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community’s vision 
City’s primary guide for land use and development decisions and is a k
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In addition to analyzing the proposed project’s environmental effects, the EIR will also include a 
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Build on Alamo Pintada
Date: Monday, June 12, 2023 3:36:53 PM

 
 

From: mklake1 <mklake1@comcast.net> 
Sent: Monday, June 12, 2023 3:28 PM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Build on Alamo Pintada
 
I truly feel the entire valley would like this project to be looked at very carefully while heeding their concerns.  The high school, YMCA , Chumash Casino, 2 shopping centers and affordable hous

Caution! This message was sent from outside your organization.
sophospsmartbannerend

I truly feel the entire valley would like this project to be looked at very carefully while heeding their
concerns.  The high school, YMCA , Chumash Casino, 2 shopping centers and affordable housing
traffic keep this road very.  
Is this truly what we want for the Valley.  Don't forget our youth need more places for activities.
Thank you.
 
 
Sent from my Verizon, Samsung Galaxy smartphone
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW:
Date: Monday, June 12, 2023 1:50:54 PM

-----Original Message-----
From: Desiree Russo <dizzyroo@hotmail.com>
Sent: Monday, June 12, 2023 1:28 PM
To: City Clerk <cityclerk@cityofsolvang.com>; Public City Council Group <council@cityofsolvang.com>
Subject:

Dear Council:

Please do not give developers a blank
check when changing zoning to high
density.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining approvals do
nothing for the future and the community at large.  It will strain water & sewer use and increase traffic issues.

This proposal needs to be scaled down to less density.  The already dangerous and congested intersection at Old
Mission and Alamo Pintado will be gravely impacted.

Stand your ground on these issues and future projects.

Also, increasing the scale of this type of development is incompatible and inconsistent with the existing
neighborhoods.

Please represent the Valleywide concerns and impacts when making these decisions.

Thank you for your due diligence.

Concerned Santa Ynez Valley Resident

Sent from my iPhone
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From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: ALAMO PINTADO / OLD MISSION DR PROJECT
Date: Monday, June 12, 2023 9:35:51 AM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Mariah Montejano <themontejanofamily@gmail.com> 
Sent: Sunday, June 11, 2023 9:04 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: ALAMO PINTADO / OLD MISSION DR PROJECT
 
  Dear City Council,   I am deeply concerned about the proposed project  by Alamo Pintado and Old Mission Dr.  This is an area that I drive multiple times a day.  It is alread

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

 
Dear City Council,
 
I am deeply concerned about the proposed project  by Alamo Pintado and Old Mission Dr.  This is an
area that I drive multiple times a day.  It is already overly congested and dangerous.  I can’t tell you
how many times I have seen cars blow through the four-way stop on the intersection of Viborg and
Alamo Pintado.  If this project is approved it will increase the traffic exorbitantly and endanger our
kids, adults riding bikes and walking, and the wildlife that lives there.
 
The scale of this project does not fit the area and neighborhoods proposed.  Please do not approve
this project.  As a resident of this valley where I am raising my children I do not support this project
in this location.  This would be detrimental to this area of approved.
 
Kindly,
 
Mariah Montejano
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Alamo Pintado and Mission Drive Development Proposal
Date: Monday, June 12, 2023 1:50:29 PM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Ashley Chapple <aemacinnis@gmail.com> 
Sent: Monday, June 12, 2023 1:49 PM
To: City Clerk <cityclerk@cityofsolvang.com>; Public City Council Group
<council@cityofsolvang.com>
Subject: Alamo Pintado and Mission Drive Development Proposal
 
Dear Council: Please do not give developers a blank check when changing zoning to high density. Allowing lower parking standards; increasing the height; using city funds and grants, streamlining appro

Caution! This message was sent from outside your organization.
sophospsmartbannerend

 
Dear Council:
 
Please do not give developers a blank
check when changing zoning to high
density.
 
Allowing lower parking standards; increasing the height; using city funds and grants, streamlining
approvals do nothing for the future and the community at large.  It will strain water & sewer use and
increase traffic issues.
 
This proposal needs to be scaled down to less density.  The already dangerous and congested
intersection at Old Mission and Alamo Pintado will be gravely impacted.
 
Stand your ground on these issues and future projects.
 
Also, increasing the scale of this type of development is incompatible and inconsistent with the
existing neighborhoods.
 
Please represent the Valleywide concerns and impacts when making these decisions.
 
Thank you for your due diligence.
 
Concerned Santa Ynez Valley Resident

mailto:aporter@cityofsolvang.com
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Alamo Pintado and Old Mission Drive
Date: Monday, June 12, 2023 1:51:11 PM
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From: Paula Morehouse <morehousep@yahoo.com> 
Sent: Monday, June 12, 2023 1:00 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: Alamo Pintado and Old Mission Drive
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Dear Council:

This development is such an eyesore. And looks like “project” housing. It is not the reason people come to Santa Ynez and not I keeping with the heritage and
geography. 

Please do not give developers a blank
check when changing zoning to high
density.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining approvals do nothing for the future and the community at
large.  It will strain water & sewer use and increase traffic issues.

This proposal needs to be scaled down to less density.  The already dangerous and congested intersection at Old Mission and Alamo Pintado will be gravely
impacted.

Stand your ground on these issues and future projects.

Also, increasing the scale of this type of development is incompatible and inconsistent with the existing neighborhoods.

Please represent the Valleywide concerns and impacts when making these decisions.

Thank you for your due diligence.

Concerned Santa Ynez Valley Resident

Sent from my iPhone



From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Alamo Pintado Development
Date: Monday, June 12, 2023 5:01:13 PM

From: Cari Jackson <cari_j11@hotmail.com> 
Sent: Monday, June 12, 2023 4:39 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Alamo Pintado Development
 
Dear Council: Please do not give developers a blank check when changing zoning to high density. Allowing lower parking standards; increasing the height; using city funds and grants, streamlining appro

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Dear Council:
 
Please do not give developers a blank
check when changing zoning to high
density.
 
Allowing lower parking standards; increasing the height; using city
funds and grants, streamlining approvals do nothing for the future and
the community at large.  It will strain water & sewer use and increase
traffic issues.
 
This proposal needs to be scaled down to less density.  The already
dangerous and congested intersection at Old Mission and Alamo
Pintado will be gravely impacted.
 
Stand your ground on these issues and future projects.
 
Also, increasing the scale of this type of development is incompatible
and inconsistent with the existing neighborhoods.
 
Please represent the Valleywide concerns and impacts when making
these decisions.
 
Thank you for your due diligence.
 

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
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Concerned Santa Ynez Valley Resident
 



From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: Alamo Pintado/Old Mission proposed project
Date: Monday, June 12, 2023 9:39:06 AM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Jeremy Glatz <jeremy.glatz@yahoo.com> 
Sent: Monday, June 12, 2023 9:00 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Alamo Pintado/Old Mission proposed project
 
Allowing developers to build this project will increase traffic at an intersection that is already packed, increase the risk of cars hitting people in an area with already narrow sidewalks, destroy th

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Allowing developers to build this project will increase traffic at an intersection that is already packed,
increase the risk of cars hitting people in an area with already narrow sidewalks, destroy the feeling of a
small town and bring in too many new residents in a town that already has trouble supporting the growth
that has occured in the last few years. A multi story building doesnt fit in in the setting of this town. It will
create even more traffic around the hospital, both shopping centers on the corner, and the residents of
creekside. Please reconsider this project. Thank you, Jeremy Glatz

mailto:aporter@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Alamo/Mission Project
Date: Monday, June 12, 2023 4:37:59 PM

-----Original Message-----
From: michelle glatz <michelle.glatz@yahoo.com>
Sent: Monday, June 12, 2023 4:35 PM
To: City Clerk <cityclerk@cityofsolvang.com>; Public City Council Group <council@cityofsolvang.com>
Subject: Alamo/Mission Project

Dear City of Solvang,

This is a desperate letter asking to reconsider the Alamo Pintado/ Mission housing project. 

1. Danger to pedestrian and bicyclist
My family and I are residents of Creekside.  We have lived here for 2.5 years. Over the course of this time, there has
been an increase risk to pedestrians and bicyclist due to high traffic volume. We constantly hear sirens at this
intersection and activity at Cottage Hospital. Our children cannot walk outside Creekside due to the fear I have of
getting hit by a car.

2. High traffic volume
Entering and exiting the frontiers parking lot as well as valley fresh lot have become near impossible. There is
constant traffic and speeding. This is a hardship on residents and business owners

3. Wildlife
There are dozens of beautiful deer that occupy the corner of Alamo Pintado and Mission.  This proposed project
threatens their lives and the nearby residents since they will relocate into different areas.

Please please reconsider this project.  We love this valley and we want to maintain its beauty, safety, and wildlife.

Sincerely,
Michelle Glatz
Creekside resident
818-359-2167

Sent from outer space

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
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From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: New Development (Alamo Pintado Rd)
Date: Monday, June 12, 2023 9:34:11 AM

A forward for your records
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: ANDREW MONTEJANO <ambclaims@gmail.com> 
Sent: Monday, June 12, 2023 9:07 AM
To: Public City Council Group <council@cityofsolvang.com>
Cc: City Clerk <cityclerk@cityofsolvang.com>
Subject: New Development (Alamo Pintado Rd)
 
Dear Council, This proposal of new development on Alamo Pintado Rd will impact many local residents, including myself and my family as this will increase traffic to an already busy area. Parking

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Dear Council,
 
This proposal of new development on Alamo Pintado Rd will impact many local residents, including
myself and my family as this will increase traffic to an already busy area. Parking in the Nielsen's
shopping center and New Frontiers Center will be a nightmare.
Having this new development will also strain our water resources.  It's just a bad idea.
 
 
Please prevent this from happening!
 
thank you

 
--
Andrew Montejano
Advanced Medical Billing Services Inc.
606 Alamo Pintado Rd Ste 3-174
Solvang, CA, 93463
(805) 688-7171
(805) 688-1171 (fax)
www.ambClaimsInc.com
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Concerned Solvang resident
Date: Monday, June 12, 2023 3:38:01 PM

 

From: Nancy <nmaljan@gmail.com> 
Sent: Monday, June 12, 2023 3:00 PM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Concerned Solvang resident
 
  Dear Council, I moved to Solvang almost five years ago to be near my family after I retired. The big city traffic was more than I could bare any longer. I was attracted more to Solvang vs. Sant

Caution! This message was sent from outside your organization.
sophospsmartbannerend

 
Dear Council,
I moved to Solvang almost five years ago to be near my family after I
retired. The big city traffic was more than I could bare any longer. I was
attracted more to Solvang vs. Santa Ynez because the town was so
quaint and I could walk to through the town or the outskirts and see the
beauty of this area. 
 

You as city council members have the ability to increase the attractions,
add things to beautify our streets and shops while keeping the small
town feel and quaintness. After all, aren’t the people coming here to get
away from the hustle and bustle of big cities and the traffic where they
live? 
 

Why on earth would you want to further commercialize our town by
adding the proposed high-rise apartments and take away the small town
Danish look or add to the traffic congestion?
 
For each apartment built in the high-rise, there could possibly be a need
for two parking spaces per unit. Where will all those cars go? For so
many reasons other than stated here, the proposed apartments will be
way overpriced, eliminate the deer that graze nearby and take away the
beauty of nature. Why are you even thinking of passing this new zoning
change? What do you have to gain by doing so?
 
What makes the town so unique and special is that we have mom & pop
shops that people come to visit instead of a Starbucks on every corner.

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
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A commercialized city is not what they’re coming to see. Look at
what’s happened to Santa Barbara. 
 

Council members, do what is right for this town. Stand up and represent
the people of Solvang as we voted you into office to do! Resist the
temptations from the big town developers who have no regard for the
betterment of Solvang. Money and greed does not have a place here. 
 

Thank you for listening to one concerned Solvang residents opinion. 
 
 
 
 
 

   
 
 
 



From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Sophia Checa; Planning Consultant
Subject: FW: Developing in Alamo Pintado & Old Mission
Date: Monday, June 12, 2023 12:55:15 PM

 
 

From: margie hunt <hunt.margie@gmail.com> 
Sent: Monday, June 12, 2023 12:53 PM
To: City Clerk <cityclerk@cityofsolvang.com>; councli@cityofsolvang.com
Subject: Developing in Alamo Pintado & Old Mission
 
Hello,  I am a home owner on Honey Locust Ct., the cul-de-sac off of Old Mission near Alamo Pintado. To have a development like the one being proposed by Josh Richman would be devastating to our

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Hello, 
I am a home owner on Honey Locust Ct., the cul-de-sac off of Old Mission near Alamo Pintado. To
have a development like the one being proposed by Josh Richman would be devastating to our
neighborhood. It would:
 
* Bring too much traffic in a dense area already effected by the shopping center
* Bring more traffic to the dangerous intersection at Alamo Pintado and Old Mission
* Displace the deer, birds and wildlife that we so enjoy and that call that area their home. 
* Become an eyesore to a peaceful rolling hill and the height of the buildings does not fit in to the
aesthetic of the area and will bring our home values down. 
 
I am not in favor of this development and am hoping that it will be reconsidered. 
 
Thank you for your time, 
Margaret Hunt
(805) 350-2739
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Development Alamo Pintado
Date: Monday, June 12, 2023 9:47:29 AM

Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com

-----Original Message-----
From: Macy Weiser <macyweiser@gmail.com>
Sent: Monday, June 12, 2023 9:42 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: Development Alamo Pintado

Dear Council Members:

Please do not give developers a blank
check when changing zoning to high
density.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining approvals do
nothing for the future and the community at large and strains water and sewer use. I live on Village Lane and see
deer on this hill weekly. Yesterday I saw a mama and two fawns as I was admiring the sunset and the way the light
reflects on the beautiful land they get to enjoy.

This proposal needs to be scaled down to less density.  The already dangerous and congested intersection at Old
Mission and Alamo Pintado will be gravely impacted.

Stand your ground on these issues and in the future and require developers to pay to improve safety measures near
their projects.

Also increasing the scale of this type of development is incompatible and inconsistent with the existing
neighborhoods.

Please represent the Valleywide concerns and impacts when making these decisions.

Thank you for your due diligence.

Solvang Resident
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Planning Consultant; Lisa Scherman
Subject: FW: Development AP and Old Mission
Date: Monday, June 12, 2023 10:27:22 AM

 

From: Lynn A Gendian <lagendian@gmail.com> 
Sent: Monday, June 12, 2023 10:15 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Development AP and Old Mission
 
Please no zoning changes for the monster project.  No blank checks to the developers, this is our neighborhood not theirs, we pay the taxes for a reason, purchased our homes here for a reason.&nb

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Please no zoning changes for the monster project.  No blank checks to the developers, this is our
neighborhood not theirs, we pay the taxes for a reason, purchased our homes here for a reason.  DO
NOT ALLOW THEM TO CHANGE OUR NEIGHBORHOOD. Lowering the standards of water, parking,
sewerage I could go on and on.
NO DO NOT ALLOW THIS TO HAPPEN.
 
Thank you
 
Very concerned resident
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Planning Consultant; Lisa Scherman
Subject: FW: development pending at Alamo Pintado and OM
Date: Monday, June 12, 2023 10:27:12 AM

 
 

From: Melanie wizan <melaniewiz@yahoo.com> 
Sent: Monday, June 12, 2023 10:20 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: development pending at Alamo Pintado and OM
 
Please scale down this development. Three stories takes away from the nature of the area.. Please. Melanie Melanie Wizan-Laird                                                                          

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Please scale down this development. Three stories takes away from the nature of the
area.. Please.
 
 
 
Melanie
 
Melanie Wizan-Laird
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: For tonight’s meeting
Date: Monday, June 12, 2023 4:10:37 PM

-----Original Message-----
From: Global Gardens <theo@globalgardensonline.com>
Sent: Monday, June 12, 2023 4:10 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: For tonight’s meeting

Dear Council:
I cannot imagine a more ugly, disgusting project proposed at the corner of Mission and Alamo Pintado Roads. First
of all, traffic considerations have not been taken into consideration for this crazy, over populated (with cars!) area.
Where is the pride for Spanish or local architecture? This looks like a jail or hospital at best. I am embarrassed as a
business owner of 25 years in the region to see you are even considering this concept. Please please reconsider this
situation and vote NO on this gross violation of aesthetics, water use and traffic issues.
Sincerely,
Theodora Stephan, owner
Global Gardens
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From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: High Density @ Old Mission & Alamo Pintado
Date: Monday, June 12, 2023 9:35:25 AM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Lisa Anter <lisaanter@gmail.com> 
Sent: Monday, June 12, 2023 9:34 AM
To: City Clerk <cityclerk@cityofsolvang.com>; Public City Council Group
<council@cityofsolvang.com>
Subject: High Density @ Old Mission & Alamo Pintado
 
Dear Council, I kindly request that you refrain from granting developers unrestricted authority when it comes to changing zoning to high density. Implementing lower parking standards, increasing build

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Dear Council,

I kindly request that you refrain from granting developers unrestricted authority when it
comes to changing zoning to high density.
Implementing lower parking standards, increasing building height, utilizing
city funds and grants, and expediting approvals will not benefit the future or
the community as a whole. These actions will place excessive strain on water
and sewer resources while exacerbating traffic problems.
It is crucial that this proposal be downsized to a lower
density. The already hazardous and congested intersection at Old Mission and Alamo
Pintado will be significantly affected. I urge you to stand firm on these matters, both now
and in future projects.
Furthermore, expanding the scope of this type of development is
incompatible and inconsistent with the existing neighborhoods. I implore you to genuinely
represent the concerns and impacts on the entire Santa Ynez Valley when making these
decisions.

Thank you for your diligent consideration.

Sincerely,

Concerned Residents of Santa Ynez Valley,

Lisa Anter, Kristina Anter-Carroll & Denis Carroll
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From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: Housing Element Involving Site C
Date: Monday, June 12, 2023 3:39:29 PM

From: Robert Snyder <rs21242@yahoo.com> 
Sent: Monday, June 12, 2023 2:39 PM
To: Sophia Checa <SCheca@cityofsolvang.com>
Cc: Public City Council Group <council@cityofsolvang.com>
Subject: Housing Element Involving Site C
 
This is Robert Snyder, a resident of the Mission Oaks Condo Association (728 Hillside). I just recently learned that the owner and his lawyer sent a letter to the State requesting  that the State

Caution! This message was sent from outside your organization.
sophospsmartbannerend

This is Robert Snyder, a resident of the Mission Oaks Condo Association (728 Hillside).
I just recently learned that the owner and his lawyer sent a letter to the State requesting 
that the State reject the Solvang Housing Element Plan submitted, and instead accept his plan
to rezoning all of Site C to 20 units per acre (109units).
 
Their plan shows three story buildings of which some are at the crown of the property
which look like a monstrosity. 
It will create a negative impact on the very nature of the City and possibly effect tourism.
 
I am 100% against this plan and encourage the Council to reject it and stick with the plan they
sent to the State.
 
Respectfully,
Robert Snyder
PS: I am currently out of town and will not be able to attend this evening's Council meeting.
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From: Annamarie Porter
To: Sophia Checa; Planning Consultant; Rodger Olds; Lisa Scherman
Subject: FW: Mission Santa Ynez Original Aqueduct - Historic and Significant
Date: Monday, June 12, 2023 11:53:06 AM

 

From: Karen Waite <karenwaite805@gmail.com> 
Sent: Monday, June 12, 2023 11:52 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Mission Santa Ynez Original Aqueduct - Historic and Significant
 
For your records as it pertains to the Solvang Housing Element and the development of that area
that had already been submitted. 

Again I urge the City to 
stay the course on the original  Housing Development Plan. 

Karen Waite
Former City Council Member
Solvang MOA Resident

mailto:aporter@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
mailto:planningconsultant@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:lscherman@cityofsolvang.com




Karen M. Waite



From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Proposed buildings on Alamo Pintado and Old Mission
Date: Monday, June 12, 2023 5:01:06 PM

From: Ellen Hall <thehallwayeh@gmail.com> 
Sent: Monday, June 12, 2023 4:47 PM
To: City Clerk <cityclerk@cityofsolvang.com>; Public City Council Group
<council@cityofsolvang.com>
Subject: Proposed buildings on Alamo Pintado and Old Mission
 
Please do not approve in any way these structures.  They do not compliment any existing neighborhoods.  The density is way too much.  It needs to be scaled down drastically. The impact

Caution! This message was sent from outside your organization.
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Please do not approve in any way these structures.  They do not compliment any existing
neighborhoods.  The density is way too much.  It needs to be scaled down drastically.
The impact they would have on traffic would be horrible plus the visual quality of life in Solvang
would be irreparably damaged.
I am a 30 resident of the Santa Ynez Valley.  I have lived and worked here all that time.  This type of
development is just not anything that would enhance our valley, quite the opposite.  
Ellen A Hall
Daniel R Hall
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: New Housing Development on Alamo Pintado moon
Date: Monday, June 12, 2023 3:39:41 PM

-----Original Message-----
From: Randi <rrobinson805@gmail.com>
Sent: Monday, June 12, 2023 2:39 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: New Housing Development on Alamo Pintado moon

Dear Council:

Please do not give developers a blank
check when changing zoning to high
density.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining approvals do
nothing for the future and the community at large and strains water and sewer use.

