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TO: Planning Commission .
FROM: Planning Division, (805) 564-5470

Danny Kato, Senior Planner
Kathleen Kennedy, Associate Planner ?_‘,W-f

L PROJECT DESCRIPTION

The proposal is a request to initiate a Zone Change, General Plan Amendment and Local Coastal
Program Amendment for a portion of the parcel (proposed parcel B) located at 415 Alan Road, from
“A-1/8D-3 (One-Family Residence/Coastal Overlay Zone) to E-3/SD-3 {One-Family Residence/Coastal
‘Overlay Zone) and from Residential, one unit per acre to Residential, five units per acre,

If the initiation requests are approved, the proposed project would also require a Tentative Subdivision
Map to allow a subdivision of the parcel into two lots, a Lot Area Modification to allow less than the
required lot area for one lot (proposed parcel A) and a Coastal Development Permit.

At this time, the Planning Commission is not being requested to take any action regarding approval of
the proposed project nor make any determination regarding environmental review.

I REQUIRED APPLICATIONS

The initiation requests are as follows:

1. Initiation of a Zone Change from A-1/SD-3 (One Family Residence/Coastal Overlay Zone) to
E-3/SD-3 (One Family Residence/Coastal Overlay Zone);

2. Initiation of a General Plan Amendment from Residential, One unit per acre to Residential,
Five units per acre; and '

3. Initiation of a Local Coastal Prografn Amendment to accept the Zone Change.

. RECOMMENDATION

Staff recommends that the Planning Commission deny the initiation of the Zone Change, General Plan
Amendment and Local Coastal Program Amendment.

HILA.
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IV, SITE INFORMATION

A, EXISTING
Zone District A-1/SD-3
General Plan Designation Residential, one unit per acre
Slope 15.6%

Minimum fot area required (with slope density

factor of 1.5) 65.340 sq. ft. (1.5 acres)

Lot area 59,657 sq. ft. (1.37 acres)
Zoning Noncenforming {o Lot Area
General Plan Conforming to Density

B. PROPOSED

Proposed Parcel A Proposed Parcel B

Zonge District A-1/8SD-3 E-3/SD-3
General Plan Designation Residential, one unit per acre Residential, five units per acre
Stope ' 14.40% 19.90%
Minmum lot area required (with . o e 0 e
slope density factor of 1.5) 65,340 sq. ft. (1.5 acres) 11,250 sq. fi. (0.26 acres)
Lot area 46,948 sq. ft. (1.08 acres) 12,709 sq. ft. (0.29 acres)
Zoning Nonconforming to Lot Area Conforming to Lot Area
General Plan Coniorming to Density Conforming to Density

V. DISCUSSION

A, PROJECT LOCATION

The property at 415 Alan Road is located in the Campanil neighborhood of the City, which is
bordered on the north and east by Arroyo Burro Creek, on the south by the ocean and on the
west by Hope Ranch. The General Plan designation for the neighborhood is one dwelling unit
per acre. Most of this area consists of large parcels, similar to the size of the project site or
larger, which are either vacant or contain single-family dwellings. An exception to this is the
Braemar Tract, a single-family, small-lot development that was subdivided while under County
jurisdiction. This tract of approximately 120 parcels, on relatively steep topography, 1s
described in the City’s General Plan Land Use Element as presenting “a vivid picture of
improper subdivision techniques.” The density in this portion of the neighborhood is
approximately four times greater than the other areas.

When the Braemar Tract was ammexed to the City in 1956, it was given an E-3, One-Family

Residence zone designation, which requires a 7,500 square foot minimum lot size (or more if

the average slope exceeds 10%). The rest of the neighborhood has an A-1, One-Family

Residence zone designation, which requires a one-acre minimum lot size (or more if the
~ average slope exceeds 10%).
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B. BACKGROUND

Similar proposals regarding the project site have been submitted for review in the past. in
2004, the Planning Comumission conceptually reviewed a proposed project that involved a lot
line adjustment between two parcels (415 Alan Road and 23 Wade Court) resulting in an
increase of lot area for 23 Wade Court. The Planning Commission, during their review,
discouraged any development on the land that would be added to 23 Wade Court.

In February of 2005, an application was submitted that consisted of a subdivision of 415 Alan
Road into two lots, in addition to the lot line adjustment. Following the subdivision, the
smaller lot would have been rezoned from A-1 to E-3 and the larger lot would have required a
lot area modification. During project review, Staff stated that if the project were to proceed to
the Planning Commission for initiation of the Zone Change and Local Coastal Program
Amendment, Staff would recommend denial, in part because the original 415 Alan Road parcel,
which is currently nonconforming to lot area, would have become more nonconforming as a
result of the proposed subdivision. Furthermore, the creation of a new lot that would not
conform to the General Plan density would not be appropriate for the neighborhood when the
Land Use Element and Local Coastal Plan state that this neighborhood is already too dense.

The applicant did proceed with the project and on October 6, 2005, the Planning Commission
denied the initiation requests. One of the main reasons for the denial was the incongistency
with the General Plan density.

