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 CITY OF SANTA BARBARA 
 
 COUNCIL AGENDA REPORT 

 
 
 

AGENDA DATE: November 15, 2011 
 
TO: Mayor and Councilmembers 
 
FROM: Planning Division, Community Development Department 
 
SUBJECT: Appeal Of Planning Commission Decision For 415 Alan Road 
 
RECOMMENDATION That Council:  
 
A. Hear the appeal of Steven Amerikaner, agent for Mr. & Mrs. Andrew Seybold, of 

the Planning Commission’s denial of the staff recommendation that Council 
approve a General Plan amendment, Rezone, and Local Coastal Program 
amendment, and a proposed Lot Area Modification, the Tentative Subdivision Map, 
and the Coastal Development Permit at 415 Alan Road; and 

 
B. Take one of the following actions: 

 
1. Deny the appeal, thereby upholding the Planning Commission’s denial of 

the project, and direct staff to return with findings and decisions; or 
2. Uphold the appeal, and: 

a. Approve the following applications, making findings in Attachment 8, 
subject to the conditions of approval in Attachment 9: 
i. A Lot Area Modification to allow the proposed Parcel A to be less 

than the minimum lot size of 1.5 acres required for lots with slopes 
of 10%-20% in the A-1 Zone (SBMC §28.92.026.A);  

ii. A Tentative Subdivision Map to allow the division of one (1) lot into 
two (2) parcels (SBMC 27.07); 

iii. A Coastal Development Permit for the development within the non-
appealable jurisdiction of the Coastal Zone (SBMC §28.44.060). 

b. Adopt, by reading of title only, A Resolution of the Council of the City of 
Santa Barbara Approving A Local Coastal Program Amendment for an 
application of Patsy Stadleman, agent for Andrew Seybold, 415 Alan 
Road – Parcel B (MST2009-00083);  
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c. Adopt, by reading of title only, A Resolution of the Council of the City of 

Santa Barbara Approving a General Plan map amendment for an 
application of Patsy Stadleman, agent for Andrew Seybold,  415 Alan 
Road – Parcel B (MST2009-00083); and 

d. Introduce and subsequently adopt, by reading of title 
only, An Ordinance of the Council of the City of Santa 
Barbara Amending Chapter 28.12 (Zone Map) of Title 28 
of the Municipal Code Pertaining to the Rezoning of 
Property in the Campanil area neighborhood.  

 
 
DISCUSSION: 
 
Project Description 
 
The project consists of a subdivision of a 1.37 acre parcel that is currently developed 
with a single family residence with a garage. The subdivision would result in the creation 
of one 45,056 square foot lot (Proposed Parcel A), with the existing single-family 
residence remaining on this lot, and one 14,601 square foot lot (Proposed Parcel B), 
which would be vacant. A development restriction of a single story, 2,000 square foot 
maximum size residence with a 500 square foot garage, which would be constructed 
between the 40 foot contour line and the sidewalk, is proposed. Access to each of the 
proposed lots would be from Alan Road.  
 
As part of the project, a General Plan/Local Coastal Program Amendment and a 
Rezone are being requested for the proposed northern lot (Proposed Parcel B). A lot 
area Modification is being requested for the proposed southern lot (Proposed Parcel A) 
to be less than the minimum lot size of 1.5 acres as required under the slope density 
section of the Municipal Code. The following table provides more detail on the proposal. 
 
 Proposed Parcel A Proposed Parcel B 
Zone District A-1/ SD-3 E-3/ SD-3* 
Use Residential (Existing Res.) Residential (Vacant) 

General Plan Designation Residential, one unit per acre Residential, three units per 
acre** 

Slope 14.40% 19.90% 
Minimum lot area required 
(with slope density factor of 
1.5) 

65,340 sq. ft.  (1.5 acres) 11,250 sq. ft. (0.26 acres) 

Proposed Lot area 45,056 sq. ft. (1.03 acres)*** 14,601 sq. ft. (0.34 acres)  
Zoning  Nonconforming to Lot Area Conforming to Lot Area 
General Plan  Conforming to Density Conforming to Density 

* Rezone and Local Coastal Program amendments are required 
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** General Plan and Local Coastal Program amendments are required 
*** Lot Area Modification is required 
 
Background 
 
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 project site was originally comprised of 
2.37 acres and developed with a single-family residence with a garage and accessory 
structure. A two lot subdivision was approved and was recorded in May of 1978 (Parcel 
Map No. 20,191), which left the residence on a 1.37-acre lot, the subject of the current 
proposal, and a vacant 1-acre lot to the south. The parcel to the south, which is 
bounded by Cliff Drive and Alan Road, was later developed with a single-family 
residence. 
 
