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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
December 6, 2011
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department
SUBJECT:
Introduction Of An Ordinance And Resolutions For The Annexation Of 455 And 457 North Hope Avenue
RECOMMENDATION:  That Council:

A. Consider the Planning Commission’s recommendation to initiate the annexation of properties located at 455 and 457 North Hope Avenue;

B. Make the environmental findings contained in the Council Agenda Report;
C. 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 Zoning Upon Annexation of Assessor’s Parcel Numbers 057-191-011 and 057-191-014 Located at 455 North Hope Avenue and Assessor’s Parcel Number 057-170-012 Located at 457 North Hope Avenue in the Hope Neighborhood;
D. Adopt, by a reading of title only, A Resolution of the Council of the City of Santa Barbara Requesting Initiation of Proceedings for a Reorganization of Boundaries, Annexation to the City of Santa Barbara, Detachment from the Santa Barbara County Fire Protection District, Santa Barbara Sheriff’s Office (CSA 32) and Goleta Water District for Certain Real Property Presently Located at 455 North Hope Avenue (Assessor’s Parcel Numbers 057-191-011 and 057-191-014) and Located at 457 North Hope Avenue (Assessor’s Parcel Number 057-170-012); and
E. Adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Amending the General Plan Map of the City of Santa Barbara Pertaining to Assessor’s Parcel Numbers 057-191-011 and 057-191-014 Located at 455 North Hope Avenue and Assessor’s Parcel Number 057-170-012 Located at 457 North Hope Avenue, Which will be Annexed to the City of Santa Barbara. 
EXECUTIVE SUMMARY:

The project site includes three parcels, comprised of a vacant parcel addressed as 457 North Hope Avenue, along with a parcel that is developed as a driveway and parcel developed with a single family residence that is served by the driveway parcel, both addressed as 455 North Hope Avenue. In addition to the request for a rezone, a General 
Plan Amendment and annexation, the 457 North Hope Avenue lot included a request for a Tentative Subdivision Map and a Street Frontage Modification, which was approved by the Planning Commission on March 3, 2011. The 455 North Hope parcels do not include any development requests. The owner of these two parcels waived the right to protest annexation of these lots at the time their home was connected to City sewer
 in 1989, following a septic failure.  Because of this agreement, the LAFCO Executive Director encouraged the inclusion of these properties in the proposed annexation of 457 North Hope Avenue. 
The annexation request complies with the City Council Resolution 96-118, which requires that the subject parcels that are within the City’s Sphere of Influence and are adjacent to the existing City boundaries be annexed.  The project site is located within the Hope Neighborhood, which is described in the Land Use Element as being bounded by the City limits to the west and north, Arroyo Burro Creek to the east and Via Lucero to the south and is comprised mainly of single-family residences. The project site is located within one of the four unincorporated areas identified in the Land Use Element for annexation, which states that, “All available means of gaining support of the residents of these areas for annexation should be utilized”.  Therefore, Staff recommends that the subject project site be annexed to the City; be given a Zoning Designation of One-Family Residence/Special District, E-3/S-D-2 (7,500 s.f. minimum), and be given a General Plan Designation of Residential, 5 units per acre, consistent with the surrounding neighborhood located within the City.
DISCUSSION:
Background
On June 4, 2009, the Planning Commission initiated the annexation of the subject parcel addressed as 457 North Hope Avenue by a vote of 4-0 (Attachment 1 - Resolution No. 023-09). The initiation also included the two adjacent parcels at 455 North Hope Avenue, owned by the Andersen Trust. One parcel is developed as a driveway and is located along the entire length of the southern lot line of 457 Hope Avenue. This driveway serves one single-family residence, located on the other parcel subject to the annexation. The applicant attempted to include this driveway as part of an access road for the proposed subdivision, but was not able to reach an agreement with the adjacent owner regarding the use of the driveway. 
Project Approval by Planning Commission:
On October 6, 2011, the Planning Commission approved a Tentative Subdivision Map and a Street Frontage Modification on the project site located at 457 North Hope Avenue, contingent upon approval of a Reorganization that includes four separate Changes of Organization (annexation to the City of Santa Barbara, and detachments from CSA 32 (Unincorporated Law Enforcement), County Fire and Goleta Water District), a General Plan Amendment and a Zoning Ordinance Amendment to establish the site’s zoning designation. (Attachment 3 – Resolution 020-011)
The 457 North Hope Avenue project consists of a nine-lot subdivision of a 2.96-acre vacant parcel, currently located within the County of Santa Barbara's jurisdiction, and is described in further detail in the Planning Commission staff report dated September 29, 2011 (Attachment 2). The proposed lots would range in size from 10,387 to 13,419 square feet and average approximately 11,471 square feet.