This proposal needs to be scaled down to less density. The already dangerous and congested intersection at Old
Mission and Alamo Pintado will be gravely impacted.

Stand your ground on these issues and in the future and require developers to pay to improve safety measures near
their projects.

Also increasing the scale of this type of development is incompatible and inconsistent with the existing
neighborhoods.

Please represent the Valleywide concerns and impacts when making these decisions.

Thank you for your due diligence.

Solvang Resident
Randi Rossi

Sent from my iPhone
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From: Sophia Checa
To: Jack
Cc: Planning Consultant; Lisa Scherman
Subject: Fw: New Voice Message from (805) 453-2475 on 06/15/2023 4:14 PM
Date: Monday, June 19, 2023 8:07:48 AM

Hi Jack,

It will come before the Planning Commission early next year once the EIR has been drafted; I
believe Laurie said sometime in February or March. I have CCed her, so she can clarify. The
Scoping Meeting/Notice of Preparation is a first step in the EIR process.

Thank you,

Sophia

From: Lisa Scherman <lscherman@cityofsolvang.com>
Sent: Friday, June 16, 2023 3:11 PM
To: Sophia Checa <SCheca@cityofsolvang.com>
Subject: FW: New Voice Message from (805) 453-2475 on 06/15/2023 4:14 PM
 
 
 

From: RingCentral <notify@ringcentral.com> 
Sent: Thursday, June 15, 2023 4:15 PM
To: Lisa Scherman <lscherman@cityofsolvang.com>
Subject: New Voice Message from (805) 453-2475 on 06/15/2023 4:14 PM
 
Voice Message Dear Lisa Scherman, You have a new voice message: From: (805) 453-2475 Received: Thursday, June 15, 2023 at 4:14 PM Length: 00:46 To: (805) 688-5575 * 220 Lisa Scherman Voicemail Preview

This sender is trusted.
sophospsmartbannerend

Voice Message

Dear Lisa Scherman,
You have a new voice message:

From: (805) 453-2475
Received: Thursday, June 15, 2023 at 4:14 PM
Length: 00:46
To: (805) 688-5575 * 220 Lisa Scherman

Voicemail Preview:
"Hello, Lisa. This is Jack Williams. I am the chair of the planning commission and I got the notice of
preparation for the draft e I and my question is and I think I know the answer, but my question is, is, is
going to be coming before the planning commission at our next meeting or after all the the public
comment has been put in and organized by mentor Harnish. Uh, if you could either text me back at
805-453-2475 or send me an email with your answer, I would appreciate it. Have a good day, bye."
Listen to this message over your phone or log in to your RingCentral account with your main number,
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extension number, and password. You can also manage your voicemails in your RingCentral account.
 
Thank you for using RingCentral!
 

Work from anywhere with the RingCentral app. It's got everything
you need to stay connected: team messaging, video meetings
and phone - all in one app. Get started

 

By subscribing to and/or using RingCentral, you acknowledge agreement to our Terms of
Use. 

Copyright 2023 RingCentral, Inc. All rights reserved. RingCentral is a registered trademark
of RingCentral, Inc., 20 Davis Drive, Belmont, CA 94002, USA.
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Old Mission and Alamo Pintado development
Date: Monday, June 12, 2023 1:50:40 PM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Stephanie Statom <stephaniestatom@yahoo.com> 
Sent: Monday, June 12, 2023 1:39 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Old Mission and Alamo Pintado development
 
Dear Council, Please do not give developers a blank check when changing zoning to high density. Allowing lower parking standards; increasing the height; using city funds and grants, streamlining appro

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Dear Council,

Please do not give developers a blank
check when changing zoning to high
density.
 
Allowing lower parking standards; increasing the height; using city funds and grants, streamlining
approvals do nothing for the future and the community at large and strains water and sewer use.
 
This proposal needs to be scaled down to less density. The already dangerous and congested
intersection at Old Mission and Alamo Pintado will be gravely impacted.
 
Stand your ground on these issues and in the future and require developers to pay to improve
safety measures near their projects.
 
Also increasing the scale of this type of development is incompatible and inconsistent with the
existing neighborhoods. It blocks the mountain vistas that are a trademark of Solvang and will
obliterate the existing wildlife corridor.
 
 
Please represent the Valley wide concerns and impacts when making these decisions.

Thank you for your due diligence;
 
Stephanie Statom
404 First st, Solvang
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805-574-0061
 



From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Planning Consultant; Lisa Scherman
Subject: FW: Old Mission Drive & Alamo Pintado Development
Date: Monday, June 12, 2023 10:27:27 AM

From: Samantha Werk <samanthawerk@gmail.com> 
Sent: Monday, June 12, 2023 9:59 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Old Mission Drive & Alamo Pintado Development
 
Dear Council, I kindly request that you refrain from granting developers unrestricted authority when it comes to changing zoning to high density. Implementing lower parking standards, increasing build
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Dear Council,

I kindly request that you refrain from granting developers unrestricted authority when it comes to
changing zoning to high density. Implementing lower parking standards, increasing building height,
utilizing city funds and grants, and expediting approvals will not benefit the future or the community
as a whole. These actions will place excessive strain on water and sewer resources while
exacerbating traffic problems.

It is crucial that this proposal be downsized to a lower density. The already hazardous and congested
intersection at Old Mission and Alamo Pintado will be significantly affected. I urge you to stand firm
on these matters, both now and in future projects.

Furthermore, expanding the scope of this type of development is incompatible and inconsistent with
the existing neighborhoods. I implore you to genuinely represent the concerns and impacts on the
entire Santa Ynez Valley when making these decisions.

Thank you for your diligent consideration.

Sincerely,

A Concerned Resident of Santa Ynez Valley
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From: Annamarie Porter
To: Lisa Scherman; Planning Consultant; Rodger Olds
Subject: FW: Overbuilding
Date: Monday, June 12, 2023 8:19:41 AM

A forward to keep for your records

Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com

-----Original Message-----
From: Sarah Spisak <pothchercheuse@gmail.com>
Sent: Monday, June 12, 2023 7:30 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: Overbuilding

Dear Council:

Please do not give developers a blank
check when changing zoning to high
density.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining approvals do
nothing for the future and the community at large and strains water and sewer use.

This proposal needs to be scaled down to less density.  The already dangerous and congested intersection at Old
Mission and Alamo Pintado will be gravely impacted.

Stand your ground on these issues and in the future and require developers to pay to improve safety measures near
their projects.

Also increasing the scale of this type of development is incompatible and inconsistent with the existing
neighborhoods.

Please represent the Valleywide concerns and impacts when making these decisions.

Thank you for your due diligence.

Sarah Bergsvik
Solvang Resident

MetalRiffs.com
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From: Annamarie Porter
To: Planning Consultant; Lisa Scherman; Rodger Olds
Subject: FW: Please support the Draft Housing Element as submitted to the State
Date: Monday, June 12, 2023 8:30:13 AM
Attachments: letter to City Council re development of Site C.docx

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Kathleen Day <shamrockknits@gmail.com> 
Sent: Sunday, June 11, 2023 6:28 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Please support the Draft Housing Element as submitted to the State
 
City Council                               &n

Caution! This message was sent from outside your organization.
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City Council                                                                             June 11, 2023
Solvang, CA
 

Dear Council Members:

I urge Solvang to stand strong and support the City's Draft Housing Element sent to the
State, particularly as to limiting any rezoning of Site C to the 2.5 acres of flatter land.
 
As I draft my message to you, I think, ‘Here we go, again. Did I and many other citizens not just
write letters on this subject, speak at the City Council meeting? Did the Council not already
address it and submit a Housing Elements document to the State that would fulfill the State
requirements?’

Yes. And now the citizens, the voters, the people who live here and pay taxes find that they
were undermined.  Perhaps you were, as well.  
We knew nothing of what was happening.  Did you?  Were you surprised?  Were you also
horrified and disappointed in the people who did this to you?

I urge Solvang to stand strong and support the City's Draft Housing Element sent to the
State, particularly as to limiting any rezoning of Site C to the 2.5 acres of flatter land.

1)      This subject was addressed, there was input by the citizens and an appropriate
solution to the low-income housing situation was submitted to the State in the
Housing Elements.  We understand that we must provide low-income housing in this
community.  The citizens are not contesting that.

2)      The impact of the visual blight on our beautiful tourist town will be huge if 109
new units are built on Site C.  Our town, the livelihood of so many depends on the
tourist trade. I fear that such a project will transform Solvang into Encino in one
project.  Please do not allow such a visual blight at one entry to our city.
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City Council							June 11, 2023

Solvang, CA



Dear Council Members:

I urge Solvang to stand strong and support the City's Draft Housing Element sent to the State, particularly as to limiting any rezoning of Site C to the 2.5 acres of flatter land.



As I draft my message to you, I think, ‘Here we go, again. Did I and many other citizens not just write letters on this subject, speak at the City Council meeting? Did the Council not already address it and submit a Housing Elements document to the State that would fulfill the State requirements?’

Yes. And now the citizens, the voters, the people who live here and pay taxes find that they were undermined.  Perhaps you were, as well.  
We knew nothing of what was happening.  Did you?  Were you surprised?  Were you also horrified and disappointed in the people who did this to you?

I urge Solvang to stand strong and support the City's Draft Housing Element sent to the State, particularly as to limiting any rezoning of Site C to the 2.5 acres of flatter land.

1) This subject was addressed, there was input by the citizens and an appropriate solution to the low-income housing situation was submitted to the State in the Housing Elements.  We understand that we must provide low-income housing in this community.  The citizens are not contesting that.

2) The impact of the visual blight on our beautiful tourist town will be huge if 109 new units are built on Site C.  Our town, the livelihood of so many depends on the tourist trade. I fear that such a project will transform Solvang into Encino in one project.  Please do not allow such a visual blight at one entry to our city.

3) The impact on traffic by adding 109 new units is calculable. Please, you must consider it. 

4) Because of the difficulty of preparing the area and building on the higher site, the chances of offering any low-income housing are drastically cut, completely negating the goals for this project.

5) The impact on water usage will be huge. 

I urge Solvang to stand strong and support the City's Draft Housing

Element sent to the State, particularly as to limiting any rezoning of Site C to

the 2.5 acres of flatter land.



Sincerely,





Kathleen S. Day, Solvang resident/homeowner



3)      The impact on traffic by adding 109 new units is calculable. Please, you must
consider it.

4)      Because of the difficulty of preparing the area and building on the higher site, the
chances of offering any low-income housing are drastically cut, completely negating
the goals for this project.

5)      The impact on water usage will be huge.

I urge Solvang to stand strong and support the City's Draft Housing
Element sent to the State, particularly as to limiting any rezoning of Site C to
the 2.5 acres of flatter land.
 
Sincerely,
 
Kathleen S. Day, Solvang resident/homeowner



From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: Project planned for Alamo Pintado
Date: Monday, June 12, 2023 9:34:59 AM

A forward

Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com

-----Original Message-----
From: morgan casey <morgancasey22@icloud.com>
Sent: Monday, June 12, 2023 9:11 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Project planned for Alamo Pintado

Dear Council:

Please do not give developers a blank
check when changing zoning to high
density.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining approvals do
nothing for the future and the community at large.  It will strain water & sewer use and increase traffic issues.

This proposal needs to be scaled down to less density.  The already dangerous and congested intersection at Old
Mission and Alamo Pintado will be gravely impacted.

Stand your ground on these issues and future projects.

Also, increasing the scale of this type of development is incompatible and inconsistent with the existing
neighborhoods.

Please represent the Valleywide concerns and impacts when making these decisions.

Thank you for your due diligence.

Concerned Santa Ynez Valley Resident
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From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Sophia Checa; Planning Consultant
Subject: FW: Zoning john
Date: Monday, June 12, 2023 12:55:51 PM

-----Original Message-----
From: John LaViolette <john@jlaviolette.com>
Sent: Monday, June 12, 2023 12:50 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: Zoning

Just another email to say we are long-time residents and we oppose changes favoring development. Thank you

Sent from my iPhone
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From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Sophia Checa; Planning Consultant
Subject: FW: Zoning Kelly
Date: Monday, June 12, 2023 12:55:06 PM

 
 

From: Kelly Persson <kellypersson25@gmail.com> 
Sent: Monday, June 12, 2023 12:54 PM
To: City Clerk <cityclerk@cityofsolvang.com>
Subject: Zoning
 
Don’t let developers mess up our city. Zoning is in place for a reason! Don’t ruin our town! I am opposed of zoning change for developers and profit!      Thank you Kelly LaViolette&nbs

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Don’t let developers mess up our city. Zoning is in place for a reason! Don’t ruin our town! I am
opposed of zoning change for developers and profit! 
 
    Thank you Kelly LaViolette 
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From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Sophia Checa; Planning Consultant
Subject: FW: Zoning
Date: Monday, June 12, 2023 1:00:05 PM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Kelly LaViolette <kellylaviolette25@gmail.com> 
Sent: Monday, June 12, 2023 12:59 PM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Zoning
 
I am a long time resident of this beautiful valley. Please do not change zoning for greedy developers. The sewer can’t take it let alone the traffic is horrible already don’t give them free reins !   

Caution! This message was sent from outside your organization.
sophospsmartbannerend

I am a long time resident of this beautiful valley. Please do not change zoning for greedy developers.
The sewer can’t take it let alone the traffic is horrible already don’t give them free reins !
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mailto:rolds@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
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From: Mark Frank
To: Planning Consultant
Subject: Fwd: Alamo Pintado & Old Mission Rd Aqueduct
Date: Friday, June 9, 2023 4:27:00 PM
Attachments: 20230609_105423.jpg

20230609_105215.jpg
20230609_105259.jpg
20230609_105319.jpg

Caution! This message was sent from outside your organization.

Please give this to Laurie Tamura.

Mark A. Frank
(714) 724-8764

---------- Forwarded message ---------
From: Mark Frank <markafrank61@gmail.com>
Date: Fri, Jun 9, 2023, 1:16 PM
Subject: Alamo Pintado & Old Mission Rd Aqueduct
To: Laurie Tamura <Laurie@cityofsolvang.com>

Hi Laurie,
I just went and did ground survey of the natural Aqueduct on the 5 acre parcel.
The depth ranges from 3 feet to 8 feet deep.

Please let me know if you receive this email.

Thank you,
Mark A. Frank
653 Hillside Drive 
Solvang, CA 

(714) 724-8764

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/8b71f94761043a00a341d90965779e22
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/ddf6c79dfd6ceb95abe095501fb1ac93
mailto:markafrank61@gmail.com
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To the Solvang City Council members, 

RECEIVED 

JUN 1 2 2023 

CITY OF SOLVANG 

June 11, 2023 

I am writing this letter today let you know that I strongly oppose the proposed 
development that is to be near the Alamo Pintado and Old Mission Street corner. 

The list of my concerns are as follows: 

*the site itself is very steep meaning the amount of surveying efforts and leveling , 
will increase the cost of this project, which will then make the cost of housing 

that will be built unattainable for low income families . 

* it has come to our attention that there was no council member, who saw this 
proposal before they voted on it. We are now learning that the rezoning for 
this project has now doubled in terms of development of the land, and there is 
to be three t imes the amount of housing units. This area is not designed for this 
amount of traffic or development. 

* Speaking of traffic, the congestion· that will result in this development will most 
likely quadruple and increase the amount of possible accidents or other 
traffic hazards due to the amount of people now going through this intersection. 

* a three-story building in this area, or in any area of Solvang , would not only 
not go along with the quaint small town feel that we have here, but it will be an 
absolute eyesore. Solvang is known for its quaint town and beautiful agricultural 
landscape, and if this project continues, it will be taking away what Solvang is 
known for and 
appreciated for. 

As much as we understand the need for low income housing, this area is just not 
able to sustain the impacts. It woµld certainly create a negative impact not only 
on the animals and wildlife of this area, but the people who have lived here for 
years and appreciate the area how untouched much of it still is left. 

In closing, I want to reiterate, that I strongly oppose this development and hope 
that you listen to the people of this community and what they want and what they 
believe is best for their town. 

Thank you. 

Pamela Sagawinia 



City Council 
Solvang, CA 

Dear Council Members: 

June 11, 2023 

I urge Solvang to stand strong and support the City's Draft Housing Element sent to the State, 
particularly as to limiting any rezoning of Site C to the 2.5 acres of flatter land. 

As I draft my message to you, I think, 'Here we go, again. Did I and many other citizens not just 

write letters on this subject, speak at the City Council meeting? Did the Council not already 

address it and submit a Housing Elements document to the State that would fulfill the State 

requirements?' 

Yes. And now the citizens, the voters, the people who live here and pay taxes find that they 
were undermined. Perhaps you were, as well. 

We knew nothing of what was happening. Did you? Were you surprised? Were you also 
horrified and disappointed in t he people who did this to you? 

I urge Solvang to stand strong and support the City's Draft Housing Element sent to the State, 

particularly as to limiting any rezoning of Site C to the 2.5 acres of flatter land. 

1) This subject was addressed, there was input by the citizens and an appropriate solution 
. to the low-income housing situation was submitted to the State in the Housing 

Elements. We understand that we must provide low-income housing in this community. 

The citizens are not contesting that. 
2) The impact of t he visual blight on our beautiful tourist town will be huge if 109 new 

units are built on Site C. Our town, the livelihood of so many depends on the tourist 

trade. I fear t hat such a project will transform Solvang into Encino in one project. Please 

do not allow such a visual blight at one entry to our city. 
3} The impact on t raffic by adding 109 new units is calculable. Please, you must consider it . 
4} Because of the difficulty of preparing the area and building on the higher site, the 

chances of offering any low-income housing are drastically cut, completely negating the 

goals for this project. 

5} The impact on water usage will be huge. 

I urge Solvang to stand strong and support the City's Draft Housing 
Element sent to t he State, particularly as to limiting any rezoning of Site C to 
the 2.5 acres of flatter land. 