Since 2003, the applicant has proposed to subdivide the subject 1.37-acre lot into two 
parcels with various configurations. For example, one proposal included adjusting lot 
lines with adjacent lots to achieve a lot configuration consistent with the zoning 
ordinance. The most recent proposal was submitted on February 2, 2009. The current 
proposal involves the division of the current lot into two lots and the adoption of zoning 
ordinance and land use plan amendments.  
 
A request to initiate a General Plan Amendment, a Rezone, and a Local Coastal 
Program amendment was presented to the Planning Commission on June 11, 2009 with 
a staff recommendation to deny the request (Attachment 2 – Staff Report). The 
recommendation was based, in part, upon the Land Use Element discussion that the 
Braemar Tract is an example of creating lots too small for the topographic setting of the 
area. Further, the proposed project would require a General Plan Amendment and 
Rezone in order to make the findings of consistency with the General Plan and the 
Zoning Ordinance. The Planning Commission denied the applicant’s request 
(Attachment 3 - Minutes), and the applicant appealed the denial to Council (Attachment 
4 – Council Agenda Report).  
 
On November 9, 2009, Council upheld the applicant’s appeal, and initiated the General 
Plan Amendment, Rezone, and Local Coastal Program amendment by a vote of 5-2 
(Horton and Blum, no) [Attachment 5 – Minutes].  The majority of the Council supported 
the initiation if the applicant could demonstrate that the future development of proposed 
Parcel B could be a middle income affordable unit through design. After Council’s 
action, the applicant adjusted the configuration of the lot split slightly to meet the slope 
density requirement for proposed Parcel B, and proposed a deed restriction on this 
vacant lot that the future development would be limited to a single 2,000 square foot 
residence and a 500 square foot garage.  
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The project was presented to the Planning Commission on March 3, 2011 (Attachment 
6 – Staff Report), with a recommendation of approval by staff based, in part, upon 
Council’s previous action and direction. Staff’s support of the project was also based 
upon the subdivision resulting in a net gain of one residential unit in the City’s housing 
stock, and the density of the proposed subdivision being compatible with the 
surrounding neighborhood. Proposed Parcel B would be similar in size to lots within the 
neighboring Braemar tract that begins on its northern and western lot lines and the 
proposed zoning designation would coincide with that tract’s zoning of E-3 (Residential 
7,500 square feet minimum).  
 
The Planning Commission did not agree with staff’s reasoning and denied all of the 
project’s requests by a vote of 3-2 (Bartlett, Jordan).  The minutes of that hearing are 
included as Attachment 7. The Commission focused on the Lot Area Modification for 
proposed Parcel A as the main area of concern. Some Commissioners supported the 
Modification request because the existing residence of 3,000 square feet with an 
approximate 500 square foot garage would remain on this lot and thus not change the 
visual character of the neighborhood. Other Commissioners did not support the 
Modification because the intent of the slope density section of the Municipal Code was 
not met. According to the dissenting Commissioners, the intent was to provide more lot 
area for development on sloped parcels to reduce visual impacts, yet shrinking the lot 
size below the slope density lot size is inconsistent with that intent.  
 
Because a majority of the Commissioners did not support the Lot Area Modification, the 
Commission also voted to deny the proposed recommendation to Council of approval of 
the General Plan, Zoning, and Local Coastal Program Amendments by a 3-2 vote. The 
Commission denied all of the project’s requests because the project could not move 
forward without majority support of the Lot Area Modification.  
 
POSSIBLE ACTIONS BY COUNCIL: 
 
Given the history of this project, staff is presenting two options for Council’s 
consideration without a recommendation. Option 1 follows the direction of the Planning 
Commission to deny the project. Option 2 would uphold the appeal, adopt the General 
Plan, Rezone, and Local Coastal Program Amendments, and approve the lot area 
modification, the tentative subdivision map, and the coastal development permit. 
 