No development of the individual lots is currently proposed, but construction of infrastructure to serve all of the lots is part of the project. Infrastructure would include a new cul-de-sac public road and all utilities to serve each of the nine lots. Future development of the parcels would be single-family homes, which would be reviewed individually through design review and building permit review. Based upon the proposed zoning and lot size, it can be assumed that development could be up to 30 feet in height and an approximately 4,000 square feet in size (includes garage and habitable. The requests for the Tentative Subdivision Map and Street Frontage Modification were approved by a vote of 4-2 (Bartlett and Jordan – no).
Issues
The request for the Tentative Subdivision Map and the Street Frontage Modification did not receive unanimous approval because of two concerns: The first concern was the size of the parcels relative to the surround neighborhood lots. The second concern was the front lot line of one parcel would be less than the minimum requirement due to the cul-de-sac curve. At the hearing neither staff nor the applicant had sufficient information to alleviate these concerns. Since the hearing was held, staff researched the size and configuration of the parcels within the neighborhood and found that the proposed lots’ size would be in the middle of the range of all lots within a 300 foot radius.

Included as Attachment 4, is a list of 79 parcels within a 300 foot radius of the project site. Based upon an average size of 11,471 net square feet, the proposed lots would be approximately in the mid-range of the existing surrounding parcels. There are also factors unique to the project site that causes some of the parcels to be larger. One of the subject parcels exceeds an average slope of 10% and must comply with the Slope Density requirements of the Municipal Code and be at least 11,250 square feet. Another 
parcel is corner lot and includes a detention basin which captures runoff from part of the proposed public road. Finally, an eight foot wide easement in favor of the City is located 
along 8 out of 9 parcels. The onsite easements are included in the net lot area calculation and reduce the developable area of the parcels. Therefore, based upon a review of the surrounding 79 parcels and the onsite constraints of most of the parcels, the net square footage of each of the proposed parcels is consistent with the neighborhood.
The proposed zoning for the project site is Single-Family Residential E-3/SD-2 and the street frontage requirement for this zone district is a minimum of 60 feet. As proposed, the street frontage for Parcel 8 would be reduced from 60 feet to 38 feet. Typically most parcels along the bulb of cul-de-sacs are wedge shaped, and have shorter street frontages. As shown in Attachment 5, a nearby subdivision, also zone E-3, includes four parcels with street frontage of between 38 and 40 feet because they are located on a cul-de-sac bulb. Proposed Parcel 8 is configured similar to a flag lot with a 38 foot wide leg that expands into a square-shaped lot. This configuration would cause the development to be set further away from the street than the required front setback, which would break up the massing between the adjacent development.
Project request 

Annexation
Because all three parcels are within the County jurisdiction, the project includes a request that Council initiate a “Reorganization” that includes four separate “Changes of Organization” included in one proceeding.  These Changes of Organizations are as follows:  Annexation to the City of Santa Barbara, Detachment from the Santa Barbara County Fire Protection District, Detachment from County Service Area No. 32 (Unincorporated Law Enforcement) and Detachment from the Goleta Water District. City Council Resolution 96-118 establishes procedures for reviewing applications for annexation of territory to the City of Santa Barbara. This resolution limits the acceptance of applications requesting the initiation of annexations to parcels that are within the City’s Sphere of Influence and are adjacent to the existing City boundaries.  
The application complies with the procedures and requirements established in Resolution 96-118. The project site is located within one of the four unincorporated areas identified in the Land Use Element for annexation. All four of these areas are islands of unincorporated land surrounded by the City. The Land Use Element states that these unincorporated areas are essentially a part of the City, and most of these areas use some or all City services.
Zoning and General Plan Amendments 
The proposal is a request to introduce and subsequently adopt by Ordinance to re-zone, upon annexation, the project parcels addressed as 455 and 457 North Hope Avenue, as well as adoption of a General Plan Amendment for all three parcels. The parcels’ current County Comprehensive Plan designations are Residential 4.7 units/acre, and are zoned Residential, 8,000 square feet minimum (8-R-1). 
A City General Plan designation of Residential (5 units/acre) and City Zoning designation of One-Family Residence/Special District E-3/S-D-2 (7,500 square feet minimum) is proposed. The proposed General Plan and Zone designations would be consistent with the surrounding neighborhood. Future development of 457 North Hope Avenue that would be allowed under the proposed zoning would be consistent with the neighboring development. The S-D-2 overlay designation that is a part of the zoning request is commonly known as the Upper State Street Area. The development standards for the Upper State Street Area mainly apply to the commercially zoned parcels. 
Procedures