Sincerely, , \ j 

~~~ ~ :U<--t 
Katttieen S. Day, Solvang r~ide"n~wner 

























From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: not in favor
Date: Monday, June 12, 2023 3:39:11 PM

---------- Forwarded message ----------
From: margie hunt <hunt.margie@gmail.com>
To: cityclerk@cityofsolvang.com, councli@cityofsolvang.com
Cc: 
Bcc: 
Date: Mon, 12 Jun 2023 12:52:37 -0700
Subject: Developing in Alamo Pintado & Old Mission
Hello, 
I am a home owner on Honey Locust Ct., the cul-de-sac off of Old Mission near Alamo Pintado. To
have a development like the one being proposed by Josh Richman would be devastating to our
neighborhood. It would:
 
* Bring too much traffic in a dense area already effected by the shopping center
* Bring more traffic to the dangerous intersection at Alamo Pintado and Old Mission
* Displace the deer, birds and wildlife that we so enjoy and that call that area their home. 
* Become an eyesore to a peaceful rolling hill and the height of the buildings does not fit in to the
aesthetic of the area and will bring our home values down. 
 
I am not in favor of this development and am hoping that it will be reconsidered. 
 
Thank you for your time, 
Margaret Hunt
(805) 350-2739

mailto:aporter@cityofsolvang.com
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mailto:councli@cityofsolvang.com




 
 
 
 
 
 
 

  

 
 
July 3, 2023 
 
Lisa Scherman      Sent Via Email: plansolvang@cityofsolvang.com 
Planning Division 
City of Solvang 
411 2nd Street 
Solvang, CA 93463 
 
Re: Santa Barbara County Air Pollution Control District Response to Notice of Preparation of an 

Environmental Impact Report for the City of Solvang Comprehensive General Plan Update and 
Rezoning                                   

 
Dear Lisa Scherman: 
 
The Santa Barbara County Air Pollution Control District (District) appreciates the opportunity to provide 
comments on the Notice of Preparation (NOP) of a Draft Environmental Impact Report (EIR) for the City 
of Solvang Comprehensive General Plan Update and Rezoning.  The City proposes to update the City of 
Solvang General Plan which presents the community’s vision for Solvang through 2045. The General Plan 
serves as the City’s primary guide for land use and development decisions and will influence the 
rezoning of properties to be consistent with the Housing Element and other proposed zoning changes. 
The General Plan update will include the following elements: Land Use; Community Design; Economic 
Development; Mobility; Public Facilities, Services, and Infrastructure; Environmental and Sustainability; 
Safety; and Housing. The General Plan update will include all state required topics; however some topics 
such as conservation, open space, noise, air quality, and environmental justice will be covered in other 
elements rather than be a standalone element. 
  
District staff reviewed the NOP of a Draft EIR, and concurs that air quality impacts should be addressed 
in the EIR. The District’s guidance document, entitled Scope and Content of Air Quality Sections in 
Environmental Documents (updated January 2022), is available online at www.ourair.org/land-use. This 
document should be referenced for general guidance in assessing air quality impacts in the Draft EIR.  
The EIR should evaluate the following potential impacts related to the City of Solvang Comprehensive 
General Plan Update: 
 
1. Attainment Status and Consistency with the District’s Ozone Plan.  Attainment status for the 
County is posted on the District website at www.ourair.org/air-quality-standards. The most recent 
Ozone Plan (previously known as the Clean Air Plan) was adopted in December 2022 and is available at 
www.ourair.org/clean-air-plans. The District website should be consulted for the most up-to-date air 
quality information prior to the release of the Public Draft EIR. 
 
Consistency with local and regional plans, including the District’s 2022 Ozone Plan, is required under 
CEQA for all projects. Consistency with the Ozone Plan should be evaluated on a case-by-case basis, and 

http://www.ourair.org/land-use
http://www.ourair.org/air-quality-standards/
http://www.ourair.org/clean-air-plans/


NOP of Draft EIR for the City of Solvang Comprehensive General Plan Update and Rezoning 
July 3, 2023 
Page 2 of 3 
 

the EIR should include an assessment of whether direct and indirect emissions associated with the 
project are accounted for in the Ozone Plan’s emissions growth assumptions, and whether the project is 
consistent with policies adopted by the Ozone Plan. The Ozone Plan relies primarily on land use, 
population, and on-road emissions projections provided by the California Air Resources Board (CARB) as 
a basis for vehicle emission forecasting.  
 
2. Land Use Conflicts Related to Mixed Use Incompatibility and Air Pollutant Emissions. The EIR 
should examine whether proposed changes to the General Plan and rezoning will result in air quality 
impacts to sensitive land uses such as residential, childcare facilities, schools, or senior living 
communities. As individual projects move forward, it is important to keep in mind that some uses may 
not be compatible and could result in potential nuisance problems and/or health risk impacts (i.e. odors, 
dust, toxic air contaminants, diesel emissions). Therefore, we recommend that siting of uses near 
sensitive receptors be carefully evaluated to avoid potential nuisance issues and minimize exposure to 
air pollutant emissions.  
 
3. Increase in Criteria Pollutant Emissions from Proposed Project.  The EIR should present significance 
thresholds for ozone precursor emissions (reactive organic compounds [ROC], and oxides of nitrogen 
[NOX]) and particulate matter and determine whether the proposed project will produce emissions in 
excess of the thresholds. The District’s Environmental Review Guidelines for the Santa Barbra County 
APCD (available at www.ourair.org/landuse/) contains the District Board-adopted criteria for evaluating 
the significance of air quality impacts for District projects.  In the absence of locally-adopted thresholds, 
the District recommends that these thresholds be used to determine significance of air quality impacts. 
 
If the proposed project exceeds the significance thresholds for air quality, mitigation should be applied 
to reduce those emissions as appropriate under CEQA.  Section 6 of the District’s Scope and Content 
document offers ideas for air quality mitigation.  However, project-specific measures should be 
developed that are pertinent to the specific project. Mitigation measures should be enforceable through 
permit conditions, agreements, or other legally binding instruments. The EIR should include a Mitigation 
Monitoring and Reporting Plan that explicitly states the required mitigations and establishes a 
mechanism for enforcement. 
 
4. Construction Impacts.  The EIR should include a description and quantification of potential air 
quality impacts associated with construction activities for the proposed project.  The District’s January, 
2022 Scope and Content document, Section 6, presents recommended mitigation measures for fugitive 
dust and equipment exhaust emissions associated with construction projects.  Construction mitigation 
measures should be enforced as conditions of approval for the project.  The EIR should include a 
Mitigation Monitoring and Reporting Plan that explicitly states the required mitigation and establishes a 
mechanism for enforcement. 
 
5. Asbestos Reporting Requirements. If the General Plan update will address issues of redevelopment 
which may involve demolition and renovation activities, the EIR should include a discussion of how 
materials will be removed in compliance with District Rule 1001 – National Emission Standards for 
Hazardous Air Pollutants (NESHAP) – Asbestos. Advance notification to the District may be required 
before asbestos is disturbed and/or removed. For additional information regarding asbestos notification 
requirements, please visit our website at www.ourair.org/asbestos. 

http://www.ourair.org/landuse/
http://www.ourair.org/asbestos/
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6. Global Climate Change/Greenhouse Gas Impacts.  The EIR should include a quantification of 
greenhouse gas (GHG) emissions from all project sources (direct and indirect), present significance 
thresholds, and make a determination regarding the significance of impacts.  In addition, we 
recommend that climate change impacts be mitigated to the extent reasonably possible, whether they 
are determined to be significant. 
 
At a minimum, the project should include any feasible GHG reduction measures as applicable from the 
following sector-based list: 

• Energy use (energy efficiency, low carbon fuels, renewable energy)  
• Water conservation (improved practices and equipment, landscaping)  
• Waste reduction (material re-use/recycling, composting, waste diversion, waste 

minimization)  
• Architectural features (green building practices, cool roofs)  
• Transportation (reduce vehicle miles traveled, compact and transit-oriented development, 

pedestrian- and bicycle-friendly communities) 
• Electric Vehicle Infrastructure (EV charger installation, installation of pre-wiring for future EV 

chargers) see www.ourair.org/sbc/plug-in-central-coast/ for more information. 
 
For guidance regarding GHG analysis for CEQA environmental documents, please refer to the CAPCOA 
CEQA & Climate Change document available at www.capcoa.org.  CAPCOA has also published Handbook 
for Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and Advancing 
Health and Equity, an extensive sector-by-sector compendium of project-specific mitigation measures, 
including quantification methods to calculate GHG reductions. The Handbook is available at 
www.caleemod.com/handbook/index.html.  In addition, the District has identified some potential 
strategies for local GHG mitigation that could be implemented in Santa Barbara County; these strategies 
are summarized and posted on the District’s website at www.ourair.org/ghgmitigation-sbc. 
 
7. Transportation Measures to Reduce Air Quality Impacts.  The Comprehensive General Plan Update 
and the associated EIR should include measures that promote the use of alternate modes of 
transportation and focus on reducing vehicle miles traveled, vehicle trips, and peak-hour travel.  The 
District is supportive of programs to improve access to mass transit and zero emission vehicle travel as 
well as methods to improve bicycle and pedestrian facilities in the City, such as the adoption of a 
complete streets policy. 
 
We hope you find our comments useful.  We look forward to reviewing the Draft EIR.   Please contact 
me at (805) 979-8334 or via email at WaddingtonE@sbcapcd.org if you have questions. 
 
Sincerely, 

 
Emily Waddington, 
Air Quality Specialist  
Planning Division 
cc:  Planning Chron File 

http://www.ourair.org/sbc/plug-in-central-coast/
file://sbcapcd.org/shares/Groups/planning/CEQA/Comment%20Letter%20Templates%20&%20Std%20Conditions/Drafts/TBH_Drafts/www.capcoa.org
https://www.caleemod.com/handbook/index.html
http://www.ourair.org/ghgmitigation-sbc/


From: Mary Gerlach
To: General Plan
Subject: Affordable Housing Units
Date: Friday, January 12, 2024 11:49:52 PM

Caution! This message was sent from outside your organization.

Affordable housing units are being developed in Solvang. 

Please Please make sure that when people apply for affordable housing units, they are selected because they live in
the area.  I would be very sad, if residents outside of Santa Barbara County were given precedence, and began using
the housing as a vacation residence.  This, would defeat the purpose.   Also, if residents are currently residing in
neighboring communities like Lompoc and Santa Maria - and working in those communities - Lompoc and Santa
Maria - they should not be able to qualify for affordable housing in Solvang, because they already have affordable
housing in their communities, and they would be taking away housing that is meant for Solvang residents. 

“Affordable housing” to me, means our community.  Solvang. (including Santa Ynez Valley)   

I believe this type of housing is meant:

1.  To house Solvang workers that are living in homes with multiple family members. 
2.  To house Solvang workers that are having to commute.

Homeless
1.  To house homeless individuals (transients) who are currently residing within Solvang residences (Couch surfing,
living in their cars, living in an RV (Rancho Oso) or living with local family members because they can’t afford
their own space. 
2.  To house homeless vets.
3.  To house people that are being foreclosed on in Santa Ynez Valley, because they can't afford their mortgage
payments
4.  To house Local single moms and dads.
5.  To house a diverse population, people that work on local Santa Ynez vineyards or farms. 

If you supply “Affordable” housing to anyone, the community will continue to suffer.

To ensure that local residents have an opportunity to be housed, the City should send a survey to all Santa Ynez
Valley residents and local businesses.  To qualify, local residents/business owners/schools, will direct the surveys
only to their employees.  When the surveys are received by the City, Proof of local employment will allow them to
proceed to the next round, the application.  For SY Valley teachers, if they want to live closer, they qualify.  For
homeless, if they are a Vet, they automatically qualify.  For SY Valley residents facing foreclosure, they qualify. 
For local resident's on Disability, they qualify.  For local Farm/Vineyard workers, they qualify.  For adult children,
who are having to live with their parents because they can’t afford housing, they qualify. 

When a Community, builds affordable housing for their community, they thrive, because they are taking care of
their people. 

Thank you for listening.

Mary

mailto:marylovesnursing@gmail.com
mailto:plansolvang@cityofsolvang.com
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From: Stephen Martin
To: planning@cityofsolvang.com; General Plan
Subject: Citizen comment on environmental impact review
Date: Thursday, July 13, 2023 1:19:54 PM

Caution! This message was sent from outside your organization.

Planning Division, City of Solvang 
c/o Lisa Scherman, Assistant Planner 
411 2nd Street 
Solvang, CA 93463

DEAR LADIES AND GENTLEMEN:

Please accept this as a comment about reviewing the environmental impact of the Solvang
Housing Element of the General Plan and the Developer's 'alternative proposal' for Site C in
particular.

AIR QUALITY, SAFETY and HEALTH.

The intersection at Mission Drive (Route 246) and Alamo Pintado Road has  effectively 
become another town center for Solvang. This center has most of the doctors offices, physical
therapy offices, the Cottage Hospital with emergency room, medical laboratories, and
Emergency Medical Technician Ambulance dispatch center, all within a few hundred yards of
each other. It has 2 shopping centers with Solvang's only 2 grocery stores, 3 banks, 4
restaurants, 2 pharmacies, UPS store and our only veterinary. 2 four way stop signs and a
traffic light attempt but do not suceed to control existing traffic on Route 246 and on Alamo
Pintado between Viborg Road and 246. On the weekends and when Santa Ynez High School
opens and closes the inbound traffic on 246 often backs up almost half a mile at the traffic
light and traffic into the Solvang tourist district does likewise. On Alamo Pintado, in order to
enter the Merkantile shopping center, cars and trucks must do a dangerous UTURN at the Old
Mission Drive stop sign. Not only is there presently a great deal of traffic congestion at this
location, in addition there soon will be a Samsun Medical clinic built on the south side of 246
and 32 new housing units on the corner of Alamo Pintado and Village Lane. The Developer's
alternative proposal for Site C would add over 200 cars plus delivery, mail, garbage and
service trucks all coming and going at the Old Mission Drive stop signs to Alamo Pintado, and
then on to the traffic light at 246. This will substantially increase congestion and in turn cause
much more unhealthy emissions from idling vehicles, as well as increased risks of accidents,
and increased noise pollution.  An additional 109 housing units would also substantially
increase pedestrian crosswalk traffic causing even more congestion and risk of accidents.
There already has been one recent pedestrian fatality and several near misses. Even now
vehicles seeking to avoid  congestion at this intersection travel alternate routes over Solvang
residential streets to come and go to and from downtown. Any further development at this
intersection should therefore be kept to the minimum necessary to provide a reasonable
number of affordable housing units, not unnecessary higher income dwellings.

DRAINAGE, FLOODING AND WATER POLLUTION.

Alamo Pintado Creek passes under 246 withIn 100 yards of the intersection with Alamo
Pintado. The Creek receives water from a ditch running across Site C draining the south side

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/16134768d83a2cb2b88a8d5b61b376d8
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/9f7721547372ae4311e8cd683f12147f
mailto:stormyscm@gmail.com
mailto:planning@cityofsolvang.com
mailto:plansolvang@cityofsolvang.com


of Allisal road, most of Mission Oaks' 84 units and the entire steep Site C, as well as water
from the shopping centers and other developments along Old Mission Drive, Alamo Pintado
and Viborg Roads. This year the Creek flooded the 246 intersection. Site C drainage ditch
runoff also carried stones and silt onto the roads. All of this left nearly 6  inches of silt on the
intersection and made it impassable for two days. The flooding destroyed the veterinary clinic
and damaged other businesses. Flooding carried even more silt downstream, depositing it in an
olive grove and silting up crossings to a public park and a vineyard, ultimately depositing the
silt into the Santa Inez River.The Developer's alternative  proposal for Site C will cause even
more runoff due to new impermeable surfaces and would at least require construction of
piping under the roadway and other expensive flood and silt control infrastructure. Even
assuming such infrastructure would be possible, its high cost would make it unlikely that the
109 proposed units would add affordable housing inventory, which is the sole public purpose
for allowing high density development at this location. Site C development should therefore be
limited to the flatter land and as proposed by the City's Housing Element as submitted.

HILLTOP REMOVAL AND DESTRUCTION OF VIEW SHED AND HISTORIC
AQUEDUCT

In order to achieve his alternative proposal the Developer would need to cut off the hill top of
the steep 4.48 ac. lot (along with destroying several old valley oak trees). Unstable clay would
likely need to be removed and replaced with more compactible soil. The Developer would
likely push great quantities of soil down the hill onto MISSION OAKS PROPERTY where he
plans to build an access road over a 60 foot easement granted in 1985. This soil would cover
the existing 8 foot deep drainage ditch, requiring underground piping for continued drainage.
It would also deeply bury the historic Santa Inez Mission Aqueduct which is currently visible
at one location. Cutting off the top of the hill and erecting three 3 story structures, the highest
apartments in the City, would destroy a Solvang designated viewshed and the natural rolling
character at the gateway to our small city. Other parts of the General Plan call for preserving
viewsheds, avoiding building on steep slopes, avoiding alteration of natural topography.and
specifically allowing high density land use on only the flatter part of Site C. The alternative
proposal for Site C is inconsistent with and counter to these elements of the General Plan.

DESTRUCTION OF REMAINING 'IN TOWN' WILDLIFE HABITAT AND UNIQUE
NEIGHBORHOOD OPEN SPACE.

Site C is at the foot of the highest hill in Solvang and adjacent to the ONLY
subdivision in Solvang that set aside 30 acres of open space to preserve and care for several
hundred oak trees which help purify the air, and to provide habitat for various wildlife. Several
herds of deer, hawks, heron, owls, racoons, bobcats, and coyotes live there and provide human
contact with nature. A trail with viewing bench currently enhances that contact for many
families. Placing the highest density and tallest housing in all of Solvang next to this open
space a few feet from the trail, and paving over more than an acre of the open space to build a
road over an easement will destroy the designated viewshed over the valley and create a high
rise environment for the first impression given to people entering Solvang from the north and
south. It also will go a long way toward destroying a model (the only model in Solvang) for
how good development should take place to successfully integrate humans and the
environment.

Current zoning of Site C allows 2 dwellings per acre. The Developer's proposal to Increase
density to 20 or more units per acre over the entire site would increase the profitability of



developing Site C, but at the expense of permanently damaging the physical, visual and
natural environments of this important gateway neighborhood. Any increase in density should
therefore be limited to the flattest land and used ONLY to meet our minimum affordable
housing goals.

I URGE YOU TO VISIT AND WALK SITE C.

Thank you for your consideration.

Stephen C. Martin
698 Hillside Drive
Solvang, CA 93463
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From: Chantee Sea Sea
To: General Plan
Subject: Clarification re: Planning Attn: Lisa Scherman
Date: Wednesday, July 12, 2023 7:51:39 PM

Caution! This message was sent from outside your organization.

Dear Ms.Scherman, 
My comments below “are focused on the Developer’s Alternative for Site C of the Housing
Element that assumes all 5.48 acres will be rezoned to DR-20.”Please let me know when you
receive this email.
Thank you

July 12, 2023

Planning Division City of Solvang
c/o Lisa Scherman, Assistant Planner
411 2nd Street 
Solvang, California 93463

Comments: Environmental Issues and Impacts:

Air Quality: This large-size development will change our air quality forever.

Noise and Fumes: nearby residences and the town of Solvang will be subject to increased
fumes, and our quiet village will be no more. Two hundred 200 cars, trucks, visitors,
gardeners, and contractors must maneuver through a compacted dense area.

Population/Housing/Public Services: Safe access to Cottage Hospital by ambulances will be
impacted by the increase of congestion on Hwy 246, creating one more life-and-death
concern. The additional population will overwhelm our small medical facilities, doctors,
nurses, labs, and service providers, many of whom are already overwhelmed, with
appointments taking anywhere from a day to weeks to weeks to months in particular facilities.

Alamo Pintado and Old Mission:  Cars, pedestrians people on bicycles have to navigate a 4-
way stop with 10 in and out lanes, including turning lanes. It's become one more life-and-
death intersection—intersections overburdened by the increased number of vehicles. The
proposed 109 units will add 1000 daily trips using California's statistics.

Water:  We are in an ongoing drought, with water bills increasing yearly, and where will the
water come from to support this development and the two significant proposed Solvang
developments on Hwy 246? 

Wildfire: Wildfire season is almost year-round. Access to dwellings will become more
complex; evacuation routes will be problematic and hazardous.

Wildlife and the Oak Trees: Should be preserved at all costs. Please don't take away the few
remaining open space in Solvang or further removal of trees.

Added Points

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/a459496757b359b8e7bf2e9afb58c2af
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/f9099bbfc2794502718d1ee99d7a0bff
mailto:everyoneisbeautiful@mac.com
mailto:plansolvang@cityofsolvang.com


There is a need for consultants to walk the site
Hilltop removal will destroy the natural topography.
Please consider: There is NO going back once the Destruction of the neighborhood's design
and character is lost. 

Chantal Cloutier
Solvang Resident.



From: Patricia Hedrick
To: General Plan
Subject: COMMENT: Solvang Comprehensive General Plan Update and Rezoning Project
Date: Wednesday, July 12, 2023 2:52:18 PM

Particular areas of concern regarding the Developer’s Alternative for Site C of the Housing Element:

Aesthetics/Visual Resources ( Alamo Pintado Rd and Hwy 246 Corridor)
Land Use/Planning
Air Quality/Noise Pollution (Hazardous air and noise pollution due to excessive
       construction grading/hundreds of additional car and truck trips)
Geology and Soils (Flood history)
Water Resources
Greenhouse Gas Emissions
Biological Resources (loss of habitat, Oak tree removal)