ATTACHMENTS: 1. Steve Amerikaner appeal letter dated March 11, 2011  

2. Planning Commission Staff Report, dated June 11, 2009 
3. Final Planning Commission Minutes, dated June 11, 2009 
4. Council Agenda Report, dated November 10, 2009 
5. City Council Minutes, dated November 10, 2009 
6. Planning Commission Staff Report, dated March 3, 2011 
7. Final Planning Commission Minutes, dated March 3, 2011 
8. Draft Findings of Approval 
9. Conditions of Approval 
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PREPARED BY: Peter Lawson, Associate Planner 
 
SUBMITTED BY: Paul Casey, Assistant City Administrator 
 
APPROVED BY:  City Administrator's Office 











































































































































  

 
 

PLANNING COMMISSION MINUTES 

 

March 3, 2011 

ACTUAL TIME: 1:32 P.M. 

 

A. APPLICATION OF PATSY STADELMAN, BROWNSTEIN HYATT 

FARBER SCHRECK, LLP, AGENT FOR ANDREW M. SEYBOLD, 415 

ALAN ROAD, APN 041-091-024, A-1/SD-3, ONE-FAMILY RESIDENCE 

AND COASTAL OVERLAY ZONES, GENERAL PLAN DESIGNATION:  

RESIDENTIAL, ONE UNIT PER ACRE   (MST2009-00083) 

The project consists of a lot split of a 1.37 acre parcel that is currently developed 

with a single family residence with a garage. The lot split would result in the 

creation of one 45,056 square foot lot (Proposed Parcel A), with the existing single-

family residence remaining on this lot, and one 14,601 square foot lot (Proposed 

Parcel B), which would be vacant. A development restriction of a single story, 2,000 

square foot (s.f.) maximum size residence with a 500 s.f. garage, which would be 

constructed on slopes of less than 20% is proposed for Parcel B. Access to each of 

the proposed lots would be from Alan Road.  

A General Plan/Local Coastal Plan Amendment and a Rezone for the proposed 

northern lot (Proposed Parcel B) were initiated by City Council on November 10, 

2009.  

The discretionary applications required for this project are the following:   

Actions requiring a recommendation by the Planning Commission to the City 

Council, and subsequent approval by the City Council and/or Coastal Commission: 

1. General Plan Amendment to change the land use designation of the newly 

created vacant lot (Proposed Parcel B) from Residential, one unit per acre to 

Residential, three units per acre, (14,520 sq. ft. per unit) (SBMC §28.07); 

and 

2. Local Coastal Plan Amendment to change the land use designation of the 

newly created vacant lot (Proposed Parcel B) from Residential, one unit per 

acre to Residential, three units per acre, (14,520 sq. ft. per unit) (SBMC 

§28.07) and to change the zoning map designation as described below; and 

3. Zoning Map Amendment to rezone proposed Parcel B from A-1/ SD-3 

(Single Family Residential), to E-3/ SD-3 (Single Family Residential) 

(SBMC, §28.92.020). 

ATTACHMENT 7 
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Actions by the Planning Commission, contingent upon recommendation of the 

actions listed above: 

4. A Lot Area Modification to allow proposed Parcel A to be less than the 

required lot size of 1.5 acres necessary to be consistent with the slope density 

(SBMC §28.92.026.A); and 

5. A Tentative Subdivision Map to allow the division of one (1) lot into two (2) 

parcels (SBMC 27.07). 

6. A Coastal Development Permit for the development within the non-

appealable jurisdiction of the Coastal Zone (SBMC §28.44.060). 

The Environmental Analyst has determined that the project is exempt from further 

environmental review pursuant to the California Environmental Quality Act 

Guidelines Section 15061(b)(3).  

Case Planner: Peter Lawson, Associate Planner 

Email: PLaweson@SantaBarbaraCA.gov  Phone:          805-564-5470, ext. 4565 

 

Peter Lawson, Associate Planner, gave the Staff presentation. 

