

Response G.46-13: Please refer to Master Response F as well as Responses G.5-3, G.11-35, 
G.11-26, G.11-47, G.15-2, and G.25-4 for a discussion about possible future remediation 
activities.  

Response G.46-14: Please refer to Response G.38-6. 

Response G.46-15: Please see response to comment G.11-15. The sewer lift station is 
proposed as a mitigation measure; it is not part of the project description. Lot 74 on the May 13, 
2004 site plan has been reserved as a possible location for the sewer lift station. If a lift station is 
required as a condition of approval, the environmental impacts associated with the lift station 
and the modifications to the piping would be described in a subsequent environmental 
document, likely an addendum to the FEIR. 

 Response G.46-16: Pursuant to the California Environmental Quality Act and the CEQA 
Guidelines, if residual significant impacts remain (Class I impacts), the City is required to make 
findings that alterations have been included in the project that avoid or substantially lessen the 
environmental effect and/or that specific economic, legal, technological, or other considerations 
make infeasible mitigation measures or project alternatives identified in the EIR. The City may 
consider project financial data, as well as other types of information, in reaching conclusions 
about the feasibility (or infeasibility) of project alternations and mitigation measures. However, 
the intent of CEQA is to address these issues from the point of view of avoiding or reducing 
environmental impacts to the maximum feasible extent, rather than from the perspective of 
determining the least amount of development that is financially feasible. 

Response G.46-17: Please refer to Responses G.14-15 and G.36-5. 

Response G.46-18: Please refer to Responses G.11-9 and G.45-4. 

Response G.46-19: Please refer to Master Response H and G.19-4 for a discussion of 
bioswales. 

Response G.46-20: Please refer to Master Response J and Responses G.11-28 and G.11-60. 

 Response G.46-21: Please refer to Master Response F and Responses G.11-36 and G.11-47. 

Response G.46-22: Please refer to Master Response D and Responses G.35-5 and G.41-28. 
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Response G.46-23: Comment noted. 

Response G.46-24: Please refer to Master Response I and Response G.36-4. 

Response G.46-25: The comment notes that the dense north-south trending eucalyptus 
woodland on the eastern edge of Santa Barbara Shores is not clearly identified on page 4.4-24 of 
the DEIR. The review of eucalyptus woodlands on page 4.4-24 is intended to be a summary and 
the Ellwood North eucalyptus grove is described in the last paragraph on page 4.4-24 and the 
second bullet on page 4.4-25 as one of the five monarch butterfly overwintering sites. 
Additionally, the Ellwood North eucalyptus woodland is documented on page 4.4-8 under the 
eucalyptus woodland habitat description and again on page 4.4-37 under the discussion of 
habitats in the Ellwood Mesa Open Space. The Ellwood North eucalyptus grove is also mapped 
on Figures 4.4-1 and 4.4-3. Revisions to the text are not proposed as the eucalyptus woodland 
comprising Ellwood North is adequately documented and evaluated in the DEIR text and on 
the figures. 

Response G.46-26: The City of Goleta’s policies generally require a 100-foot buffer for 
monarch overwintering sites and supporting habitat. Overwintering sites and supporting habitat 
are designated as ESHA. Impacts to ESHA are considered a Class I impact. Refer to page 4.4-43 
for clarification to the location of the development from adjacent overwintering sites. As noted 
on page 4.4-43 of the DEIR, Ellwood North is within 350 feet from the development and the 
Sandpiper aggregation site is within 200 feet of the development. The EIR documents the direct 
loss of the supporting habitat loss (e.g., the removal of eucalyptus trees) to the north of the 
Sandpiper aggregation site, a Class I impact. The revised site plan (Alternative Site Plan 1) 
protects the trees to the north of the Sandpiper aggregation site, including a 50-foot buffer. 
Impacts remain Class I as the required buffer is 100 feet. 

Response G.46-27: Loggerhead shrikes use the Comstock Homes Development for foraging 
and infrequently nest in the region. Page 4.4-44 is changed clarify that impacts are associated 
with the loss of foraging habitat. 

Response G.46-28: As noted in the comment, page 4.10-6 of the DEIR notes that existing 
public recreation in the Ellwood Mesa Open Space Plan area is an unauthorized use. This 
statement is accurate, reflecting the fact that Ellwood Mesa is currently in private ownership. 
Use of the property is on an informal basis. To the knowledge of the City, in recent years, the 
landowners have done nothing to disallow informal use by the public 

Response G.46-29: Page 4.10-8 is modified to clarify that the singular Ellwood Main 
Monarch Grove is viewed from two locations, as noted in the comment. 

Response G.46-30: Please refer to Master Response H. 

Response G.46-31: The Sandpiper butterfly aggregation site is on the upstream boundary of 
the Comstock Homes Development and the source of hydrology is mainly from the golf course 
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and other upstream stormwater plows. The Comstock Homes Development stormwater 
discharge will be discharged downstream of the aggregation site, therefore, not impacting the 
habitat in the eucalyptus woodland. 

Response G.46-32: The No Project Alternative is conceptual only, so a specific site plan is 
not required. The assumption in the alternative is that vehicular access would be provided by a 
driveway at the end of Santa Barbara Shores Drive. This driveway would result in adverse 
environmental impacts as a result of crossing over Devereux Creek ESHA and through the 
eucalyptus grove along the creek. Alternative 1 assumes development only on property under the 
control of Santa Barbara Development Partners/Comstock Homes. The City is not required to 
provide vehicular access through a public park in order to allow development of an adjacent 
private property that has direct access to an existing public street. However, the City could on a 
discretionary basis consider such a request. The project alternatives are not required to be 
addressed in the same level of detail as the proposed project. 