Transportation (increase in traffic)

High Density development on the hillside portion of this property will trigger potential serious impacts, with just a
few listed above.

There is currently no comparable development in Solvang - in either density, scale, or visual impact.   

Appropriate Mitigation for the impacts of the Developer’s Alternative / Site C Plan
is to follow through with Solvang City Council’s direction to develop high density affordable residences on the
lower, more level area of Site C.

Patricia Hedrick
Solvang, CA

mailto:phdsyv@gmail.com
mailto:plansolvang@cityofsolvang.com


Allow sender  | Block sender

From: Kathleen Day
To: General Plan
Subject: Comments re: Environmental Issues proposed development
Date: Wednesday, July 12, 2023 5:00:27 PM
Attachments: Planning Commission July 2023Document_20230628_0001.pdf

Caution! This message was sent from outside your organization.

To: Lisa Sherman, Assistant Planner:
Please see the attached form re: Draft EIR.
Thank you.
Kathleen Day, Solvang

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/f0c62b9122c5666f0d4eb780463a79e2
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/020ea648541b730aafd057e539d2528c
mailto:shamrockknits@gmail.com
mailto:plansolvang@cityofsolvang.com







From: laura buff
To: General Plan
Subject: development of lots adjacent 632 Hillside Solvang CA
Date: Friday, July 7, 2023 1:49:14 PM

Hello,

I have been made aware that there is a large apartment development under review adjacent our property.  When we
purchased our home, the empty lots were zoned for far less use.  There are deer, rabbits, raptors and many butterflies
in this area.  Also there are archeology ruins ie: the Santa Ines Mission aquaduct system remnants.

The noise, lighting and congestion of apartment buildings will impact my daily life, my quality of sleep and ease of
accessing services and goods.  The traffic alone will be unbearable and emergency services reaching Mission Oaks
or the hospital will be impacted.

The view from my home will be ruined and probably my property values as well.  I am all for affordable housing in
a less dense setting and also not on a hill which has had slides and other stabilization issues. 

This plan is an assault on my retirement, standard of living and the value of my property.  I hope you can find a
more suitable area to build an apartment building.  There are many flat lots in downtown Solvang which provide
much easier builds.

How will anyone ever be able to turn on or off of Alamo Pintado?  Is this how Solvang wants to look at the
beginning or end of the Scenic Road designation?

Please rethink this.  We do not have to bail Santa Barbara County out of its housing crisis.

Best regards

Laura Buff
632 Hillside Dr
Solvang

mailto:laurabuff@mac.com
mailto:plansolvang@cityofsolvang.com


Allow sender  | Block sender

From: Patrick Henry
To: General Plan
Subject: Development plans for Alamo Pintado Road
Date: Monday, July 10, 2023 12:35:47 PM

Caution! This message was sent from outside your organization.

Good afternoon.
 
An interesting housing development near Alamo Pintado Rd and the Old Mission Road in Solvang
has been brought to my attention, a development where Josh Richman is planning about 109
apartment units.  What can you tell me about this interesting project?
 
I missed this in the council agenda;
 

Was there a report done? 
Is there an environmental impact report being requested?
What information can you share or provide about the project?
Who has the final say (City or County)?
What is the timeline to address this matter?
Water impact?  Limited resources…..

 
 
Anything that I miss that you could add to the mix would be appreciated.
 
Thank you for your assistance.
Pat
 
Patrick Henry
2129 Village Lane
Solvang CA
805-708-0744
 
 
 

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/5a332d930d90a8339b2da7a662718639
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/8084f5414567ec9b3163de3cf87686ff
mailto:PHenry@SantaBarbaraCA.gov
mailto:plansolvang@cityofsolvang.com


From: Carol Frizzell
To: General Plan
Subject: Draft EIR comments on alternative proposal for Site C
Date: Friday, July 14, 2023 11:33:55 AM

Planning Division, City of Solvang
C/O Lisa Scherman, Assistant Planner:

This email is in response to the proposed housing element at Site C, Alamo Pintado Road and Old Mission Drive.

I would like to address several environmental issues and impact of this proposed project in it’s current draft, 109
apartments.

* I understand development of this property is inevitable, however the infrastructure capacity in that area does not
support the development being proposed.

* The proposed 109 apartments will create a substantial negative impact to the character of the surrounding
community for years to come.  Some of which are construction, limited parking spaces, and traffic flow.

* The 143 proposed parking spaces is grossly inadequate and the overflow parking needs will affect neighboring
residential and commercial areas.

* The proposed access road for the apartments dumping onto Hillside Drive is a poorly thought out idea and will
create additional traffic congestion at the entrance gate for Mission Oaks.

* Construction will create enormous congestion to the adjacent roadways to include the intersection of Alamo
Pintado Road and Old Mission Drive, which is already a hazardous intersection.

* The grading necessary for construction will create a tremendous amount of dust and dirt which will have a
negative impact on the air quality of the entire area.

A solution is to support the city’s draft housing element sent to the state, limiting any rezoning of Site C to the 2.5
acres of the more level land. The other solution is to have the entrance/exit of the development onto Alamo Pintado
Road or Viborg Road.

Respectfully,
Paul Frizzell & Craig Frizzell

Sent from my iPad

mailto:frizzbiz@gmail.com
mailto:plansolvang@cityofsolvang.com


Allow sender  | Block sender

From: Candy Waldron
To: General Plan
Subject: Is lot 72 involved?
Date: Friday, June 16, 2023 6:48:02 AM

Caution! This message was sent from outside your organization.

It is still leased to Historic Preservation!
What about the 2 lots at the foot of Alisal hill on the west side.  One belongs to the Alisal
Ranch I understand (encourage them to develop it).  But we would all  hate the additional
traffic on Alisal Road.
The other lot I believe is owned by the City of Solvang designated as a park!  Not much of a
park and we could certainly use another or additional soccer fields!

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/79229d5592dc5d8a5fe98a1f6462df98
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/07507df7ad2c6052aed3a05a9c0b5369
mailto:candy@thewaldrons.com
mailto:plansolvang@cityofsolvang.com


From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Sophia Checa; Planning Consultant
Subject: FW: 5.5-acre property at the northwest corner of Alamo Pintado and Old Mission Drive known as Site C,
Date: Monday, June 12, 2023 10:03:12 AM
Attachments: Final Draft Letter to Solvang City Council - 5 30 23 re, May 8 Council Meeting consent agenda item 4 D - EIR

update and Lot C.docx

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Craig <ckent323@verizon.net> 
Sent: Sunday, June 11, 2023 6:27 PM
To: Public City Council Group <council@cityofsolvang.com>
Cc: City Clerk <cityclerk@cityofsolvang.com>
Subject: 5.5-acre property at the northwest corner of Alamo Pintado and Old Mission Drive known
as Site C,
 
The attached letter is for the Mayor and City Council for the City of Solvang. I found it unsent in my email outbox today.  I thought I had transmitted it on May 31. If possible please get this e

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

The attached letter is for the Mayor and City Council for the City of Solvang.

I found it unsent in my email outbox today.  I thought I had transmitted it on May 31.

If possible please get this email and the attached document to the Mayor and City
Council members in time for the Monday night meeting on June 12.   Thank you.

The owners of four neighboring properties on Old Mission Dr and I have discussed
the recent consent agenda item 4 d on the May 8 City Council agenda: “Approve
Amendment 5 to the Agreement with Mintier Harnish LP to complete the General Plan
Update process and include analysis of a conceptual development of the 5.5-acre
property at the northwest corner of Alamo Pintado and Old Mission Drive known as
Site C, for the additional...” .

Please find our concerns elucidated in the attached email letter.

As we have previously communicated, we are very concerned about the potential
significant negative impacts of this proposed development on traffic circulation,
parking, drainage, visual appearance among other issues.

P.S. Drafts as well as the final version of the attached letter were previously circulated
among the owners of six residences on Old Mission Dr. 

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
mailto:planningconsultant@cityofsolvang.com
mailto:aporter@cityofsolvang.com
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/e5679b42edc14b2019616aa0013e9f82
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/89c826652bd4983427eddfb607eda2c2

May 30,2023

Honorable Mayor and Members of the City Council of the City of Solvang,

I am Craig Kent and I am writing this on behalf of myself and several neighbors who are property owners on Old Mission Drive.

We recently became aware of the details of the consent agenda item 4 d on the May 8 City Council agenda: “Approve Amendment 5 to the Agreement with Mintier Harnish LP to complete the General Plan Update process and include analysis of a conceptual development of the 5.5-acre property at the northwest corner of Alamo Pintado and Old Mission Drive known as Site C, for the additional...” 


We believe that your Council and certainly members of the public were totally unaware of the content of the “conceptual development” of Site C because no plan or analysis was included in the Staff Report or the agenda appendix, and the action proposed was inadequately noticed.  Documents show that no one (Council Members) pulled any of the documents prior to the May 8 meeting. Members of the public like me and my neighbors, who had commented on the proposals for Site C included in the Housing Element, were unaware that an alternative project for the site was being included in the environmental review. 

When concerned neighbors inquired about the alternative project, they were told a Public Document Request would be necessary.  When we saw the results of that request, we were shocked to see that the developers plan goes back to evaluating the rezoning of the entire site to DR-20 from 20-R-1. We note that it is inconsistent with the HCD Review Draft submitted to the State of California and with the City Council discussions and decisions that followed Planning staff recommendations and the extensive Public input of the multiple meeting Housing Element Update.

As a consequence we have several questions we would appreciate answers to and we also want you to understand our perspective that this action appears to be a back door, non-transparent action that is not only not in keeping with previous Planning staff recommendations, public disclosure and comments and City Council decisions based on staff recommendations and public comment but it appears to undo all of the previous recommendations made during open public meetings including the City Council decisions regarding rezoning the property.  That is, it was recommended that some acreage (the lowest flatter part of the steep parcel) be added to the lower flatter parcel (1 acre) for a total of 2.5 acres, by a lot line adjustment, which would be zoned DR-20, with a realistic potential of 36 units. Leaving the rest in its current zoning.

1) Why would the city support the study of a developer requested proposal that is totally inconsistent with the vision for Site C developed after so many hours of public discussion? 

2) Were the Mayor and City Council members aware of the details of the EIR alternative request and that it is inconsistent with the HCD Review Draft submitted to the State?

We are aware that it is not unheard of to insert developer’s projects in public documents for program review, but we believe they are almost always consistent with the direction of the plans being reviewed. In this case, the developer’s plan involves more than twice the acreage and three times the number of units.

This action has the appearance of being hidden in the Consent Agenda. None of the public involved in the Housing Element, the GPAC, or the neighbors, was informed that the action was being taken.

3) Will this wind up being the only plan for Site C in the EIR?

A concern we now have is that after all of the public discussion and planning staff recommendations leading up to this point the developer’s plan may be the only drawing of a project for Site C and may very well become the "de facto" plan for Site C even though it was not seen by the public and the process of its insertion into the EIR was done without public oversight or awareness.

We believe that the developer’s project is inconsistent with Council direction and Solvang development policies and the process of its insertion lacked transparency.  


We request that the action to insert the developer’s project be rescinded or Solvang risks yet another self-inflicted wound. We also request full disclosure about the plans and directions for Site C.





Respectfully,





Craig Kent 

1901 Old Mission Dr

Solvang, Ca 93463










 
 
Respectfully,

Craig Kent 



From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Development project at Alamo Pintado and Old Mission Rd. Does not fit SYV standards!
Date: Monday, June 12, 2023 6:01:37 PM

 
 

From: Dennis Casey <denccasey@yahoo.com> 
Sent: Monday, June 12, 2023 5:42 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Development project at Alamo Pintado and Old Mission Rd. Does not fit SYV standards!
 
Dear Council: While I can appreciate the need to develop housing in Santa Ynez Valley, the plan put forth for the development at Alamo Pintado and Old Mission Rd creates more problems than it solves.

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Dear Council:

While I can appreciate the need to develop housing in Santa Ynez Valley, the plan put forth for the
development at Alamo Pintado and Old Mission Rd creates more problems than it solves.

Allowing lower parking standards; increasing the height; using city funds and grants, streamlining
approvals do nothing for the future and the community at large.  It will strain water & sewer use and
increase traffic issues.

This proposal needs to be scaled down to less density.  The already dangerous and congested
intersection at Old Mission and Alamo Pintado will be gravely impacted.

Stand your ground on these issues and future projects.

Also, increasing the scale of this type of development is incompatible and inconsistent with the
existing neighborhoods.

Please represent the Valley-wide concerns and impacts when making these decisions.

Thank you for your due diligence.

Concerned Santa Ynez Valley Resident

 
 

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
mailto:planningconsultant@cityofsolvang.com


From: Annamarie Porter
To: Rodger Olds; Lisa Scherman; Planning Consultant; Sophia Checa
Subject: FW: Letter opposing zoning change for corner of Alamo Pintado and Old Mission
Date: Monday, June 12, 2023 12:00:22 PM

 
 

From: Sonja Withey <DotterofTheKing@outlook.com> 
Sent: Monday, June 12, 2023 11:24 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Letter opposing zoning change for corner of Alamo Pintado and Old Mission
 
Dear Council, I kindly request that you refrain from granting developers unrestricted authority when it comes to changing zoning to high density. Implementing lower parking standards, increasing build

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Dear Council,
I kindly request that you refrain from granting developers unrestricted authority when it
comes to changing zoning to high density. Implementing lower parking standards,
increasing building height, utilizing city funds and grants, and expediting approvals will not
benefit the future or the community as a whole. These actions will place excessive strain on
water and sewer resources while exacerbating traffic problems.
It is crucial that this proposal be downsized to a lower density. The already hazardous and
congested intersection at Old Mission and Alamo Pintado will be significantly affected. I
urge you to stand firm on these matters, both now and in future projects.
Furthermore, expanding the scope of this type of development is incompatible and
inconsistent with the existing neighborhoods. I implore you to genuinely represent the
concerns and impacts on the entire Santa Ynez Valley when making these decisions.
Thank you for your diligent consideration.
Sincerely,
A Concerned Resident of Santa Ynez Valley
 
Sonja Withey
1999 High Meadow Road
Solvang, CA  93463
(805) 698-0102
 
 

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
mailto:planningconsultant@cityofsolvang.com
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Mission Santa Ines Original Aqueduct - Historic and Significant
Date: Monday, June 12, 2023 12:00:56 PM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Karen <karenwaite805@gmail.com> 
Sent: Monday, June 12, 2023 11:57 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Re: Mission Santa Ines Original Aqueduct - Historic and Significant
 
*Mission Santa Ines  ( correction)  On Mon, Jun 12, 2023 at 11:51 Karen Waite wrote: For your records as it pertains to the Solvang Housing Element and the development of that area that had

This sender is trusted.
sophospsmartbannerend

*Mission Santa Ines  ( correction) 
 
On Mon, Jun 12, 2023 at 11:51 Karen Waite <karenwaite805@gmail.com> wrote:

For your records as it pertains to the Solvang Housing Element and the development of that area
that had already been submitted. 

Again I urge the City to 
stay the course on the original  Housing Development Plan. 

Karen Waite
Former City Council Member
Solvang MOA Resident

Karen M. Waite

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
mailto:planningconsultant@cityofsolvang.com
mailto:aporter@cityofsolvang.com
mailto:karenwaite805@gmail.com


From: Annamarie Porter
To: Sophia Checa; Planning Consultant; Rodger Olds; Lisa Scherman
Subject: FW: Mission Santa Ynez Original Aqueduct - Historic and Significant
Date: Monday, June 12, 2023 11:53:06 AM

 

From: Karen Waite <karenwaite805@gmail.com> 
Sent: Monday, June 12, 2023 11:52 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Mission Santa Ynez Original Aqueduct - Historic and Significant
 
For your records as it pertains to the Solvang Housing Element and the development of that area
that had already been submitted. 

Again I urge the City to 
stay the course on the original  Housing Development Plan. 

Karen Waite
Former City Council Member
Solvang MOA Resident

mailto:aporter@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
mailto:planningconsultant@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:lscherman@cityofsolvang.com




Karen M. Waite



From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Solvang Housing Element
Date: Monday, June 12, 2023 12:46:50 PM

From: Jack Clymer <solvang604@gmail.com> 
Sent: Monday, June 12, 2023 12:45 PM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Fwd: Solvang Housing Element
 
Limiting. ---------- Forwarded message --------- From: Jack Clymer Date: Mon, Jun 12, 2023 at 12:33 PM Subject: Solvang Housing Element To: Dear City Council,    I urge Solvang to stand

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Limiting.
---------- Forwarded message ---------
From: Jack Clymer <solvang604@gmail.com>
Date: Mon, Jun 12, 2023 at 12:33 PM
Subject: Solvang Housing Element
To: <Council@cityofsolvang.com>
 

Dear City Council,
   I urge Solvang to stand strong and support the City's Draft Housing Element sent to the State,
particularly as to limitim=ng and rezoning of Site C to the 2.5 acres of flatter land. Thank you for your
work and your time. Sincerely, Jack & Elizabeth Clymer

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
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From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: Proposed Zoning Change for Intersection of Alamo Pintado and Old Mission Drive
Date: Monday, June 12, 2023 9:54:42 AM

 
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: susan@arakawa.ws susan@arakawa.ws <susan@arakawa.ws> 
Sent: Monday, June 12, 2023 9:51 AM
To: Public City Council Group <council@cityofsolvang.com>
Subject: Proposed Zoning Change for Intersection of Alamo Pintado and Old Mission Drive
 
Dear Council, I kindly request that you refrain from granting developers unrestricted authority when it comes to changing zoning to high density. Implementing lower parking standards, increasing build

Caution! This message was sent from outside your organization.
sophospsmartbannerend

Dear Council,
 
I kindly request that you refrain from granting developers unrestricted authority when it comes to
changing zoning to high density. Implementing lower parking standards, increasing building height,
utilizing city funds and grants, and expediting approvals will not benefit the future or the community
as a whole. These actions will place excessive strain on water and sewer resources while
exacerbating traffic problems.
 
It is crucial that this proposal be downsized to a lower density. The already hazardous and congested
intersection at Old Mission and Alamo Pintado will be significantly affected. I urge you to stand firm
on these matters, both now and in future projects.
 
Furthermore, expanding the scope of this type of development is incompatible and inconsistent with
the existing neighborhoods. I implore you to genuinely represent the concerns and impacts on the
entire Santa Ynez Valley when making these decisions.
 
Thank you for your diligent consideration.
 
Sincerely,
 
Susan Arakawa,
Solvang resident

mailto:aporter@cityofsolvang.com
mailto:SCheca@cityofsolvang.com
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From: Annamarie Porter
To: Rodger Olds; Sophia Checa; Lisa Scherman; Planning Consultant
Subject: FW: Zoning change
Date: Monday, June 12, 2023 12:47:23 PM

-----Original Message-----
From: Kiwi Lee <fitkiwi@aol.com>
Sent: Monday, June 12, 2023 12:24 PM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk <cityclerk@cityofsolvang.com>
Subject: Zoning change

Dear Council:

Please stand by your previous direction to staff to limit the density zoning change on the corner of Alamo Pintado
and Old Mission Drive.

It appears the developer is trying to circumvent the decisions made previously that involved public input by
contacting the state directly and applying pressure to push for 109 units to be built instead of only what is necessary
to meet the mandate.

We are a small community with tourism and charm as one of our highest priorities.  It’s always a challenge to
balance growth with our existing roadways and infrastructure.

Please stand your ground and don’t be intimidated or swayed by over zealous developers that look only to short term
profits.

Thank you for your support!

Solvang resident Karry Rossetti

mailto:aporter@cityofsolvang.com
mailto:rolds@cityofsolvang.com
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From: Debra Lynn Henno
To: General Plan
Subject: Information
Date: Friday, January 12, 2024 8:08:16 AM

Caution! This message was sent from outside your organization.

Dear City of Solvang,

We’ve lived here for over 30 years and have enjoyed every minute of it. I am of Danish descent,
Swedish as well, and have a great appreciation for the Scandinavian flavor of our beautiful city!

We recently have learned of the 5G towers and additional equipment were added in different locations to
the city of Solvang and Santa Ynez, Los Olivos, etc.

Can you please let us know who to talk to in regards to locating a map for the cell towers and other
equipment which will be emitting radiation. We spoke with Roger in the planning department, and he
did not have any information to provide us other than contacting a state entity-CPUC-California public
utilities commission.

We are concerned to have found these devices recently near our home. The green box is on our property,
and the tower is near our property. Please provide a contact who can help us determine what these
devices are, who to contact in regards to the devices and provide a map of cell towers and other devices
/equipment of the same nature as the cell towers.

We look forward to hearing from you. Thank you very much and have a beautiful day.!

Debra Lynn Henno

mailto:debralynnhenno@icloud.com
mailto:plansolvang@cityofsolvang.com




Sent from my iPhone



From: Annamarie Porter
To: Sophia Checa; Rodger Olds; Lisa Scherman; Planning Consultant