 

Steve Amerikaner, Counsel for the Applicant, gave the applicant presentation, joined 

by Andrew Seybold, Applicant, and Patsy Stadelman, AICP, Land Use Planner, 

Brownstein Hyatt Farber Schreck, LLP. 

 

Chair Jostes opened the public hearing at 2:01 P.M. 

 

Julie Bowden, neighbor, spoke to the Commission with concerns and asked that if 

the Planning Commission approves the development, that the building structure be 

moved downward toward Hendry’s Beach, and build back into the hillside to allow 

for more natural view preservation. 

With no one else wishing to speak, the public hearing was closed at 2:03 P.M. 

 

In response to Commissioner Jordan’s inquiry regarding future development on 

Parcel B, Mr. Amerikaner stated that the Applicant is prepared to include a deed 

restriction on Parcel B that would limit the size of the future development. 

 

Some Commissioners expressed support for the project, with elimination of 

Condition D.4., the inclusionary fee, and one Commissioner supported recording a 

deed restricting the amount of development on Parcel B offered by the Applicant.  

Three of the Commissioners were concerned with the request for a Lot Area 

Modification for Parcel A and could not make the findings for a positive 

recommendation to City Council for the General Plan and Local Coastal Plan 

Amendment. 

 

mailto:PLaweson@SantaBarbaraCA.gov
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Because the Commission was divided on the project, Scott Vincent recommended 

that the Planning Commission first determine their recommendation to Council on 

the General Plan Amendment, the Zoning Map Amendment, and the Local Coastal 

Map Amendment; then determine a decision on the permit requests for the project. 

 

STRAW POLL: 

Support for the General Plan Amendment, Local Coastal Plan Amendment and 

Zoning Map Amendment. 

 

Ayes:  2 (Barlett, Jordan)    Noes:  3 (Larson, Lodge, Jostes)    Abstain:  0    

Absent:  2 (Jacobs, Schwartz) 

 

STRAW POLL: 

Presuming that a General Plan Amendment were approved by City Council, could 

the Commission make findings for the Lot Area Modification to accommodate the 

project to be consistent with zoning and the General Plan as changed. 

 

Ayes:  2 (Barlett, Jordan)     Noes:  3 (Larson, Lodge, Jostes)    Abstain:  0    

Absent:  2 (Jacobs, Schwartz) 

 

MOTION:  Lodge/Larson Assigned Resolution No.  004-11 

Recommendation that City Council not adopt the General Plan Amendment, Zoning 

Map Amendment and Local Coastal Plan Amendment   

 

This motion carried by the following vote:   

 

Ayes:  3    Noes:  2 (Bartlett, Jordan)    Abstain:  0    Absent:  2 (Jacobs, Schwartz) 

 

MOTION:  Lodge/Larson Assigned Resolution No.  004-11 

Deny the Lot Area Modification, the Tentative Subdivision Map, and the Coastal 

Development Permit because the Planning Commission could not make the findings 

for a positive recommendation to City Council.  

 

This motion carried by the following vote:   

 

Ayes:  3    Noes:  2 (Barlett, Jordan)    Abstain:  0    Absent:  2 (Jacobs, Schwartz) 

 

Chair Jostes announced the ten calendar day appeal period.   



Council Findings for Approval – 415 Alan Road 

I. FINDINGS 

The Santa Barbara City Council finds the following:   

A. MODIFICATION LOT AREA (SBMC § 28.92.110.2) 

The request for a slope density, lot area Modification for proposed Parcel A is 

consistent with the intent and purpose of Title 28, Zoning Ordinance and is 

necessary to secure an appropriate improvement on a lot, and promote uniformity 

of improvement. The purpose of slope density is to provide more options to locate 

development on a lot to minimize grading and visual impacts. Proposed Parcel A 

would include the existing residence, garage and accessory structure. The visual 

landscape of the lot would remain unchanged and there would be no impacts from 

grading, since no additional development is proposed. Additionally, the 

development is approximately 75% of the recommended Floor Area Ratio, which 

is less aggressive than the surrounding large lot development. The proposed 1.03-

acre lot is similar in size to the parcels located immediately to the west, south and 

north and two to three times the size of parcels located to the east. 