Response G.46-33: Refer to Response G.46-32. 

Response G.46-34: Please refer to Master Response H. 

Response G.46-35: Mitigation Bio-5 requires that a qualified biologist conduct pre-
construction surveys and construction monitoring, as necessary. The surveys are timed both 
prior to and during construction and a 500-foot protective buffer will be applied if the biologist 
determines that butterfly overwintering activity is occurring. The biologist will use professional 
judgment in assessing the status of butterfly activity. As noted in Table 4.4-7 (Summary of 
Impacts and Mitigation), Mitigation Bio-5 does not reduce the Class I impact determination. 

Response G.46-36: Please refer to Master Response B. 

Response G.46-37: Please see response to comment G.11-15. The sewer lift station is 
proposed as a mitigation measure; it is not part of the project description. Lot 74 on the May 13, 
2004 site plan has been reserved as a possible location for the sewer lift station. If a lift station is 
required as a condition of approval, the environmental impacts associated with the lift station 
and the modifications to the piping would be described in a subsequent environmental 
document, likely an addendum to the FEIR. 

Response G.46-38: Please refer to Responses G.24-12, G.32-1, G.33-4, G.37-17, G.38-14, 
and G.40-1. 

Response G.46-39: Please refer to Responses G.11-9 and G.45-4. 

Response G.46-40: Please refer to Master Response D. 

Response G.46-41: Please refer to Master Response G. 
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Response G.46-43: Please refer to Master Response B. 

Response G.46-44: Please refer to Master Response B. 

Response G.46-45: Please refer to Mater Response D. 

Response G.46-46: Please refer to Responses G.11-17, G.25-21, and G.31-21. 

Response G.46-47: Comment noted. Please refer to Master Response D.  

Response G.46-48: The comment is correct in noting that the CEQA Guidelines allow 
cumulative impact analysis to be based on either a list of past, present, and probable future 
projects producing related or cumulative impacts OR on a summary of projections based on a 
general plan or other similar planning document. At present, the City of Goleta does not have an 
adopted general plan. Therefore the approach of evaluating cumulative impacts based on a list of 
specific projects is the only practical approach to evaluating cumulative impacts at this point in 
time. 

Response G.46-49: Please refer to Master Response D. 

Response G.46-50: Refer to Master Response K. 

Response G.46-51: Refer to Master Response K. 

Response G.46-52: Comment noted. 

Response G.46-53: The comment correctly notes that it is preferable that trucks accessing or 
leaving the Santa Barbara Shores area avoid the Hollister/Storke intersection and instead use the 
route towards Hollister/Cathedral Oaks, and presumably the Hollister/U.S. 101 (Winchester 
Canyon) on- and off-ramps to the U.S. Highway 101. The Winchester Canyon access to U.S. 101 
would likely be the preferred truck route because it is closer to the construction site and is less 
congested than routes from the site to the east, and the project will be conditioned to restrict 
truck traffic to the Hollister/U.S. 101 interchange. Furthermore, Mitigation Measure N-2 limits 
construction activity to the hours of 7:00 am to 4:00 pm. This restriction in hours would also 
reduce truck traffic during the evening rush hour. In addition, refinements to routing of 
construction truck traffic can be addressed in the City’s conditions of approval of the proposed 
project. 

Response G.46-54: Comment noted. Section 5.0 has been revised to incorporate this 
correction. 

Response G.46-55: Although fallen eucalyptus trees can provide fuel for wildfires, they also 
contribute to the habitat value of the eucalyptus woodland. Since the eucalyptus groves are 
designated as ESHA, buffers are provided that range from 50 to 100 feet from the outer extent 

 

X:\Ellwood-Devereux\Goleta Final EIR\Appendices\App E\Appendix E Text.doc E-123  



CCOOMMSSTTOOCCKK  HHOOMMEESS  DDEEVVEELLOOPPMMEENNTT  AANNDD    
EELLLLWWOOOODD  MMEESSAA  OOPPEENN  SSPPAACCEE  PPLLAANN  FFEEIIRR    

AAppppeennddiixx  EE

CCoommmmeennttss  aanndd
RReessppoonnsseess

 

of the canopy. This ESHA buffer will also provide a firebreak that will reduce the risk of 
wildland fires affecting the proposed residences. 
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	Notes
	Signs. A signage program will be implemented for the Open Space Plan Area as an integral component of the habitat protection, trail design, and access program. The overall intent of the signage program is to assist and inform visitors from three points o
	Response G.12-28. The Middle Branch of the More Ranch fault is a recognized fault by the University, the County, the oil and gas industry, and private consultants. Previous consultants have mapped the fault across Ellwood Mesa based on surface exposures,
	Response G.29-15. The definition of a potentially active fault is defined as a result of the AP Special Studies Zone Act as any fault that exhibits evidence of surface displacement during Quaternary Time (last 1.6 million years). An active fault is def
	Response G.33-7. Comment noted. The applicant has submitted a proposed revised site plan that avoids direct loss of ESHA-designated trees and provides a buffer between the development and the Monarch Butterfly Aggregation Site near the southwest corner o