Subject: FW: Proposed development
Date: Monday, June 12, 2023 9:33:44 AM

A forward for your records
 
Annamarie Porter, CMC
City Clerk
City of Solvang
Phone: (805) 688-5575 x206
aporter@cityofsolvang.com
 

From: Trent Casberg <trentcasberg@hotmail.com> 
Sent: Monday, June 12, 2023 9:28 AM
To: Public City Council Group <council@cityofsolvang.com>; City Clerk
<cityclerk@cityofsolvang.com>
Subject: Proposed development
 
Dear Council: Please do not give developers a blank check when changing zoning to high density. Allowing lower parking standards; increasing the height; using city funds and grants, streamlining appro

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Dear Council:
 
Please do not give developers a blank
check when changing zoning to high
density.
 
Allowing lower parking standards; increasing the height; using city funds and grants, streamlining
approvals do nothing for the future and the community at large.  It will strain water & sewer use and
increase traffic issues.
 
This proposal needs to be scaled down to less density.  The already dangerous and congested
intersection at Old Mission and Alamo Pintado will be gravely impacted.
 
Stand your ground on these issues and future projects.
 
Also, increasing the scale of this type of development is incompatible and inconsistent with the
existing neighborhoods.
 
Please represent the Valleywide concerns and impacts when making these decisions.
 
Thank you for your due diligence.
 
Concerned Santa Ynez Valley Resident
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From: Jay Orlandi
To: General Plan
Subject: Draft EIR Comments in response to Solvang Comprehensive General Plan Update and Rezoning Project
Date: Monday, July 10, 2023 12:26:12 PM
Attachments: Doc Jul 10, 2023, 12.21.pdf

To:   Planning Division, City of Solvang
c/o Lisa Scherman, Assistant Planner

From:  Jay Orlandi, 736 Hillside Dr.

Sent from my iPhone

mailto:jayorlandi@gmail.com
mailto:plansolvang@cityofsolvang.com







From: Lisa Orlandi
To: General Plan
Subject: Draft EIR Comments in response to Solvang Comprehensive General Plan Update and Rezoning Project

(Resending with Attachment)
Date: Monday, July 10, 2023 12:38:30 PM
Attachments: Doc Jul 10, 2023, 12.25.pdf

To:  Planning Division, City of Solvang 
     c/o Lisa Scherman, Assistant Planner

From:  Lisa Orlandi, 736 Hillside Dr.

Attached, please find my concerns and potential alternatives for the development of this property. 
Many thanks for your time and efforts to balance the competing interests of different landowners,
and to maintain the beauty and tranquility of our beautiful town.  

Respectfully,
Lisa Orlandi

> 
> 
> 
> 
> 

mailto:lisaannorlandi@gmail.com
mailto:plansolvang@cityofsolvang.com









From: Planning Consultant
To: Crystal Mendoza; General Plan
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com; mmaddox@rinconconsultants.com;

Rodger Olds; Lisa Scherman; Randy Murphy; Wendy Teeter; Sam Cohen; Allison McAdams; Nakia Zavalla -
Subject: Solvang GPU and Rezoning August 21, 2023 2:00
Date: Monday, August 7, 2023 1:37:14 PM

To all
 
On July 21, 2023, we had the first tribal consultant meeting to discuss the City of Solvang General
Plan Update and Rezoning effort.
 
In attendance at that meeting was
 
                                Wendy Teeter, Tribal Representative  
 
                                Laurie Tamura , Planning Consultant for City of Solvang
 
                                Shelby Cramton, Rincon Consultants
                                Courtney Montgomery, Rincon Consultants
                                Matt Maddox, Rincon Consultants
 
The first part of the meeting we reviewed the schedule and projected timeline:
 

Public Draft EIR is scheduled to be releases on December 15, 2023
45-day public review period is estimated to end on January 30, 2024
Planning Commission meetings are estimated to be held in April 2024
City Council meetings are estimated to be help in June 2024.
 

The rest of the meeting involved reviewing the Draft General Plan elements along with the Housing
Element.  These documents are available on the Plan Solvang website.
 
https://plansolvang.com/documents.html
 
We would like to set up the second consultation meeting on Monday August 21, 2023, at 2:00 .  At
that meeting we will review the General Plan and discuss related policies in the various elements
with a focus on 3. Community Design and 7. Environment and Sustainability.
 
Please confirm that this meeting will work for the representatives of the Chumash.
 
Thank you.
 
 
Laurie Tamura, AICP
Planning Consultant

mailto:planningconsultant@cityofsolvang.com
mailto:cmendoza@chumash.gov
mailto:plansolvang@cityofsolvang.com
mailto:scramton@rinconconsultants.com
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mailto:mmaddox@rinconconsultants.com
mailto:rolds@cityofsolvang.com
mailto:lscherman@cityofsolvang.com
mailto:randym@cityofsolvang.com
mailto:wteeter@chumash.gov
mailto:scohen@chumash.gov
mailto:amcadams@chumash.gov
mailto:nzavalla@chumash.gov
https://plansolvang.com/documents.html


 
411 Second  Street
Solvang, CA   93463
 
 
 
 
 
               
 

From: Crystal Mendoza <cmendoza@chumash.gov> 
Sent: Thursday, July 6, 2023 1:07 PM
To: Planning Consultant <planningconsultant@cityofsolvang.com>; General Plan
<plansolvang@cityofsolvang.com>
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com;
mmaddox@rinconconsultants.com; Rodger Olds <rolds@cityofsolvang.com>; Lisa Scherman
<lscherman@cityofsolvang.com>; Randy Murphy <randym@cityofsolvang.com>; Wendy Teeter
<wteeter@chumash.gov>; Sam Cohen <scohen@chumash.gov>; Allison McAdams
<amcadams@chumash.gov>
Subject: RE: {EXTERNAL} RE: Solvang Comprehensive General Plan Update and Rezoning
 
Hi Laurie,   Thank you, please see the list below for the contacts email address to add to the invite. Let me know if anything else is needed.   Wendy Teeter - wteeter@chumash.gov Sam Cohen

Caution! This message was sent from outside your organization. Allow sender | Block sender
sophospsmartbannerend

Hi Laurie,
 
Thank you, please see the list below for the contacts email address to add to the invite. Let me know
if anything else is needed.
 
Wendy Teeter - wteeter@chumash.gov
Sam Cohen - scohen@chumash.gov
Allison McAdams - Amcadams@chumash.gov
Nakia Zavalla - nzavalla@chumash.gov
 
 
Thank you,
 
Crystal Mendoza
Administrative Assistant | Cultural Resources
Santa Ynez Band of Chumash Indians | Tribal Hall
Phone: 805-325-5537
cmendoza@chumash.gov
www.sycculture.com
 

mailto:wteeter@chumash.gov
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/d7817c9312c13af26a9963f678b12a66
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/00c1c0bebc9bc8f8434fe65d01b126b1
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https://us-east-2.protection.sophos.com/?d=sycculture.com&u=aHR0cDovL3d3dy5zeWNjdWx0dXJlLmNvbS8=&i=NWU1ZDhkYTRlNzczMzMwZGFlNjdiMjY5&t=Z2RaWTNSUFBNdHNHYlpSa0o2bWVJbDNlek8yWndjY0IraXlmR2RTWDJ0az0=&h=1bb393f6c6e04d23aacd76d48c1373e0&s=AVNPUEhUT0NFTkNSWVBUSVYCatyXxWCOiHS-am4M5CgHVgXpxFW65DaSW451-4Y7lA


From: Planning Consultant <planningconsultant@cityofsolvang.com> 
Sent: Thursday, July 6, 2023 12:16 PM
To: Crystal Mendoza <cmendoza@chumash.gov>; General Plan <plansolvang@cityofsolvang.com>
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com;
mmaddox@rinconconsultants.com; Rodger Olds <rolds@cityofsolvang.com>; Lisa Scherman
<lscherman@cityofsolvang.com>; Randy Murphy <randym@cityofsolvang.com>; Wendy Teeter
<wteeter@chumash.gov>; Sam Cohen <scohen@chumash.gov>; Allison McAdams
<amcadams@chumash.gov>
Subject: RE: {EXTERNAL} RE: Solvang Comprehensive General Plan Update and Rezoning
 
Crystal
 

Monday July 21st at 2:00 looks like the best time for the city to meet with Sam and Wendy.
 
Can you forward the link to the contacts above for this first meeting.
 
Thank you for setting this up.
 
All the best.
 
 
Laurie Tamura, AICP
Planning Consultant

 
411 Second Street
Solvang, CA   93
 
 
 
 
 

From: Crystal Mendoza <cmendoza@chumash.gov> 
Sent: Wednesday, July 5, 2023 3:01 PM
To: Planning Consultant <planningconsultant@cityofsolvang.com>; General Plan
<plansolvang@cityofsolvang.com>
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com;
mmaddox@rinconconsultants.com; Rodger Olds <rolds@cityofsolvang.com>; Lisa Scherman
<lscherman@cityofsolvang.com>; Rodger Olds <rolds@cityofsolvang.com>; Wendy Teeter
<wteeter@chumash.gov>; Sam Cohen <scohen@chumash.gov>; Allison McAdams
<amcadams@chumash.gov>
Subject: RE: {EXTERNAL} RE: Solvang Comprehensive General Plan Update and Rezoning
 

mailto:planningconsultant@cityofsolvang.com
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mailto:plansolvang@cityofsolvang.com
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Good afternoon Laurie,   Sam and Wendy are avaliable for a virtual meeting for the below days and times.   Monday, July 24th: 9:00am, 10:00am, 2:00pm Friday, July 28th: 10:00am,1:00pm, 2:00p
sophospsmartbannerend

Good afternoon Laurie,
 
Sam and Wendy are avaliable for a virtual meeting for the below days and times.
 
Monday, July 24th: 9:00am, 10:00am, 2:00pm
Friday, July 28th: 10:00am,1:00pm, 2:00pm
 
 
Thank you,
 
Crystal Mendoza
Administrative Assistant | Cultural Resources
Santa Ynez Band of Chumash Indians | Tribal Hall
Phone: 805-325-5537
cmendoza@chumash.gov
www.sycculture.com
 
From: Planning Consultant <planningconsultant@cityofsolvang.com> 
Sent: Monday, July 3, 2023 2:32 PM
To: General Plan <plansolvang@cityofsolvang.com>; Crystal Mendoza <cmendoza@chumash.gov>;
Wendy Teeter <wteeter@chumash.gov>; Sam Cohen <scohen@chumash.gov>
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com;
mmaddox@rinconconsultants.com; Rodger Olds <rolds@cityofsolvang.com>; Lisa Scherman
<lscherman@cityofsolvang.com>; Rodger Olds <rolds@cityofsolvang.com>
Subject: {EXTERNAL} RE: Solvang Comprehensive General Plan Update and Rezoning
 
Crystal
 
Thank you for your letter requesting tribal consultation for the City of Solvang General Plan Update.
 
We have sent out the Notice of Preparation for the EIR and the comment period ends on July 14,
2023. 
 
Based on that timing we would like to set up a meeting with Tribal Representatives the week of July

24th .
 
Could you please offer several days and times that work for them?  We can arrange to come to the
Tribal Hall, or we can have the meeting here in Solvang.
 
Thank you for assisting us on this matter.
 
Laurie Tamura, AICP
Planning Consultant

 

mailto:cmendoza@chumash.gov
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mailto:cmontgomery@rinconconsultants.com
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Caution: This message is from an EXTERNAL source. Please report suspicious messages by clicking the
"Report Phish" button.

411 First Street
Solvang, CA   93
 
 
 

From: General Plan <plansolvang@cityofsolvang.com> 
Sent: Wednesday, June 21, 2023 3:55 PM
To: Crystal Mendoza <cmendoza@chumash.gov>; Wendy Teeter <wteeter@chumash.gov>
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com;
mmaddox@rinconconsultants.com; Planning Consultant <planningconsultant@cityofsolvang.com>;
Rodger Olds <rolds@cityofsolvang.com>; Lisa Scherman <lscherman@cityofsolvang.com>
Subject: Re: Solvang Comprehensive General Plan Update and Rezoning
 
Hi Crystal,
 
Thank you for sending the formal letter of consultation.
 
Thank you,
 
Sophia

From: Crystal Mendoza <cmendoza@chumash.gov>
Sent: Wednesday, June 21, 2023 7:00 PM
To: General Plan <plansolvang@cityofsolvang.com>
Cc: Wendy Teeter <wteeter@chumash.gov>
Subject: Solvang Comprehensive General Plan Update and Rezoning
 
Good afternoon,   Please find attached a formal letter of consultation regarding the above-mentioned project. We apologize for the delay in our response.   Thank you,   Crystal Mendoza
sophospsmartbannerend

Good afternoon,
 
Please find attached a formal letter of consultation regarding the above-mentioned project. We
apologize for the delay in our response.
 
Thank you,
 
Crystal Mendoza
Administrative Assistant | Cultural Resource Management
Santa Ynez Band of Chumash Indians | Tribal Hall
Phone: 805-325-5537
cmendoza@santaynezchumash.org
www.sycculture.com
 
 

mailto:plansolvang@cityofsolvang.com
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From: Planning Consultant
To: General Plan; Crystal Mendoza; Wendy Teeter; Sam Cohen
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com; mmaddox@rinconconsultants.com;

Rodger Olds; Lisa Scherman; Rodger Olds
Subject: RE: Solvang Comprehensive General Plan Update and Rezoning
Date: Monday, July 3, 2023 2:31:37 PM

Crystal
 
Thank you for your letter requesting tribal consultation for the City of Solvang General Plan Update.
 
We have sent out the Notice of Preparation for the EIR and the comment period ends on July 14,
2023. 
 
Based on that timing we would like to set up a meeting with Tribal Representatives the week of July

24th .
 
Could you please offer several days and times that work for them?  We can arrange to come to the
Tribal Hall, or we can have the meeting here in Solvang.
 
Thank you for assisting us on this matter.
 
Laurie Tamura, AICP
Planning Consultant

 
411 First Street
Solvang, CA   93
 
 
 

From: General Plan <plansolvang@cityofsolvang.com> 
Sent: Wednesday, June 21, 2023 3:55 PM
To: Crystal Mendoza <cmendoza@chumash.gov>; Wendy Teeter <wteeter@chumash.gov>
Cc: scramton@rinconconsultants.com; cmontgomery@rinconconsultants.com;
mmaddox@rinconconsultants.com; Planning Consultant <planningconsultant@cityofsolvang.com>;
Rodger Olds <rolds@cityofsolvang.com>; Lisa Scherman <lscherman@cityofsolvang.com>
Subject: Re: Solvang Comprehensive General Plan Update and Rezoning
 
Hi Crystal,
 
Thank you for sending the formal letter of consultation.
 
Thank you,

mailto:planningconsultant@cityofsolvang.com
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Sophia

From: Crystal Mendoza <cmendoza@chumash.gov>
Sent: Wednesday, June 21, 2023 7:00 PM
To: General Plan <plansolvang@cityofsolvang.com>
Cc: Wendy Teeter <wteeter@chumash.gov>
Subject: Solvang Comprehensive General Plan Update and Rezoning
 
Good afternoon,   Please find attached a formal letter of consultation regarding the above-mentioned project. We apologize for the delay in our response.   Thank you,   Crystal Mendoza

Caution! This message was sent from outside your organization. Allow sender | Block
sender

sophospsmartbannerend

Good afternoon,
 
Please find attached a formal letter of consultation regarding the above-mentioned project. We
apologize for the delay in our response.
 
Thank you,
 
Crystal Mendoza
Administrative Assistant | Cultural Resource Management
Santa Ynez Band of Chumash Indians | Tribal Hall
Phone: 805-325-5537
cmendoza@santaynezchumash.org
www.sycculture.com
 

mailto:cmendoza@chumash.gov
mailto:plansolvang@cityofsolvang.com
mailto:wteeter@chumash.gov
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From: Sophia Checa
To: Hind Baki; Planning Consultant; Planning Dept Public List; Armita Ariano; Mitchell Tsai; Mitchell M. Tsai Attorney

at Law, P.C.
Subject: Re: SWMSRCC - City of Solvang - 1783 & 1793 Mission Drive hotel project - project status inquiry
Date: Thursday, April 6, 2023 6:03:49 AM

Good morning,

We have to received anything. We will add you to the notification list for this project.

Thank you,

Sophia

From: Hind Baki <hind@mitchtsailaw.com>
Sent: Wednesday, April 5, 2023 4:54:37 PM
To: Planning Consultant <planningconsultant@cityofsolvang.com>; Planning Dept Public List
<planningdept@cityofsolvang.com>; Sophia Checa <SCheca@cityofsolvang.com>; Armita Ariano
<armita@mitchtsailaw.com>; Mitchell Tsai <mitch@mitchtsailaw.com>; Mitchell M. Tsai Attorney at
Law, P.C. <info@mitchtsailaw.com>
Subject: SWMSRCC - City of Solvang - 1783 & 1793 Mission Drive hotel project - project status
inquiry
 

Caution! This message was sent from outside your organization.

Good afternoon,

Our Firm is interested in the above-mentioned project at the Old Lumberyard Site
(APN 139-150-017, 027, 012) and wanted to check with you all on any updates or
changes.  We would appreciate any information regarding upcoming city public
meetings where this project may be discussed.  Our understanding is that there is no
application yet for this project, but a preconceptual design review came before the
Planning Commission on 9/6/2022.  

Thank you, in advance, for your help.

Best wishes,
--Hind

Hind Baki 
Paralegal
Mitchell M. Tsai, Attorney At Law
139 South Hudson Avenue, Suite 200
Pasadena, CA 91101
Office: (626) 314-3821
Fax: (626) 389-5414
Email: hind@mitchtsailaw.com

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/c25efbdfcbda85d6a25cb1550f01f796
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/cb62680ec70985d568574571527a1cba
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Website: http://www.mitchtsailaw.com

CONFIDENTIALITY NOTICE:  This e-mail transmission, and any documents, files or
previous e-mail messages accompanying it, may contain confidential information that is legally
privileged.  If you are not the intended recipient, or a person responsible for delivering it to the
intended recipient, you are hereby notified that any disclosure, copying, distribution or use of any
of the information contained in or attached to this message is STRICTLY PROHIBITED and
may violate applicable laws including the Electronic Communications Privacy Act.  If you have
received this transmission in error, please immediately notify us by reply e-mail
at hind@mitchtsailaw.com or by telephone at (626) 314-3821 and destroy the original
transmission and its attachments without reading them or saving them to disk.  Thank you.
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http://goog_1756875247/
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Allow sender  | Block sender

From: Mark Frank
To: Sophia Checa
Subject: Richman Project - Alamo Pintado & Old Mission Road
Date: Wednesday, June 7, 2023 8:53:18 AM
Attachments: Site Plan.cdr

SteepSlopes.pdf

Caution! This message was sent from outside your organization.

Hi Sophia,

Please see attached (3 documents)....Do you know what the overall height from the street level
to the top of the proposed 3 story building is?

I see numbers listed on the slopes of the proposed site plan ranging from 400 to 525 listed on
the middle to upper highest point of the slopes.

My guest is that the current highest point of the hilltop is approximately 20 to 24 feet from the
street level. 
If they build this 3 story building as proposed, it will appear like a 5 story structure from the
street level.

I hope Solvang has some guidelines similar to the Steep Slope Guide developed by the Lehigh
Valley Planning Commission in Pennsylvania.

My main concern is this could make our Mission Oaks property unstable if they cut into the
hill to cut and fill the slopes.

-- 
Mark Frank
653 Hillside Drive
(714) 724-8764

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/e809624c8335931d1e3fb9c2688d00d9
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2 Steep Slopes


INTRODUCTION


The steepest slopes in the Lehigh Valley are found along the Blue Mountain and South Mountain. These slopes 
serve as groundwater recharge areas and provide a critical source of high quality water to the headwaters of 
watercourses throughout the Lehigh Valley. Steep slopes can provide significant benefit to local water sup-
plies. There are sizable areas of steep slope along the hillsides of Weisenberg and Lowhill townships in Lehigh 
County and in municipalities along the Lehigh and Delaware rivers (Map 1). A notable characteristic of steep 
slope areas is that they are nearly all wooded; very few steep slopes are used for cropland or pastures due to 
their lack of suitability for agriculture. However, over the last decade, Lehigh Valley municipalities have seen 
an increased desire to build on steep slopes. The majority of the development proposed on steep slopes is resi-
dential in nature.


Some of the remaining undeveloped land in the Lehigh Valley is on steep slopes. While these steep slope areas 
may provide great opportunities for home sites, they also present special challenges in designing development 
that is safe and economical and that maintains the qualities of hillsides that contribute to the Lehigh Valley’s 
natural beauty. 
 
Steeply sloped areas can offer a variety of amenities such as significant views of valleys and hills, proximity 
to large natural open space areas, and privacy. However, if development is poorly laid out and built, the very 
amenities that people seek can be destroyed. In addition, the cumulative effects of improper steep slope devel-
opment can include: significant destruction of the scenic beauty of the area, decreased water quality, increased 
downstream runoff and flooding problems, loss of sensitive habitats, erosion, slope failures, fire hazards, high 
utility costs, lack of safe access for emergency vehicles, and high costs for maintenance of public improve-
ments.


REGULATION


Municipalities use slope steepness as a means to determine how a particular site can be developed.  The desire 
to regulate development on steep slopes emerged after municipalities concluded that, as slopes become steeper, 
grading and the provision of infrastructure become more difficult and expensive. Further, the extent of site dis-
turbance, loss of the aesthetic appeal of steep slopes, and environmental degradation become greater as well.


The basis for enacting municipal steep slope regulations is found in the federal statutes, the Commonwealth’s 
Constitution and in the Pennsylvania Municipalities Planning Code (MPC). With the passage of numerous 
pieces of environmental legislation in the 1970s, more communities started regulating steep slope development. 
The Clean Water Act of 1972 was a catalyst for many local grading, erosion and sedimentation ordinances, and 
the inclusion of steep slopes as preserved areas in municipal comprehensive plans. 


While federal legislation indirectly permits the regulation of steep slopes, the Commonwealth’s Constitution, 
and more specifically, the MPC, clearly authorizes local municipalities to adopt steep slope regulations. The 
“Environmental Rights Amendment” of the Pennsylvania Constitution (Article 1, Section 27) has been inter-
preted by the courts as a responsibility equally shared by the Department of Environmental Protection and mu-
nicipalities. Pennsylvania’s municipalities have the responsibility to apply Section 27 in planning and regulation 
of land use. Section 27 states:


“The people have a right to clean air, pure water, and to the preservation of the natural, scenic, historic and 
esthetic values of the environment. Pennsylvania’s public natural resources are the common property of all the 
people, including generations yet to come. As trustee of these resources, the Commonwealth shall conserve and 
maintain them for the benefit of all the people.”
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Section 27 provides a right, in very broad terms, to environmental quality and specifies the Commonwealth as 
“trustee of these resources.” Because of its broad language, Section 27 has not had important effects in litiga-
tion. 


The most direct authority, however, can be found in the Pennsylvania Municipalities Planning Code (MPC). 
The MPC, in effect since 1969 and updated several times since, provides the enabling legislation for municipal 
land use planning with mechanisms such as the creation of comprehensive plans, and zoning and subdivision 
ordinances. The general intent of the MPC is to give municipalities police powers to guide coordinated devel-
opment such as uses of land, structures, streets, and public facilities; and to promote preservation of natural 
and historic resources. The MPC provides the authority for municipalities to adopt regulations relative to steep 
slopes. These sections are specifically:


Section 301(a) (6). The municipal comprehensive plan shall include a plan for the protection of natural and 
historic resources to the extent not preempted by federal or state law. This clause includes, but is not limited 
to, wetlands and aquifer recharge zones, woodlands, steep slopes, prime agricultural land, floodplains, unique 
natural areas and historic sites. 


Section 503(2) (v). A subdivision and land development ordinance may include provisions for ensuring that 
land, which is subject to flooding, subsidence, or underground fires, either shall be safe for the proposed use or 
that these areas shall be set aside for uses that do not endanger life or property. 


Section 603(c) (7). Zoning ordinances may contain provisions to promote and preserve prime agricultural land, 
environmentally sensitive areas, and areas of historic significance. 


Section 605(2) (ii), (iii), and (vii). Where zoning districts are created, all provisions shall be uniform for each 
class of uses or structures, within each district, except that additional classifications may be made within any 