B. THE TENTATIVE MAP (SBMC §27.07.100) 

Proposed Parcel A 

If approved as proposed, Parcel A of the Tentative Subdivision Map would be 

consistent with the current General Plan and Local Coastal Plan of the city of 

Santa Barbara because it would meet the density requirement of one unit per acre. 

The project would also be consistent with underlying lot size requirement of the 

A-1 Zone District. 

The site is current developed with a single-family residence and is physically 

suited for the site. It is served by adequate City services, has adequate access and 

complies with all applicable regulations. No additional development is proposed 

at this time. Because the new parcel does not propose any new development, the 

project will not cause substantial environmental damage, such as impacts to the 

nearest marine environment, and associated improvements will not cause serious 

public health problems. The existing driveway from Alan Road provides adequate 

access to the site and does not interfere with any easements. 

Proposed Parcel B 

If approved as proposed, Parcel B of the Tentative Subdivision Map would be 

consistent with the General Plan and the Zoning Ordinance of the City of Santa 

Barbara. The proposed amendments would change the General Plan land use 

designation from one unit per acre to three units per acre.  

The proposed parcel is physically suitable for the proposed development the 

project and is consistent with the provisions of the Municipal Code and the 

General Plan because there would be available level area to develop a residence 

without requesting Modifications. The proposed use is consistent with the vision 

for this neighborhood of the General Plan because the size of the lot is within 

range of the adjacent lots within the Braemar Park Tract, which begins on the 

northern property line. This tract is comprised of single and two-story 

ATTACHMENT 8 
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development ranging in size of 1,500 to 3,000 square feet. While most of the 

Campanil Neighborhood is more semi-rural, the Braemar Tract includes more 

urban public improvements such as sidewalks, streetlights and public sewer, 

which extent the length of the project site frontage. 

Future development of the lot will not cause substantial environmental damage 

because it will avoid steep slopes and still be consistent with all applicable 

provisions of the Ordinance. Future improvements of the lot will not cause serious 

public health problems because all public services are available to serve the 

parcel. To ensure that there will be minimal impacts, Proposed Parcel B includes 

a development restriction of a 2,000 square foot single story residence with a 500 

square foot garage and a requirement that this development shall be located in an 

area between the forty-foot contour line and the public street (Exhibit A). There is 

adequate access to the site directly from Alan Road and there are existing 

pedestrian improvements along the front of the proposed parcel. 

A. COASTAL DEVELOPMENT PERMIT (SBMC §28.44.060) 

The proposed project conforms to the City’s Zoning and Building Ordinances and 

policies of the Local Coastal Plan as amended.   

1. The project is consistent with the policies of the California Coastal Act.  

The project will not impact coastal access, since it is located on the north 

side of Cliff Drive and there are no recreational facilities on site. The 

project will not impact the marine environment due the distance from the 

Coastline and Arroyo Burro Creek. Future development of the site will 

comply with applicable storm water management practices. While no 

development is proposed at this time, the project site is located within a 

developed neighborhood with public sidewalks, lighting and all public 

services available adjacent to the lot. There would be no visual impacts of 

the coastal area. The subdivision includes one lot that is developed with a 

single-family residence and the other lot would be a vacant sloping lot 

immediately adjacent to a public street. The project is not located within a 

hazards zone and future development would comply with all applicable 

energy codes.  

The project is consistent with the Chapter 3 (commencing with Section 

30200) Policies of the Coastal Act regarding public access and public 

recreation.  The project will not significantly impact existing recreation 

opportunities as there are no such activities currently occurring onsite. The 

project would not result in a negative impact to recreational activities at 

nearby Douglas Family Preserve or Henry's Beach, and, due to its location 

on the northeast side of Cliff Drive, the project does not have the potential 

to affect public access to the coast. 

2. The project is consistent with all applicable policies of the City's Local 

Coastal Plan, all applicable implementing guidelines, and all applicable 

provisions of the Code. The subdivision would result in one lot developed 
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If multiple discretionary applications are approved for the same project, the expiration date of all 

discretionary approvals shall correspond with the longest expiration date specified by any of the 

land use discretionary applications, unless such extension would conflict with state or federal law.  

The expiration date of all approvals shall be measured from date of the final action of the City on 

the longest discretionary land use approval related to the application, unless otherwise specified by 

state or federal law. 
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