The applicant filed an appeal of the Planning Commission action but subsequently withdrew
the appeal and submitted a proposal to Staff that included a request to initiate a General Plan
Amendment as well. With a General Plan Amendment (from one unit per acre to five units per
acre) added to the proposal, all proposed lots would conform to the General Plan density. Due
to the rezone, the 23 Wade Court parcel would become conforming to lot area as would the
newly created smaller parcel; however, the larger parcel would become more nonconforming to
lot area. This proposal was put on hold.

C. CURRENT PROPOSAL

In carly 2009, the applicant submitted a new proposal that no longer included 23 Wads Court.
The proposed project consisted of the initiation of a Zone Change, General Plan Amendment
and Local Coastal Program Amendment and a subdivision of 415 Alan Road under the
proposed Zoning and General Plan designations. The proposed project also included five
-additional properties along the eastern side of Alan Road. In response to the application, Staff
provided the applicant with the following comments:

I. The existing parcel at 415 Alan Road is nonconforming to lot area due to the
slope density requirements of the A-1 zone. Staff is not in support of the
subdivision of the parcel that results in 415 Alan Road (proposed parcel A)
becoming more nonconforming to lot area. In addition. Staff is also not in
support of the proposal to rezone a number of parcels and change the General
Plan and Local Coastal Plan designations on those parcels in order to facilitate
the creation of a new lot in the project area. As you know, the City’s General




Planning Commission Staff Report
415 Alan Road (MST2009-00083)

June 4,

Page 4

VL

2009

Plan Land Use Element considers the adjacent Braemar Tract an example of an
improper subdivision because it 1s a dense development on steep topography.
Staff is not in support of creating a new lot in a neighborhood identified in the
Land Use Element as already too dense.

2. It the applicant chooses to proceed with the proposed project, Staff would be
recommending denial of the Initiation of the Zone Change and General Plan and
Local Coastal Program Amendments at the Planning Commission.

3. Statf, however, would be in support of the proposal if the newly created lot were
to have an upper-middle income restricted single-family detached unit. The
proposal would be subject to the requirements of the City's Density Bonus
Program. If the applicant chooses to proceed in this manner, please see
SBMC§28.87.400 and the City of Santa Barbara Affordable Housing Policies
and Procedures Manual for more information.

The proposal being presented to the Planning Commission is the same as described above but it
does not include the five additional properties along the eastern side of Alan Road. In regard to
the affordable housing suggestion by Staff, the applicant has requested that a payment of an in-
lieu fee be considered rather than a restriction on the new residence.

RECOMMENDATION

Staff’s concerns remain the same as stated above. In addition, Staff would not be in support of
a payment of an in-licu fee because the purpose is to provide payment as an alternative to
constructing an affordable unit. This would not be a proper application of this alternative.

For the reasons presented above, Staff recommends that the Planning Commission deny the
initiation of a Zone Change, General Plan Amendment and Local Coastal Program Amendment
for the proposed project.

If the initiation is granted, it is not meant to imply any approval of, or formal position on the
propused project other than acknowledging that the proposed Zone Change, General Plan
Amendment and Local Coastal Program Amendment can proceed for study and environmental
review.

Exhibits:

A.
B.

Applicant's letter, dated May 22, 2009
Project Plans (Exhibits A, B-1, B-2, C & Tentative Map)
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Patsy Stadelman, AICP
' Land Use Planner
May 22, 2009 - 7
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PSiadelman@bhfs.com
Ms. Kathleen Kennedy ﬁ‘;ﬁ OF SANTA BARBARA

City of Santa Barbara AING 53‘1%5?@%“
Community Development Department :
P.C. Box 1990

Santa Barbara, CA 93102-1990

VIA HAND DELIVERY

RE: Initiation of Seybold Lot Split, Rezone and General Plain Amendment
415 Alan Road (APN 047-091-024)

Dear Ms. Kennedy:

Enclosed are the copies of the revised exhibits for Planning Commission initiation of the proposed
rezone and Generatl Plan amendment at 415 Alan Road. .

Following our pre-application review meeting with you on March 23, 2009, Mr. Seyboid decided to
revise the proposed project to eliminate the request for a rezone and General Plan amendment of the
properties on the east side of Alan Road. The revised axhibite reflect this change. This letter and
accompanying enclosures describe the proposed project and the reasons we believe the proposal is
consistent with City policies and reguiations as well as the Subdivision Map Act.

Project Description

The proposed project includes (1) subdivision of the 415 Alan Road parcel (APN 047-091-024),
resulting in one new developable iot; (2) a rezone of the newly created parcel from A-1/8-D-3, One-
Family Residence and Coastal Overiay Zones, tc E-3/8-D-3, Cne-Family Residence and Coastal
Overlay Zones; (3) a General Plan Amendment, and consistent Local Coastal Plan Amendment, to
change the land use designation of the rezoned parcel from 1 cwelling unit per acre to 5 dwelling units
per acre; and (4) a lot area modification to reduce the minimum lot area of the already developed
remainder lot from 1.5 acres to 1.08 acres (see enclosed exhiliis). The proposed project would require

a Tentative Parcel Map, Coastal Development Permit, Lot Arex: Modification, Rezone, and General Plan
and Local Coastal Plan Amendments.