district for the regulation, restriction, or prohibition of uses or structures at, along, or near natural or artificial 
bodies of water, places of relatively steep slope or grade, or other areas of hazardous geological or topographical 
features, floodplain areas, agricultural areas, sanitary landfills, and other places having a special character or use 
affecting or affected by their surroundings. 


Section 606. The zoning ordinance shall include or reference a statement of community development objectives 
relating to the need for protecting natural resources. 


Section 609.1(c) (3) and (4) and Section 916.1(c) (5) (iii) and (iv). In evaluating a substantive challenge to 
the validity of a zoning ordinance by a landowner, the governing body or the zoning hearing board shall deter-
mine the suitability of the site for the intensity of use proposed by the site’s soils, slopes, woodlands, wetlands, 
floodplains, aquifers, natural resources, and other features. It shall also evaluate the impact of the proposed use 
on the site’s soils, slopes, woodlands, wetlands, floodplains, natural resources, and natural features, the degree 
to which these are protected or destroyed, the tolerance of the resources to development, and any adverse envi-
ronmental impacts. 


Many municipalities have regulated steep slope development since enactment of the first generation of zoning 
ordinances during the 1960s. Today, forty-two Lehigh Valley municipalities have regulations pertaining to steep 
slope development. Local municipalities typically include a goal of steep slope protection in a comprehensive 
plan and specifically address slope development by regulation through the zoning ordinance, subdivision or-
dinance or a stand alone ordinance. The Comprehensive Plan Lehigh Valley … 2030 has a goal of minimizing 
the adverse environmental impacts of steep slope development. To implement that goal, the LVPC has created 
model regulations that limit steep slope development.
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DESCRIBING 
SLOpES


Slope is the relationship of 
vertical rise to horizontal 
run, expressed as a per-
centage from the “toe” to 
“top” of a slope (Figure 1).  
For example, as shown in 
Figure 1, a 50% slope has 
100 units of vertical rise 
for 200 units of horizontal 
distance. Most local mu-
nicipalities use this meth-
od of calculating slope. 
However, slopes can be 
measured in degrees (Fig-
ure 2).


There are several ways 
that can be used to mea-
sure slope. Some low-tech 
methods include using a compass or calculating slopes by looking at topographic maps. For most subdivision 
and land development plans, however, licensed surveyors and engineers do the slope calculation as part of the 
survey of the site.


Municipalities generally measure slope in the form of a percentage and classify steep slopes in a range of 12-
33%. The County Comprehensive Plan classifies 15% slopes or over as steep and are derived from the Soil 
Conservation Service’s soil survey classifications (Table 1). Local municipalities use the average slope of a site 
in regulating steep slopes. The footprint of proposed development typically must be outside the areas of slope 
that are defined as steep by the municipality.


TABLE 1


Degree of Slope


Degree of slope Development Potential
0% to 3% Generally suitable for all development and uses.


3% to 8% Suitable for medium density residential development, agriculture, 
industrial and institutional uses.


8% to 15% Suitable for moderate to low-density residential development, but 
great care should be exercised in the location of  any 
commercial, industrial or institutional uses.


15% to 25% Only suitable for low-density residential, limited agricultural and 
recreational uses.


Over 25% Only used for open space and certain recreational uses.


Source: Soil Surveys of Lehigh/Northampton Counties, Pennsylvania, 
               Soil Conservation Service. 1963, 1974.
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FACTORS AFFECTING SLOpES


Slopes are naturally unstable. Gravity, wind, water or disturbance, either natural or man-made, can cause 
mass movement, erosion, slippage or slide. Figure 3 shows the results of slope instability. The characteristics 
that influence the stabil-
ity of slope include geol-
ogy, slope drainage, slope 
topography (shape and 
steepness), soil type and 
changes to the slope (plac-
ing soil or removing soil 
from the slope).


Slopes are vulnerable to 
damage resulting from site 
disruption, primarily relat-
ed to soil erosion. Damage 
is likely to spread to areas 
which were not originally 
disturbed. Development of 
steep slopes, especially ad-
jacent to stream corridors, 
can increase erosion of 
stream banks resulting in 
decreased water quality.


Water movement is the 
most common mechanism 
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of slope instability. The greater the steepness of the slope, the more likely it is that rain will run off rather than 
infiltrate. In addition, the steeper the slope, the faster the water will travel. Water with more speed has greater 
erosive power.


There are a variety of other mechanisms that can create an unstable slope and trigger erosion or substantial 
slippage:


•	 Removal	of	vegetation.	The	roots	of	shrubs	and	trees,	especially,	keep	soil	in	place.	Removing	vegetation	
can increase the amount of sediment traveling down the slope by a factor of 1,000 to 10,000. It can take 
several years for the effects of tree removal to show up because the tree roots can still provide support for 
many years. Once the roots die, failure is more likely.


•	 Removal	of	support.	Excavating	or	undercutting	compromises	the	load-bearing	parts	of	the	slope.


•	 Excessive	weight.	Placement	of	structures	or	fill	on	a	slope	in	excess	of	what	the	slope	can	handle.


•	 Redirection	of	water.	Concentrating	the	flow	of	runoff	or	otherwise	changing	the	natural	drainage	pattern.	


•	 Introduction	of	excessive	water.	Landscape	irrigation,	septic	systems	on	the	sloped	area.


The shape of a slope is a good sign of how stable it is. Straight and S-shaped slopes tend to be more stable than 
concave or convex slopes (Figure 4). A concave slope is rounded inward like the inside of a bowl, i.e. goes from 
more steep to less steep. A convex slope is curved or rounded like the exterior of a circle, i.e. goes from less 
steep to more steep. The steeper the slope, the more in line its material components (sediment and/or rock) are 


The roots of the mature trees keep the soil from sliding down the hillside into the creek. 
If the trees were removed, the hillside would be susceptible to substantial sheet erosion 
from heavy rains. Sheet erosion is the unconfined flow of water across the surface.
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with gravity, the more likely the slope will erode or fail. Concave and convex slopes are more prone to instabil-
ity because the slope is more in line with the force of gravity.


DEVELOpmENT ISSUES


Often, slopes are altered 
to create level areas for 
the placement of build-
ings or roads. This process 
is known as “cut and fill.”  
To cut a slope, a section 
perpendicular to the natu-
ral slope is excavated so 
that a flat area can be cre-
ated below the natural ter-
rain (Figure 5). A fill slope 
is the opposite, where it is 
desired to raise the level 
area above the natural ter-
rain. Soil is added, and re-
taining walls are generally 
used. Cuts are preferable 
to fills as they are more 
stable and have generally 
less impact on surround-
ing vegetation and off-site views. The problem with fill is that it has a tendency to return to the natural grade. A 
house built on fill is generally less stable than one placed on natural soils. Unless proper compacting and retain-
ing practices are followed, fill will continue to compress on its own. Fill around a house tends to settle or wash 
into the surrounding vegetation eventually smothering it.


ROADS AND DRIVEWAYS


Steep slopes impact the development of driveways and roads in two distinct ways.


Environmental Impact. Driveways and roads should be designed to follow the natural topography of the site, 
with gentle horizontal and vertical curves. If there is potential for a shared driveway, it should be explored, as it 
reduces the amount of disturbance to the site by eliminating the need for an additional driveway. However, there 
is often a tradeoff between reducing the environmental impact and safety concerns. It is a challenge to provide 
access for emergency vehicles and minimize the impact of development. Emergency vehicles, due to their size, 
need room to turn around and navigate. In addition, municipalities generally require more than one access point 
to a subdivision. This ensures a degree of access to an area should one access point become unavailable and also 
permits the staging of emergency vehicles along one access point while the residents can leave using the other 
access point. In steeply sloped areas, the addition of another access point increases the amount of disturbance to 
the site since additional grading is required and more impervious coverage is added to the site.


Access management.  Turning vehicles must slow appreciably to enter a driveway. The steeper the driveway, 
the greater the reduction in speed required to prevent “bottoming out.” A driveway’s vertical profile should al-
low a smooth transition to and from the roadway. The National Highway Institute’s course workbook on access 
management recommends the initial driveway grade angles as shown in Table 2.







10 Steep Slopes


The Pennsylvania Department of Transportation (Access Management Model Ordinances for Pennsylvania 
Municipalities Handbook, February 2006) recommends that the driveway grade not exceed 8% at its intersec-
tion with a roadway for a minimum of 10 feet for minimum use driveways and a minimum of 40 feet for low, 
medium and high volume driveways. Municipalities can also choose to minimize the severity of the slope at the 
intersection by requiring a leveling area, which serves as a transition between a driveway and roadway (Figure 
6).
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An example of a road constructed on a steep slope.


INFRASTRUCTURE


Steep slope development is typically at a low density; the per unit cost of utilities is generally higher than for de-
velopments constructed on flatter land. Developing on steep slopes is expensive. There are initial expenditures 
for improvements such as roads and utilities. The construction of roads on steep slopes often calls for substantial 
grading, extra-wide rights-of-way to accommodate road slopes, retaining walls, and steeply sloping embank-
ments, which can also require expensive long-term maintenance.


In addition, simple activities, such as trash pickup or mail delivery, are often more expensive in steep slope areas 
due to the increased time it takes for trucks to move along steep roadways.


The poor soils often found on steep slopes can impact buildings and driveways. Shifting foundations, cracked 
walls, and cracked pavement and roadways are some of the potential problems associated with slope instability. 
These problems often result in increased development and maintenance costs or, in extreme cases, structural 
failure. 


SEWER AND WATER


Running public utilities up a slope may require additional expense as pumping stations may be required to 
maintain adequate pressure in the system.


Constructing on-lot septic systems on steep slopes can be a considerable financial and construction challenge and 
risk. On-lot systems must be properly installed according to State regulations. Certain systems cannot properly 
function or be installed on steep slopes. Otherwise, effluent will run too quickly to the low end of the drainfield 
line and gravel trench where it is likely to simply break to the surface. There is a possibility that untreated effluent 
may move laterally from the leach line and emerge on to the ground surface (Figure 7). The effluent then could 
move down slope onto adjacent property, pond at the base of a cut slope, or run into a body of water. In Pennsyl-
vania, on-lot sewage disposal systems can be placed on slopes of 25% or less. Conventional seepage beds 
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can be placed on slopes 
up to 8%, sand mounds 
up to 12%, in-ground 
trenches up to 25% and 
spray irrigation on up 
to 25% slope. (Title 25, 
Pennsylvania Code, 
Chapter 73.)


DRAINAGE


Steep slope develop-
ment has the potential to 
start a cycle of erosion 
and flooding. Water that 
falls on forests, grass and 
other natural areas has a 
relatively high infiltra-
tion rate into the soil. 
Roofs, concrete, pave-
ment and other imper-
vious surfaces increase 
the amount of rainwater 
that runs off the land 
surface. On a developed 
slope, this runoff is often 


placed onto steep slopes below the house and driveway. Without appropriate measures to control the velocity or 
volume of the water, excessive soil erosion and increased flooding can potentially occur. The increased volume 
and velocity of runoff can result in erosion of stream banks as the stream begins to form a larger channel to dis-
sipate the energy of the water. Sediment from eroding stream banks can be deposited or transported directly in 
the stream. Runoff from steep slopes moves at high velocity and reaches downstream areas quickly, which can 
result in increased flash 
flooding.


GRADING


Most types of construc-
tion require natural land 
surfaces to be altered in 
some way. Typically, 
this involves grading 
to create a level area on 
sloping land or using 
retaining walls.


Structures, driveways 
and roads are situated 
on “pads” that have 
been carved out of the 
landscape (Figure 8). 
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The size of cut and fill slopes is determined 
primarily by the slope of the land and the 
size of the bench cut into the hillside. 
Steep natural slopes require large amounts 
of grading to achieve the proper grade on 
cut and fill slopes. Soils also vary consid-
erably in their makeup and some can be 
graded steeper than others. Soil properties 
should be evaluated prior to determining 
the proper slope on graded areas. In many 
cases, site designers and contractors at-
tempt to make the graded area smaller by 
making cut and fill slopes steeper. 


The desire to manipulate steep slopes is 
usually driven by residential lot size and 
the desire to create as many lots as pos-
sible on a given area of land. In some cases, the natural slope of the hillside is steeper than what the grade on 
the cut or fill slope should be, making it impossible to cut the slopes to the proper grade. Cut and fill slopes that 
are graded too steeply, or situated in unstable soils, usually collapse over a period of time. These slopes can 
suffer from slow, prolonged erosion along their surface or slide down the hillside. Figure 9 shows examples of 
preferred and not preferred grading techniques.


Examples of retaining walls used 
to provide flat areas for houses.


Examples of how sloped topography 
can affect the location of buildings. 
Notice how, in each example, the 
buildings are terraced to provide a 
flat building pad for the house.
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Another method used 
in making a sloped area 
ready for development is 
the use of retaining walls 
(Figure 10). These walls 
provide lateral support 
to vertical slopes of soil. 
They hold back a vertical 
or near vertical face of 
soil that would otherwise 
cave, slump or slide. Re-
taining walls are the most 
common way to deal 
with steep slopes and 
can be constructed from 
many materials includ-
ing boulders, fieldstone, 
concrete, treated wood, 
railroad ties or landscap-
ing timbers, self-stacking 
precast concrete blocks, 
and bricks. 


FIRE


Map 2 shows the location 
of woodlands in the Lehigh Valley. The majority of these woodlands are located on steep slopes. Fires can start 
almost undetected and undeterred with plenty of fuel at its disposal. Fire is a particular hazard to houses on 
steep slopes.


Three factors influence a 
fire:  weather, topography 
and vegetation. Slopes 
that face south, southwest 
and west tend to be warm-
er and drier because they 
receive more sun. Fires 
on these slopes will burn 
more readily than fires on 
north-facing slopes. Fire 
will burn up a steep slope 
more rapidly than on lev-
el ground because the fire 
and heat move up more 
quickly and dry out the 
vegetation. Figure 11 is 
a simple example of how 
changing the slope affects 
the speed of fire.
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Development on wooded steep slopes increases the number of structures that could be impacted by fire. Fire 
has an effect on development, yet development can also influence fire. Houses are usually sited on lots that are 
secluded or have a view. These lots can be far from public roads, or accessed by a steeply sloped, narrow drive-
way. Natural vegetation contributes to scenic beauty, but it may also provide a ready trail of fuel leading a fire 
directly to the combustible fuels of the home itself.


Fighting a fire on steep slopes is a challenge. It is difficult, slow and dangerous to fight fire on steep slopes. The 
combined effects of terrain and wind often create thick smoke. Steeply sloped roads and driveways can make 
access and response time slow and difficult for firefighters and for heavy fire trucks and other equipment. 
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A NOTE ABOUT THE mODEL REGULATIONS


The model regulations are designed as a section in a zoning ordinance. Applicants or developers proposing 
development on steep slopes would be required to obtain a conditional use permit. We chose the conditional 
use permit process because it allows the governing body, and not the zoning hearing board, the opportunity to 
thoroughly examine the proposal and to impose any reasonable safeguards necessary to implement the purposes 
of the ordinance and to protect the public’s general welfare.


The model regulation is constructed as an overlay district.  The overlay zoning technique is a modification of 
the system of conventionally mapped zoning districts. An overlay zone applies a common set of standards to a 
designated area that may cut across several underlying zoning districts. The standards of the overlay zone apply 
in addition to those of the underlying zoning district.


Municipalities can adopt laws separate from their zoning ordinance or as sections in the ordinance, instead of 
overlays, to protect specific environmental features.Although the model regulation is constructed as an overlay 
district to be inserted in an existing zoning ordinance,with a few revisions, it could be adopted as a stand-alone 
ordinance or chapter in the zoning ordinance.


mODEL REGULATIONS
STEEp SLOpE OVERLAY DISTRICT


ARTICLE __


SECTION 100. pURpOSES


The purpose of this Article is to provide for the reasonable use of steep slopes while ensuring development 
will not induce soil erosion, require excessive grading, increase slope instability, or create sewage disposal 
problems and shall be in conformance with the following objectives:


A. Guard against property damage and personal injury, and minimize the potential for erosion, slope failure, 
stream siltation, increased runoff, flooding and contamination of surface waters caused by the adverse ef-
fects of site preparation and construction on steep slopes.


B. Conserve existing woodlands for air and water quality benefits.


C. Permit land uses by right that are compatible with protection of steep slope areas, and encourage the use 
of steep slope areas for open space and conservation uses.


D. Require development to avoid steep slope areas wherever possible, and require all land use, clearing, grad-
ing, and construction to satisfy development standards.


E. Regulate expansion of land use or development that existed on steep slope areas prior to enactment of 
these requirements.


F. Protect adjoining properties from harmful consequences of development permitted under these require-
ments.
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SECTION 200. IDENTIFICATION AND ESTABLISHmENT OF THE STEEp SLOpE 
     OVERLAY DISTRICT


A. The Steep Slope Overlay District is defined and established as those areas having slopes of 15% or greater 
as delineated on a map(s) prepared for (Municipality).


B. The boundaries shown on the Steep Slope Overlay District Map may be supplemented or modified by 
examination of one or more of the following sources by (Municipality) whenever a subdivision or land 
development plan is submitted for review:


1. Soil Survey of Lehigh/Northampton counties, Pennsylvania, USDA Soil Conservation Service.


2. Contour maps prepared from aerial photography.


3. On-site survey prepared by a Registered Professional Engineer or Surveyor.


C. The Steep Slope Overlay District shall be further divided into the following two categories:1


1. Slopes of 15% but less than 25%. Slopes of fifteen (15) percent or greater slope (e.g., sloping fifteen 
(15) feet or more vertical per one hundred (100) feet horizontal) when there are five (5) adjacent con-
tour intervals2 of two (2) feet each such that, in aggregate, they delineate a slope of at least fifteen (15) 
percent.


2. Slopes of 25% or more. Slopes of twenty-five (25) percent or greater slope (e.g., sloping twenty-five 
(25) feet or more vertical per one hundred (100) feet horizontal) when there are five (5) adjacent con-
tour intervals of two (2) feet each such that, in aggregate, they delineate a slope of at least twenty-five 
(25) percent.


D. The (Municipality) Engineer shall decide whether or not the Steep Slope Overlay District has been shown 
with sufficient accuracy on the applicant’s plans. Based on the Municipal Engineer’s advice, (Municipal-
ity) may require applicants to revise the boundaries shown on the plans.


E. The burden of proving the correct boundary shall be on the applicant, supported by engineering and/or 
surveying data or mapping, testimony of a soil scientist, or other acceptable evidence.


SECTION 300. GENERAL pROVISIONS


A. The Steep Slope Overlay District shall be an overlay on all zoning districts. For any lot or portion thereof 
lying within the Steep Slope Overlay District, the regulations of the overlay district shall take precedence 
over the regulations of the underlying district.


1 The model regulations use the classifications as specified in the Comprehensive Plan The Lehigh Valley … 2030.


2 A contour interval is the change in elevation represented by the space between two adjacent topographic “rings” on 
a topographic map. For example, if there is a contour interval of 20 feet, each topographic line on the map represents 
going either up or down by 20 feet of elevation. Most maps include numbers every four or five lines to tell you what 
elevation is represented by that line.
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B. These regulations apply to lots where the proposed land disturbing activity is greater than 5,000 square 
feet3.  


C. All uses, activities and development occurring within any Steep Slope Overlay District shall be under-
taken only in strict compliance with the provisions of this Article, with all federal and state laws, and with 
all other applicable (Municipality) codes and ordinances.


D. No building lot shall be created unless it contains at least one (1) acre of area with slopes less than 25%.4 
If it is infeasible to provide this area in accordance with the setbacks required by the underlying district, 
the lot area shall be increased as necessary to provide a minimum area equal to one (1) acre of area with 
slopes less than 25%.


E. Finished slopes of all cuts and fills shall not exceed thirty three (33) percent, unless the applicant can dem-
onstrate that steeper slopes can be stabilized and maintained adequately to the satisfaction of (Municipal-
ity).


F. All cuts shall be supported by retaining walls or other appropriate retaining structures when, depending 
upon the nature of the soil characteristics, such structures are approved by the Municipal Engineer in or-
der to prevent erosion.


G. Any fill placed on the lot shall be properly stabilized and, when found necessary depending upon existing 
slopes and soil types, supported by retaining walls or other appropriate structures as approved by the Mu-
nicipal Engineer.


H. No retaining wall shall exceed the height prescribed in Section __ (Section of Municipal Ordinance 
regulating fences and walls) of the Zoning Ordinance, and there shall be at least 10 feet between stepped 
retaining walls. All retaining walls require a certification by a professional engineer that the wall was con-
structed in accordance with approved plans and applicable building codes.


I. Any disturbance of steep slopes shall be completed within one construction season, and disturbed areas 
shall not be left bare and exposed during the winter and spring thaw periods. Permanent vegetative cover 
shall be planted within three days after completion of grading.


J. No trees with a diameter at breast height (DBH) of eight (8) inches or more shall be removed from steep 
slope areas unless in accord with Section __ (Section of municipal zoning ordinance regulating forestry).5


K. The alignment of roads and driveways shall follow the natural topography, minimize regrading and com-
ply with design standards for maximum grades set forth in (Municipality) Subdivision and Land Develop-
ment Ordinance.


3 The square footage of a land disturbing activity is variable. If the square footage is smaller, the regulations apply to 
more projects, and vice versa. We chose 5,000 square feet because State law requires that an E&S Plan, which meets 
the requirements of Chapter 102 (Erosion and Sediment Control Regulations), be properly designed, implemented and 
available on site for all earth disturbance activities that disturb 5,000 square feet or more.


4 This regulation aims to prevent the creation of lots that likely would require a request for relief from the steep slope 
regulations.


5 The model regulations use the DBH as specified in the Lehigh/Northampton County Subdivision and Land Develop-
ment Ordinance. Section 603(f) of the Municipalities Planning Code (MPC) permits forestry activities as a right in all 
zoning districts in every municipality.
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L. The maximum grade of a road or driveway shall not exceed ten percent (10%).6


M. The degree of steep slope protection sought by the provisions of this Article is considered reasonable for 
regulatory purposes. This Article does not imply that areas outside the Steep Slope Overlay District or 
permitted uses within the zoning district will be free from erosion or slope instability. This Article shall 
not create liability on the part of (Municipality) or any officer or employee thereof for any damages that 
result from reliance on this Article or any administrative decision lawfully made hereunder.


SECTION 400. pERmITTED USES AND DEVELOpmENT ON SLOpES OF 15% BUT 
LESS THAN 25%


A. Open space and conservation uses are permitted by right on steep slopes, provided that they shall not in-
clude any structures, roads, driveways, parking areas, construction, or other development, or grading, or 
clearing of vegetation.


1. Wildlife sanctuary, woodland preserve, arboretum, and passive park and recreation areas.


2. Forestry and reforestation in accordance with recognized natural resource and soil conservation prac-
tices, and as permitted by municipal and state regulations.


3. Pasture and grazing land in accordance with recognized natural resource and soil conservation prac-
tices.


4. Outdoor plant nursery or orchard in accordance with recognized natural resource and soil conserva-
tion practices.


5. Cultivation and harvesting of crops in accordance with recognized natural resource and soil conserva-
tion practices.


6. Front, side, or rear yards, and required lot area for any underlying zoning district, subject to the re-
quirements of Section 300 General Provisions, herein, and provided such yards shall not be used for 
any use prohibited under Section 500, herein.


7. Non-structural accessory uses necessary to the operation and maintenance of the above permitted 
uses.


SECTION 500. pROHIBITED USES AND DEVELOpmENT ON SLOpES OF 15% BUT 
LESS THAN 25%


A. The following uses are specifically prohibited on slopes of 15% but less than 25%:


1. Removal of topsoil except when related to an approved conditional use.


2. Solid waste disposal, recycling uses, junk yards, or other outdoor storage uses.


6 Appendix D of the International Fire Code limits driveway grades to 10%. This portion of the International Fire Code 
has not been adopted by Pennsylvania and cannot be enforced. However, since emergency access to steeply sloped lots 
is an important consideration, we recommend municipalities consider adopting the 10% maximum in any regulation of 
steep slopes.







22 Steep Slopes


SECTION 600. CONDITIONAL USES AND DEVELOpmENT ON SLOpES OF 15% BUT  
 LESS THAN 25%


A. The following uses and activities may be permitted by Conditional Use provided that they are in compli-
ance with the provisions of the underlying district and are not prohibited by any other Ordinance: 


1. Structures, roads, driveways, parking areas, construction or other development.


2. Clearing of vegetation or grading, including the addition of fill.


3. Sealed public water supply wells7 with approval of the Pennsylvania Department of Environmental 
Protection.


4. Sanitary or storm sewers and stormwater detention basins with the approval of the (Municipality) En-
gineer and the Department of Environmental Protection.


5. On-lot sewage disposal systems, when approved by the (Municipality) Sewage Enforcement Officer 
and/or the Pennsylvania Department of Environmental Protection.


6. Utility transmission lines and above ground utility line structures unless upon petition of a public util-
ity corporation, the Pennsylvania Public Utility Commission shall, after a public hearing, decide that 
the present or proposed situation of the lines or structures in question is reasonably necessary for the 
convenience or welfare of the public.8


7. Extractive uses in accordance with recognized conservation practices and regulations of the state De-
partment of Environmental Protection.


B. Applications for conditional uses shall provide the following information and documentation:


1. A plan by a Registered Professional Engineer or Surveyor which accurately locates the proposed use 
with respect to the Steep Slope Overlay District boundaries, with all pertinent information describing 
the proposal, and a topographical survey with contour elevations at no greater than 2-foot intervals, 
where feasible.


2. A plan of proposed development or use of the site, conforming to the preliminary plan requirements 
of the Subdivision and Land Development Ordinance, with contours shown at 2-foot intervals, where 
feasible, throughout the steep slope areas proposed for development or use. Contours shall be accu-
rately drawn from on-site survey or aerial photographic sources.


7 A sealed well has design features that prevent contamination of groundwater.


8 Electric transmission line permitting has been exclusively a state function to date, and construction of transmission 
lines ordinarily requires a utility or private transmission developer to obtain a “certificate of public convenience and 
necessity” from each state or states in which the lines would be located. The Federal Energy Regulatory Commission 
(FERC) has no authority to approve transmission siting.


 Section 619 of the MPC provides an exemption from municipal zoning regulation for “any existing or proposed 
building, or extension thereof” of a public utility (i.e., the limited extent to which municipal zoning regulation by law 
applies to the placement of public utility facilities), upon a finding and determination by the Public Utility Commission 
(PUC) “that the present or proposed situation of the building in question is reasonably necessary for the convenience or 
welfare of the public.”  A utility company must request that the PUC enter an order granting it an exemption from local 
zoning regulation.
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3. Proposed modifications to the existing topography and vegetative cover, as well as the means of ac-
commodating stormwater runoff.


4. Specifications for building construction and materials, including filling, grading, storage of materials, 
and water supply and sewerage facilities.


5. Documentation of any additional engineering and/or conservation techniques designed to alleviate 
environmental problems that may be created by the proposed activities, in compliance with municipal 
sedimentation and erosion control regulations.


6. Written confirmation from (specific name of local fire department) that emergency access is satisfac-
tory to provide adequate fire protection.


SECTION 700. pERmITTED USES AND DEVELOpmENT ON SLOpES OF 25% OR 
mORE


A. Open space and conservation uses are permitted by right on slopes of 25% or more, provided that they 
shall not include any structures, roads, driveways, parking areas, construction, or other development, or 
grading, or clearing of vegetation.


1. Wildlife sanctuary, woodland preserve, arboretum, and passive park and recreation areas.


2. Forestry and reforestation in accordance with recognized natural resource and soil conservation prac-
tices, and as permitted by municipal and state regulations.


3. Pasture and grazing land in accordance with recognized natural resource and soil conservation prac-
tices.


4. Outdoor plant nursery or orchard in accordance with recognized natural resource and soil conserva-
tion practices.


5. Cultivation and harvesting of crops in accordance with recognized natural resource and soil conserva-
tion practices.


6. Front, side, or rear yards, and required lot area for any underlying zoning district, subject to the re-
quirements of Section 300 General Provisions, herein, and provided such yards shall not be used for 
any use prohibited under Section 800, herein.


7. Non-structural accessory uses necessary to the operation and maintenance of the above permitted 
uses.


SECTION 800. pROHIBITED USES ON SLOpES OF 25% OR mORE


A. The following uses are specifically prohibited on slopes of 25% or more:


1. Removal of topsoil.


2. Solid waste disposal, recycling uses, junk yards, or other outdoor storage uses.


3. Structures, roads, driveways, parking areas, construction or other development.







24 Steep Slopes


4. Clearing of vegetation or grading, including the addition of fill.


5. Sealed public water supply wells.


6. Sanitary or storm sewers and stormwater detention basins.


7. On-lot sewage disposal systems.


8. Utility transmission lines and above ground utility line structures.


9. Extractive uses.


SECTION 900. CONDITIONAL USE STANDARDS AND CRITERIA


A. In considering a conditional use application, the (Municipal Governing Body) shall consider the 
following:9


1. Relationship of the proposed use to the objectives set forth in Section 100.


2. Adverse effects on abutting properties.


3. The need for a woodland management plan on wooded steep slope areas.


4. Proposed roads, driveways and parking areas are designed so that land clearing and/or grading will 
not cause accelerated erosion. Both vertical and horizontal alignment for such facilities shall be so de-
signed that hazardous conditions are not created.


5. Alternative placements on non-steep slope areas were carefully evaluated for structures, including 
buildings, retaining walls, swimming pools, roads, access driveways, parking facilities and other de-
velopment, and can be shown to be inappropriate or infeasible to the satisfaction of (Municipality).


6. Proposed on-lot sewage disposal facilities are properly designed and constructed in conformity with 
applicable regulations.


7. Proposed non-agricultural displacement of soil is for purposes consistent with the intent of this Article 
and will be executed in a manner that will not cause erosion or other unstable conditions. The appli-
cant shall provide an erosion and sediment control plan and supporting evidence.


8. Surface runoff of water will not create unstable conditions, including erosion, and appropriate storm-
water management facilities will be constructed as necessary.


SECTION 1000. DEFINITIONS


Diameter at Breast Height (DBH). The diameter of a tree trunk measured at a point four (4) feet above 
ground level.


9 A conditional use is a discretionary use specifically provided for in a given district in a zoning ordinance.  Conditional 
uses are to be approved upon demonstration that the specific standards contained in the ordinance pertaining to the use 
have been met.  Conditional uses are acted upon by the elected officials of a municipality after a public hearing has 
been held. 
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Disturbance. Any physical activity which results in the modification of topography by cutting or filling, strip-
ping of topsoil, and/or placing of physical structures or improvements thereon.


Drip Line. An imaginary circular line on the soil around a tree that mirrors the circumference of the tree’s 
canopy. The tree’s roots usually extend well beyond this line.


Fill.  Any clean soil or rock materials (sand or clay) used to raise the ground elevation.


Forestry.  The management of forests and timberlands when practiced in accordance with accepted silvicul-
tural principles, through developing, cultivating, harvesting, transporting and selling trees for commercial pur-
poses, which does not involve any land development.


Land disturbing activity. Any change of the land surface including removing vegetative cover, excavating, 
filling, grading, and the construction of any structure. An agricultural activity such as the planting, growing, 
cultivating and harvesting of crops is exempt from this definition. 


Open space. An area of land or water, or a combination of land and water on a parcel of land that is free of 
improvement and impervious surfaces.


Slopes of 15% but less than 25%. Slopes of fifteen (15) percent but less than 25% (e.g., sloping fifteen (15) 
feet or more vertical per one hundred (100) feet horizontal) when there are five (5) adjacent contour intervals 
of two (2) feet each such that, in aggregate, they delineate a slope of at least fifteen (15) percent but less than 
25%.


Slopes of 25% or more. Slopes of twenty-five (25) percent or greater slope (e.g., sloping twenty-five (25) 
feet or more vertical per one hundred (100) feet horizontal) when there are five (5) adjacent contour intervals 
of two (2) feet each such that, in aggregate, they delineate a slope of at least twenty-five (25) percent.


Woodland. A plant community where tree species are dominant or co-dominant and the branches of the trees 
form a complete or nearly complete aerial canopy. Any area, grove or stand of mature or largely mature trees 
(larger than six inches DBH) covering an area of one-quarter acre or more, or consisting of ten (10) individual 
trees larger than eight (8) inches DBH, shall be considered a woodland. The extent of any woodland shall be 
measured from the outer-most drip line of all the trees in the community. 
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July 3, 2023 
 
Lisa Scherman      Sent Via Email: plansolvang@cityofsolvang.com 
Planning Division 
City of Solvang 
411 2nd Street 
Solvang, CA 93463 
 
Re: Santa Barbara County Air Pollution Control District Response to Notice of Preparation of an 


Environmental Impact Report for the City of Solvang Comprehensive General Plan Update and 
Rezoning                                   


 
Dear Lisa Scherman: 
 
The Santa Barbara County Air Pollution Control District (District) appreciates the opportunity to provide 
comments on the Notice of Preparation (NOP) of a Draft Environmental Impact Report (EIR) for the City 
of Solvang Comprehensive General Plan Update and Rezoning.  The City proposes to update the City of 
Solvang General Plan which presents the community’s vision for Solvang through 2045. The General Plan 
serves as the City’s primary guide for land use and development decisions and will influence the 
rezoning of properties to be consistent with the Housing Element and other proposed zoning changes. 
The General Plan update will include the following elements: Land Use; Community Design; Economic 
Development; Mobility; Public Facilities, Services, and Infrastructure; Environmental and Sustainability; 
Safety; and Housing. The General Plan update will include all state required topics; however some topics 
such as conservation, open space, noise, air quality, and environmental justice will be covered in other 
elements rather than be a standalone element. 
  
District staff reviewed the NOP of a Draft EIR, and concurs that air quality impacts should be addressed 
in the EIR. The District’s guidance document, entitled Scope and Content of Air Quality Sections in 
Environmental Documents (updated January 2022), is available online at www.ourair.org/land-use. This 
document should be referenced for general guidance in assessing air quality impacts in the Draft EIR.  
The EIR should evaluate the following potential impacts related to the City of Solvang Comprehensive 
General Plan Update: 
 
1. Attainment Status and Consistency with the District’s Ozone Plan.  Attainment status for the 
County is posted on the District website at www.ourair.org/air-quality-standards. The most recent 
Ozone Plan (previously known as the Clean Air Plan) was adopted in December 2022 and is available at 
www.ourair.org/clean-air-plans. The District website should be consulted for the most up-to-date air 
quality information prior to the release of the Public Draft EIR. 
 
Consistency with local and regional plans, including the District’s 2022 Ozone Plan, is required under 
CEQA for all projects. Consistency with the Ozone Plan should be evaluated on a case-by-case basis, and 
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the EIR should include an assessment of whether direct and indirect emissions associated with the 
project are accounted for in the Ozone Plan’s emissions growth assumptions, and whether the project is 
consistent with policies adopted by the Ozone Plan. The Ozone Plan relies primarily on land use, 
population, and on-road emissions projections provided by the California Air Resources Board (CARB) as 
a basis for vehicle emission forecasting.  
 
2. Land Use Conflicts Related to Mixed Use Incompatibility and Air Pollutant Emissions. The EIR 
should examine whether proposed changes to the General Plan and rezoning will result in air quality 
impacts to sensitive land uses such as residential, childcare facilities, schools, or senior living 
communities. As individual projects move forward, it is important to keep in mind that some uses may 
not be compatible and could result in potential nuisance problems and/or health risk impacts (i.e. odors, 
dust, toxic air contaminants, diesel emissions). Therefore, we recommend that siting of uses near 
sensitive receptors be carefully evaluated to avoid potential nuisance issues and minimize exposure to 
air pollutant emissions.  
 
3. Increase in Criteria Pollutant Emissions from Proposed Project.  The EIR should present significance 
thresholds for ozone precursor emissions (reactive organic compounds [ROC], and oxides of nitrogen 
[NOX]) and particulate matter and determine whether the proposed project will produce emissions in 
excess of the thresholds. The District’s Environmental Review Guidelines for the Santa Barbra County 
APCD (available at www.ourair.org/landuse/) contains the District Board-adopted criteria for evaluating 
the significance of air quality impacts for District projects.  In the absence of locally-adopted thresholds, 
the District recommends that these thresholds be used to determine significance of air quality impacts. 
 
If the proposed project exceeds the significance thresholds for air quality, mitigation should be applied 
to reduce those emissions as appropriate under CEQA.  Section 6 of the District’s Scope and Content 
document offers ideas for air quality mitigation.  However, project-specific measures should be 
developed that are pertinent to the specific project. Mitigation measures should be enforceable through 
permit conditions, agreements, or other legally binding instruments. The EIR should include a Mitigation 
Monitoring and Reporting Plan that explicitly states the required mitigations and establishes a 
mechanism for enforcement. 
 
4. Construction Impacts.  The EIR should include a description and quantification of potential air 
quality impacts associated with construction activities for the proposed project.  The District’s January, 
2022 Scope and Content document, Section 6, presents recommended mitigation measures for fugitive 
dust and equipment exhaust emissions associated with construction projects.  Construction mitigation 
measures should be enforced as conditions of approval for the project.  The EIR should include a 
Mitigation Monitoring and Reporting Plan that explicitly states the required mitigation and establishes a 
mechanism for enforcement. 
 
5. Asbestos Reporting Requirements. If the General Plan update will address issues of redevelopment 
which may involve demolition and renovation activities, the EIR should include a discussion of how 
materials will be removed in compliance with District Rule 1001 – National Emission Standards for 
Hazardous Air Pollutants (NESHAP) – Asbestos. Advance notification to the District may be required 
before asbestos is disturbed and/or removed. For additional information regarding asbestos notification 
requirements, please visit our website at www.ourair.org/asbestos. 



http://www.ourair.org/landuse/

http://www.ourair.org/asbestos/





NOP of Draft EIR for the City of Solvang Comprehensive General Plan Update and Rezoning 
July 3, 2023 
Page 3 of 3 
 


6. Global Climate Change/Greenhouse Gas Impacts.  The EIR should include a quantification of 
greenhouse gas (GHG) emissions from all project sources (direct and indirect), present significance 
thresholds, and make a determination regarding the significance of impacts.  In addition, we 
recommend that climate change impacts be mitigated to the extent reasonably possible, whether they 
are determined to be significant. 
 
At a minimum, the project should include any feasible GHG reduction measures as applicable from the 
following sector-based list: 


• Energy use (energy efficiency, low carbon fuels, renewable energy)  
• Water conservation (improved practices and equipment, landscaping)  
• Waste reduction (material re-use/recycling, composting, waste diversion, waste 


minimization)  
• Architectural features (green building practices, cool roofs)  
• Transportation (reduce vehicle miles traveled, compact and transit-oriented development, 


pedestrian- and bicycle-friendly communities) 
• Electric Vehicle Infrastructure (EV charger installation, installation of pre-wiring for future EV 


chargers) see www.ourair.org/sbc/plug-in-central-coast/ for more information. 
 
For guidance regarding GHG analysis for CEQA environmental documents, please refer to the CAPCOA 
CEQA & Climate Change document available at www.capcoa.org.  CAPCOA has also published Handbook 
for Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and Advancing 
Health and Equity, an extensive sector-by-sector compendium of project-specific mitigation measures, 
including quantification methods to calculate GHG reductions. The Handbook is available at 
www.caleemod.com/handbook/index.html.  In addition, the District has identified some potential 
strategies for local GHG mitigation that could be implemented in Santa Barbara County; these strategies 
are summarized and posted on the District’s website at www.ourair.org/ghgmitigation-sbc. 
 
7. Transportation Measures to Reduce Air Quality Impacts.  The Comprehensive General Plan Update 
and the associated EIR should include measures that promote the use of alternate modes of 
transportation and focus on reducing vehicle miles traveled, vehicle trips, and peak-hour travel.  The 
District is supportive of programs to improve access to mass transit and zero emission vehicle travel as 
well as methods to improve bicycle and pedestrian facilities in the City, such as the adoption of a 
complete streets policy. 
 
We hope you find our comments useful.  We look forward to reviewing the Draft EIR.   Please contact 
me at (805) 979-8334 or via email at WaddingtonE@sbcapcd.org if you have questions. 
 
Sincerely, 


 
Emily Waddington, 
Air Quality Specialist  
Planning Division 
cc:  Planning Chron File 
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3 January 2024 
 
City of Solvang 
Planning Division 
Attn: Rafael Castillo, Planning Manager 
411 Second Street 
Solvang, CA 93463  
 
Via email to:  
plansolvang@cityofsolvang.com 
rcastillo@cityofsolvang.com 
 
Subject:     Public Comment – Alisal Ranch 

PlanSolvang 
        Public Review Draft 2045 General Plan 
   
Dear Rafael: 
 
On behalf of the owners of Alisal Ranch, SEPPS respectfully submits the following public 
comment on Solvang’s Public Review Draft 2045 General Plan dated April 2023. The 
area of the Alisal Ranch that lies within the City of Solvang is located at 1054 Alisal 
Road/APN 137-310-010. 
 
Section 2. Land Use – Table 2.1 Land Use Designations 
 
Alisal Ranch currently has an “Agriculture/Guest Ranch” land use designation in the 
current General Plan adopted by the City in 2008. This designation is described in the 
2008 General Plan as follows: 
 