The 415 Alan Road parcel is 59,657 square feet (1.37 acres) end is currently developed with one single
family home and associated accessory structures on the southem side of the property. The size of this
parcel conforms to the minimum one acre parcel size standard of the A-1 zone district but is smaller
than the 1.5 acres that would be required under the city's slope density ordinance if the lot were now
being proposed for development. The proposed lot split would rasult in two parcels: Parcel A would
contain the existing dweliing and be 46,948 sguare feet in size (1.08 acres) and Parcel B would be
12,709 square feet in size (see Exhibit B-1 and Tentative Map). With the proposed rezone and land
use designation change to E-3/S-D-3 and 5 dwelling units per acre, respectively, Parcel B would
conform with the minimum 7,500 parcel size standard of the E-3 zone district and wouid satisfy the
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11,250 sguare foot slope density standard for a fot with an average sfope between 10% and 20%.
Parcel A would continue to be nonconforming to the minimum Iot area under the slope density
ordinance and therefore would reguire a lot area modification.

Project Benefits and Required Findings

The Santa Barbara Municipal Code requires the City to make the following findings in order to approve
the proposed project ’

Findings for Tentative Map (SBMC §27.07.100): The tentative map is (1) consistent with appiicable
General and specific plans; (2) the desigh or improvement proposed is consistent with applicable
general and specific plans; (3) the site is physicaliy suitable for the type of development,; (4} the site is
physically suitabte for the proposed density of deveiopment; {5) the design of the development or the
proposed improvements are not likely to cause substantial envirconmental damage or to substantiaily
and avoidably injure fish or wiidlife or their habitat; (6) the desian of the development or the type of
improvement is not fikely to cause setious public healih problems; and (7) the design of the
development or the type of improvement will not conflict with ezsements, acguired by the public at
large, for access through or use of property within the proposes development,

Findings for a Change of Zone Boundaries (SBMC §28.92.015): The change is justified by public
necessity, convenience, general welfare or good zoning practice.

Findings for Coastal Development Permit (SBMC §28.45.008): The project is consistent with the
policies of the California Coastal Act and the project is consistent with aft appticabie policies of the
City's Coastal Plan, all impiementing guidelines and all applicable provisions of the Municipal Code.

Findings for a Local Coastal Program Amendment (SBMC £28.45.008): The project is consistent
with the policies of the California Coastal Act (commencing with Section 30200) including pubic access
and pubtic recreation because it would not affect public access or recreation opportunities. In addition,
the project is consistent with all applicable policies of the City's Local Coastal Plan, all applicable
implementing guidelines, and all applicabie provision of the Municipal Code.

Findings for a Lot Area Modification (SBMC §28.92.110): The modification is consistent with the
purposes and intent of the Zoning Ordinance, and is necessary to (i) secure an appropriate
improvement on a lot, (i) prevent unreasonable hardship, (iii) promote uniformity of improvement, or {iv)

the medification is necessary to construct a housing development which is affordable to very low-, low-,
moderate- or middie-income households.

We respectfully submit that these findings can be made for the foliowing reasons. The property is an
exceflent location for infill development of a single family home. The proposed new parcel already
appears to be a separate lot because it is physically separated from the existing house and yard area,
Furiher, it is adjacent to and across Alan Road from lots of comparable size, ail infrastructure is in

place, slopes are relatively minimal, and development would not negatively impact traffic in the
neighborhood.

Arezone and General Plan Amendment to allow a new lot weuld be consistent with the actual density
of the existing neighborhood. While the area is currently designated for 1 unit per acre, this land use
designation was applied after the neighborhood was developesd. The actual density of the area along
Alan Road between Cliff Drive and Wade Court is 1.8 units per acre. One infill unit wouid result in a
minimal increase in density to 2 units per acre. :
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The proposed project is consistent with the Coastal Act because it does not affect public access or
public recreation. The project would result in a new ot added to the City's tax rolls and would be
compatible with the Alan Road neighborhood. The proposed new lot has ready access from Alan Road
and would connect to the existing water and sewer infrastructure on Alan Road. Further, there are no
significant natural resources on the property which could be adversely affected by future development.

In conciusion, the proposed project benefit the City by creating a new infili property compatible with the
existing neighborhood, furthering the City's policy of praviding housing opportunities through infill
develcpment and adding a new property to the City's tax rolls.

Thank you for your time and consideration of this proposal.

Sincerely,

ot

Patsy Stadelman, AICP
Land Use Planner

ce: Andrew Seybold
Steven Amerikaner, Esq.

Enclosures: Tentative Parcei Map (10 copies)
Exhibit A: Seybold Existing Conditions (10 copies)
Exhibit B-1: Seybold Proposed Conditions, Subdivision and Rezone {10 copies})
Exhibit B-2: Seybold Proposed Conditions, Subdivision and General Pian Amendment {10
copies)
Exhibit C: Seybold Vicinity/Zoning Map (10 copies)
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