“This General Plan designation is intended to recognize the Alisal Ranch as a 
unique use in the community. The Alisal Ranch is a working ranch that 
encompasses over 10,000 acres of which only approximately 29.8 acres are 
within the City of Solvang. The area within the City includes lodging with 66 units, 
employee housing, equestrian facilities, two dining rooms, a lounge / cocktail 
lounge, tennis club, golf course, and golf club. The current Conditional Use 
Permit for the facility allows a total of 75 guest units. This land use designation 
does not infer expansion of the facility for any kind of commercial or retail use, 
and limits the number of guest units allowed to 100.” 

 
Upon review of the Public Review Draft 2045 General Plan, we understand the Alisal 
Ranch property is currently proposed to be designated “Guest Ranch”. Table 2-1: Land 
Use Designations defines Guest Ranch as: 
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“Guest Ranch (GR): This designation is established to recognize the 
approximately 30 acres of the Alisal Ranch located within the city. Allowed uses 
include guest lodging, employee housing, restaurants, and recreation and 
entertainment.” 

 
We note this proposed land use definition of “Guest Ranch” excludes a large 
component of Alisal Ranch’s existing uses and operations on APN 137-310-010; 
agriculture, including equestrian and cattle uses and ag and equestrian/cattle support 
facilities and structures. Alisal Ranch has been operating as a working ranch on the 
subject parcel and adjacent parcels since 1946. Agriculture is a defining component of 
the Ranch’s operation and long-standing history in the community, and is important to 
the guest ranch experience which is a cornerstone of the City’s tourism sector. The 
guest ranch experience also promotes agritourism through equestrian activities on APN 
137-310-010 and equestrian activities, hiking, mountain biking, and fishing on adjacent 
parcels that are not currently within the City’s boundary.   
 
As Alisal Ranch continues to function as a guest ranch and a working agricultural 
operation, it is critical the 2045 General Plan identify agricultural uses as a key 
component of their existing and future land use designation. Therefore, we request the 
2045 General Plan proposed land use definition of “Guest Ranch” be revised as follows: 
 

“Guest Ranch (GR):  This designation is established to recognize the 
approximately 30 acres of the Alisal Ranch located within the city. Allowed uses 
include guest lodging, employee housing, restaurants, and recreation and 
entertainment, and agriculture.”  

 
This proposed revision is necessary to accurately reflect existing and future land uses at 
the subject property, but also ensures adoption of the 2045 General Plan does result in 
the creation of nonconforming uses at Alisal Ranch, which could result in limitations on 
expanding agricultural uses in the future.   
 
Section 2. Land Use – Goals and Policies – Urban Growth Boundary  
 
The description of the Urban Growth Boundary (UGB) on page LU-20 should be 
updated to reflect that the UGB does indeed allow for agricultural related 
development and open space preservation beyond the UGB without a vote of the 
citizens (in addition to public schools, facilities, and services as currently listed in this 
Section of the Draft General Plan). For reference, the UGB states the following:  
 

“Only uses consistent with agriculture and the preservation of open space lands 
as set forth in Government Code section 65560(h) attached hereto as Exhibit C 
shall be allowed beyond the UGB, except as provided herein.” 
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Therefore, we request the 2045 General Plan description of the UGB be revised as 
follows: 
 

“The City will not approve any development beyond the UGB, without a vote of 
the citizens, apart from certain exceptions described in the UGB (agriculture, 
public schools, facilities, and services).”    

 
 
We appreciate the City’s consideration of these comments. We believe the revisions 
requested in the comments above are appropriate and necessary to accurately 
characterize existing land uses and operations at Alisal Ranch and the parameters of 
the UGB. Should you have any questions or require additional information regarding 
these requested updates, please contact me at (805) 966-2758 x101 or 
stevef@sepps.com. Please add me to the City’s General Plan interested party contact 
list and we will monitor progress of the General Plan in anticipation of the comments 
above being reflected in future drafts of the General Plan. 
  
Sincerely, 
SUZANNE ELLEDGE 
PLANNING & PERMITTING SERVICES, INC.  

 
Steven M. Fort 
Senior Planner 
 
Cc: Kathleen Cochran, James Jackson, Charles Jackson - Alisal Ranch 

mailto:stevef@sepps.com
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City of Solvang 
Planning Division 
Attn: Rafael Castillo, Planning Manager 
411 Second Street 
Solvang, CA 93463  
 
Via email to:  
plansolvang@cityofsolvang.com 
rcastillo@cityofsolvang.com 
 
Subject:     Public Comment – Alisal Ranch 


PlanSolvang 
        Public Review Draft 2045 General Plan 
   
Dear Rafael: 
 
On behalf of the owners of Alisal Ranch, SEPPS respectfully submits the following public 
comment on Solvang’s Public Review Draft 2045 General Plan dated April 2023. The 
area of the Alisal Ranch that lies within the City of Solvang is located at 1054 Alisal 
Road/APN 137-310-010. 
 
Section 2. Land Use – Table 2.1 Land Use Designations 
 
Alisal Ranch currently has an “Agriculture/Guest Ranch” land use designation in the 
current General Plan adopted by the City in 2008. This designation is described in the 
2008 General Plan as follows: 
 


“This General Plan designation is intended to recognize the Alisal Ranch as a 
unique use in the community. The Alisal Ranch is a working ranch that 
encompasses over 10,000 acres of which only approximately 29.8 acres are 
within the City of Solvang. The area within the City includes lodging with 66 units, 
employee housing, equestrian facilities, two dining rooms, a lounge / cocktail 
lounge, tennis club, golf course, and golf club. The current Conditional Use 
Permit for the facility allows a total of 75 guest units. This land use designation 
does not infer expansion of the facility for any kind of commercial or retail use, 
and limits the number of guest units allowed to 100.” 


 
Upon review of the Public Review Draft 2045 General Plan, we understand the Alisal 
Ranch property is currently proposed to be designated “Guest Ranch”. Table 2-1: Land 
Use Designations defines Guest Ranch as: 
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“Guest Ranch (GR): This designation is established to recognize the 
approximately 30 acres of the Alisal Ranch located within the city. Allowed uses 
include guest lodging, employee housing, restaurants, and recreation and 
entertainment.” 


 
We note this proposed land use definition of “Guest Ranch” excludes a large 
component of Alisal Ranch’s existing uses and operations on APN 137-310-010; 
agriculture, including equestrian and cattle uses and ag and equestrian/cattle support 
facilities and structures. Alisal Ranch has been operating as a working ranch on the 
subject parcel and adjacent parcels since 1946. Agriculture is a defining component of 
the Ranch’s operation and long-standing history in the community, and is important to 
the guest ranch experience which is a cornerstone of the City’s tourism sector. The 
guest ranch experience also promotes agritourism through equestrian activities on APN 
137-310-010 and equestrian activities, hiking, mountain biking, and fishing on adjacent 
parcels that are not currently within the City’s boundary.   
 
As Alisal Ranch continues to function as a guest ranch and a working agricultural 
operation, it is critical the 2045 General Plan identify agricultural uses as a key 
component of their existing and future land use designation. Therefore, we request the 
2045 General Plan proposed land use definition of “Guest Ranch” be revised as follows: 
 


“Guest Ranch (GR):  This designation is established to recognize the 
approximately 30 acres of the Alisal Ranch located within the city. Allowed uses 
include guest lodging, employee housing, restaurants, and recreation and 
entertainment, and agriculture.”  


 
This proposed revision is necessary to accurately reflect existing and future land uses at 
the subject property, but also ensures adoption of the 2045 General Plan does result in 
the creation of nonconforming uses at Alisal Ranch, which could result in limitations on 
expanding agricultural uses in the future.   
 
Section 2. Land Use – Goals and Policies – Urban Growth Boundary  
 
The description of the Urban Growth Boundary (UGB) on page LU-20 should be 
updated to reflect that the UGB does indeed allow for agricultural related 
development and open space preservation beyond the UGB without a vote of the 
citizens (in addition to public schools, facilities, and services as currently listed in this 
Section of the Draft General Plan). For reference, the UGB states the following:  
 


“Only uses consistent with agriculture and the preservation of open space lands 
as set forth in Government Code section 65560(h) attached hereto as Exhibit C 
shall be allowed beyond the UGB, except as provided herein.” 
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Therefore, we request the 2045 General Plan description of the UGB be revised as 
follows: 
 


“The City will not approve any development beyond the UGB, without a vote of 
the citizens, apart from certain exceptions described in the UGB (agriculture, 
public schools, facilities, and services).”    


 
 
We appreciate the City’s consideration of these comments. We believe the revisions 
requested in the comments above are appropriate and necessary to accurately 
characterize existing land uses and operations at Alisal Ranch and the parameters of 
the UGB. Should you have any questions or require additional information regarding 
these requested updates, please contact me at (805) 966-2758 x101 or 
stevef@sepps.com. Please add me to the City’s General Plan interested party contact 
list and we will monitor progress of the General Plan in anticipation of the comments 
above being reflected in future drafts of the General Plan. 
  
Sincerely, 
SUZANNE ELLEDGE 
PLANNING & PERMITTING SERVICES, INC.  


 
Steven M. Fort 
Senior Planner 
 
Cc: Kathleen Cochran, James Jackson, Charles Jackson - Alisal Ranch 
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Allow sender  | Block sender

From: Robert Snyder
To: General Plan
Subject: Written Comments Concerning Environmental StudyFor Site C
Date: Monday, July 10, 2023 9:50:28 AM

Caution! This message was sent from outside your organization.

Lisa attached you will find my comments.
Thank you,
Robert Snyder
728 Hillside Drive

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/779420f7e8ba7011d6bc2f0639630c4b
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/fd6bb62eb9fae741cc6b18604c5cc330
mailto:rs21242@yahoo.com
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From: Mark Frank
To: Planning Consultant
Subject: Traffic issue at Old Mission Road and Hillside Drive
Date: Monday, June 12, 2023 12:32:11 PM

Caution! This message was sent from outside your organization.

Another big issue will be these large grocery delivery trucks will block our entrance at Old
Mission Road.
I had to wait 5 minutes before he could back in and I had access to MO entrance.
The truck driver was waiting for another truck to move.
See attached photo.

With another (access) road added for 109 units to our entrance and exit point, we are going to
have major backups waiting to enter & exit in the morning hours.

We need to fight them to create their own entrance as not to inconvenience our traffic flow.

Mark A. Frank
(714) 724-8764

---------- Forwarded message ---------
From: Mark Frank <markafrank61@gmail.com>
Date: Fri, Jun 9, 2023, 4:25 PM
Subject: Fwd: Alamo Pintado & Old Mission Rd Aqueduct
To: Laurie Tamura <planningconsultant@cityofsolvang.com>

Please give this to Laurie Tamura.

Mark A. Frank
(714) 724-8764

---------- Forwarded message ---------
From: Mark Frank <markafrank61@gmail.com>
Date: Fri, Jun 9, 2023, 1:16 PM
Subject: Alamo Pintado & Old Mission Rd Aqueduct
To: Laurie Tamura <Laurie@cityofsolvang.com>

Hi Laurie,
I just went and did ground survey of the natural Aqueduct on the 5 acre parcel.
The depth ranges from 3 feet to 8 feet deep.

Please let me know if you receive this email.

Thank you,
Mark A. Frank
653 Hillside Drive 
Solvang, CA 

https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/d26ee19da8b48331db4d7c1719710f3c
https://mail-cloudstation-us-east-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/ef37f553dc41c83682e9e2f665bb18d0
mailto:markafrank61@gmail.com
mailto:planningconsultant@cityofsolvang.com
mailto:markafrank61@gmail.com
mailto:planningconsultant@cityofsolvang.com
mailto:markafrank61@gmail.com
mailto:Laurie@cityofsolvang.com
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WE Watch 
PO Box 830 
Solvang, CA 93464 
we-watch.org 
 
July 14, 2023 

Planning Division, City of Solvang 

Attn: Ms. Lisa Scherman 

411 Second Street 

Solvang, CA 93463 

RE: Draft Solvang General Plan (VIA E-Mail) 

Dear Ms. Scherman: 

WE Watch, a Santa Ynez Valley land use and environmental organization, thanks 

the City of Solvang for the opportunity to comment on the Draft 2045 General Plan 

Update and Rezoning. We have the following comments on the document: 

Solvang’s Place in The Regional Economy:  

Please add “At the same time, Solvang benefits from other attractions in the area 

such as wine and equestrian country, the Chumash Casino, and beach communities 

along the coast.”   

Land Use: 

Figure LU-1 Land Use Diagram is not consistent with the Council ’s direction in 

the Housing Element. The City Council’s direction had been to rezone only the 

smaller flatter parcel and the flattest 1.5 acres of the steep hilly parcel.  

The diagram appears to presume that all of Site C at the northwest corner of Alamo 

Pintado and Old Mission Drive will be rezoned and designated for High Density 

Residential use. Please revise the drawing and make it consistent with the City 

Council’s direction.  

 

Also note that this property involves two parcels, both with distinctive 

characteristics. We suggest distinguishing the characteristics between the two 

parcels involved. For example, explain that one parcel has very steep topography, 

problem soils (i.e.: expansive Diablo clay and highly erodible soil requiring over 

excavation and replacement with non-expansive material), an existing drainage, 



presence of the historic Mission Aqueduct, poor access, adds to existing traffic 

problems, a has a designated Scenic Vista over the property.   

 

The second parcel is a smaller, flatter parcel (1 acre) lends itself to the high-density 

development proposed, although it too would add to existing traffic. It would likely 

be much easier and cheaper to develop and therefore lend itself to affordable 

development. 

Community Design: 

LU-7.2 would maintain the Veteran’s Memorial Building and its Spanish 

architecture, but it appears on Figure CD-1 and CD-2 the Veteran’s Memorial 

Building would come under the Village Design overlay. It would make more sense 

to maintain the Spanish architecture as the parcel is directly across Mission Drive 

from Mission Santa Inez. Please correct the figure. 
 
The Design District Overlay Figure CD-1 and CD-3 does not include the multi-use 

development near the intersection of Alamo Pintado, and 246, at the northwest 

corner of Old Mission Drive and Alamo Pintado for Mission overlay design. As 

this area is defined as one of the four Gateways to Solvang, it makes sense to 

extend the Mission overlay and design to these parcels in keeping with the Spanish 

type of architecture envisioned for this area. Please correct the figure. 

 

CD-2.6-2.8. The Dark Sky Design Standards are included as a new policy; 

however, these standards should also be required in design standards for parking 

lots and parking structures. 

Economic Development: 

Please include waste reduction measures for all visitor-serving amenities, including 

requiring “Zero Waste” at all events. 

Mobility: 

EO-3.3 and MOB-6.3. Public transportation – currently the General Plan does not 

require the city to develop a local transportation network for everyday needs 

shopping, medical appointments, etc. only to support regional transportation under 

climate change. We would suggest adding “partnering” with regional 

transportation providers to expand local, reliable public transportation service and 

to advertise and promote the service to residents and visitors. 

 



MOB-4.5. Looking at the present and future transportation modes for residents and 

visitors, the plan addresses E-scooters but not E-bikes. Perhaps the wording could 

be changed to include motorized bikes, scooters, or other individual modes of 

transportation (IMTs), limit them to roadways and prohibit them from sidewalks 

and trails in open space areas. This is an important safety issue as government 

regulations to protect the pedestrian public from fast moving electric scooters and 

bikes are currently being relaxed at the State level. Expanding where E-Bikes are 

permitted, including on pedestrian paths and trails, sets a dangerous precedent. E-

Bikes as a mode of transportation will continue to grow and will pose pedestrian 

safety issues into the future. Never have pedestrians been required to walk in the 

same space as a motorized vehicle or bike.  

 

Another reason to keep individual motorized E-Bikes on streets and not on 

sidewalks, paths, or trails is that pedestrians are limited to narrow sidewalks and 

trails, but motorized bikes are allowed everywhere on innumerable streets.  

ALL vehicles (and bicycles) come under the State vehicle code and are usually 

prohibited by law on sidewalks for the safety of the pedestrian. Motorized vehicles 

and bikes should not be allowed in the only safe space designed to protect 

pedestrians. It is even more dangerous to allow IMVs on trails because trails are 

not designed to protect walkers from any kind of vehicle. 

 

If pedestrians were allowed to move freely on streets and mingle with motorized 

vehicles, the situation wouldn’t be safe for anyone. Allowing motorized E-Bikes in 

places meant to keep pedestrians safe makes no sense. The General Plan should 

include policies to regulate future IMTs and to keep pedestrians safe. 

 

MOB-1.3 cites traffic at LOS D during normal traffic hours and LOS E at peak 

traffic hours as the City’s standard. Currently gridlock is happening daily. The city 

should strive to meet a higher LOS comparable to other jurisdiction’s standard 

(LOS C during normal traffic hours) in the future.  

 

Hazards   

 

In the Solvang area, there are problematic, expansive Diablo type soils and other 

erosion prone soils with steep slopes, requiring extensive grading and importation 

of non-expansive soil necessary for the pads, not to mention the truck trips adding 

to traffic and circulation concerns. Impermeable surfaces have the potential to 

increase runoff and impact downstream values. Please ensure policies reflect 

requirements to evaluate and mitigate these hazards. 



Public Facilities, Services, and Infrastructure: 
 

Water Supply:  

Water Supply is a significant issue that will only become more critical as time goes 

on and the City and the surrounding area grows and expands.  

 

We note that there are several requirements in the document that require drought 

resistant landscaping, however, there is good evidence that an expansion of 

recycled water use at parks, greenbelts, and street landscaping is feasible. Recycled 

water is a typical water conservation measure in many California cities. Solvang 

with its limited options for potable water sources, must add recycled water as a 

water conservation option to the document to maximize flexibility for future water 

supply management.  

 

For example, In July 2021, the City Council directed staff to proceed with final 

design and engineering on an alternative that would allow the sewer treatment 

facility to produce recycled water for irrigation or percolation pond discharge. It 

seems that there should be the requirement to explore new uses for recycled water 

such as parks and street landscaping. Please add this to the requirements of the 

Water System Master Plan. 

 

Also, in addition to water fountains, please include provisions for water bottle 

filling stations. 

 

Traffic and Circulation: 

Traffic congestion at the Solvang City Gateways at Highway 246 and Alamo 

Pintado and at Highway 246 and Fifth Street that continues through the Village is a 

daily occurrence. Traffic becomes worse during any period of increased traffic due 

to special events or partial or complete closures of either Highway 154 or Highway 

101 

 

In addition, proposed development at the intersection of Old Mission Drive and 

Alamo Pintado Road has the potential to add 1,000 vehicle trips to the intersection 

per day. Poor access, added to that of Mission Oaks and already constrained Old 

Mission Drive, will add to the gridlock from 246 and is exacerbated by trucks 

accessing the shopping center. Emergency access to Santa Ynez Valley Cottage 

Hospital becomes constrained due to the regular traffic congestion in this area. 

 



Please see comments under Mobility, above for comments and suggestions to 

reduce traffic trips. 

Environment and Sustainability 

The General Plan is the blueprint until 2045. In anticipation of continued water 

shortages, tightening infrastructure and public facility resources (water, roads, 

landfill space, energy, etc.) there should be an overarching policy to codify the 

City’s commitment to recognize the effects of climate change and pursue 

conservation of resources and reduce pressure on public infrastructure. 

 

PFS-8 Recreation. Please add that the City shall coordinate with the residents of 

the surrounding County of Santa Barbara unincorporated areas. 
 

PFS-8.2: Energy Efficient Parks and Facilities. Please delete “to the extent 

feasible.” It’s becoming necessary to do everything we can to mitigate the impacts 

of climate change. Energy reduction and efficiency will only become more critical 

in the future.  

 

PFS-8.3 Please add a requirement for recycled water use at parks and for street 

landscaping. 

Safety 

Wildfire: 

With climate change becoming more apparent with each passing year, wildfires 

will become an even greater threat as the size and intensity of fires steadily 

increases. We recommend that the following be included in the General Plan to 

reduce the threat of wildfire: 

 

• Require building techniques and materials to mitigate fire danger 

particularly in the urban-wildland interface surrounding the city. 

 

• Landscaping around home in the urban/wildland interface shall be fire 

resistant, trees and shrubs removed, limbed up or trimmed away from eaves 

and roofs, and maintenance (weed abatement) required each year. 

 
Flooding:  
In addition, flooding will worsen as storms become more intense and even more 

impermeable surfaces are created. We recommend policies to evaluate and address 

soil hazards. Maximum slope grading and overall stability of soils must be 

considered for development projects to reduce the threat of flooding. Slope failure 



could not only impact on-site structures, but close roads and flood other homes and 

infrastructure. 

 

Emergency Access:  

Emergency access and egress will become even more important over time as the 

city grows. Please see our comments under Public Facilities, Services, and 

Infrastructure, Traffic and Circulation, above.  

 

We also would like to suggest that the city work with the County to clear road 

rights-of-way (road shoulders) to ensure clear emergency evacuation routes (Figure 

SAF-1). 

 

For Air Quality, please see comments under Mobility, above, for comments and 

suggestions to reduce traffic trips and thereby reduce idling cars as a source of air 

pollution. 

 

Noise 

SAF-11.3 Noise Sensitive Areas. Please add residential neighborhoods! 

Administration 

Plans that will be required under the Administration Section seem comprehensive. 

It would be helpful to include a due date (i.e., within a year of adoption of the 

General Plan) and or update (i.e., every three years) for each plan to ensure each 

one is completed and is available for use. 

 

Again, WeWatch thanks you for the opportunity to comment and we look forward 

to collaborating with you on the Final Solving General Plan. 

 

Sincerely, 

 

Susan Bott    Kathy Rosenthal 

Co-President, WeWatch  Co-President, WeWatch 
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