Under the City’s Charter Section 1507, amendments to the City's General Plan and Zoning Ordinance require a minimum of five affirmative votes of the City Council, and findings that the amendments comply with the City’s policy of living within our resources. Rezones are carried out by Ordinance, and General Plan Amendments are adopted by Resolution.
Environmental Review
A Negative Declaration was prepared for the project in accordance with the California Environmental Quality Act (CEQA). Project impacts were a mix of either no impacts or less than significant. There are no required mitigations for the project, in part because there were no sensitive resources on site and because current City ordinances would address any potentially adverse project related impacts such as noise, lighting, and aesthetics from the development and grading. However, recommended mitigations are included in the Negative Declaration to further reduce the adverse but less than significant impacts related to air quality (short-term) geophysical conditions, noise, and short-term transportation. These recommended mitigations were included as conditions. The Planning Commission adopted the Negative Declaration by a vote of 6-0.  

Pursuant to CEQA, the City Council must consider the Final Mitigated Negative Declaration and any comments received and determine prior to approving the project that there is no substantial evidence that the project would have a significant effect on the environment.
Next Steps

If the annexation is approved by Council, the proposed Zoning Ordinance Amendment will return to Council for adoption.  Following action by the Council, the City has the option to negotiate the tax exchange with the County, prior to City staff transmitting the application for the annexation to LAFCO, or during the LAFCO application process. The tax exchange agreement will determine the portion of the property tax paid on the property that will be allocated to the City.  In either case, a resolution providing for a negotiated exchange of property tax revenues will be prepared for Council approval.  Following LAFCO consideration and approval of these actions, LAFCO will transmit a Certificate of Completion to the County Recorder and a Statement of Boundary Change to the State Board of Equalization.
BUDGET/FINANCIAL INFORMATION:

Property Tax

State law governing annexations requires that the City and the County negotiate a tax exchange agreement.  The tax exchange agreement determines what portion of the property tax paid on the property will be allocated to the City. The property tax exchange agreement between the City and County will be prepared either before the application is submitted to LAFCO or during the application process. The tax exchange agreement will be negotiated and subsequently, a resolution providing for a negotiated exchange of property tax revenues will be prepared for Council approval

Annexation Buy-in Fees

Chapter 4.04 of the Municipal Code (Annexation and Charges) requires owners of annexed property to pay an annexation “buy-in” fee for potential units to be developed on the property.  The annexation fee amount is set by City Council Resolution based on the value of municipal improvements and the acreage of land in the City.  The applicant shall pay the annexation "buy-in" fee, which is based exclusively on the number of potential dwelling units that may be constructed upon the annexed real property, prior to the recordation of the Final Map for the subdivision.
RECOMMENDATION:

The project is consistent with the current annexation requirements in that the parcel is located within the City’s Sphere of Influence and adjacent to City boundaries.  The proposed Zoning and General Plan designations can be found consistent with the pattern of development of the existing neighborhood.  Therefore, staff recommends that Council make the environmental findings below, consent to the reorganization, including the General Plan and Zoning Map, adopt the resolutions, and introduce and subsequently adopt the ordinance.
California Environmental Quality Act (CEQA) Findings:

1. The City Council has read and considered the Final Negative Declaration together with comments received during the public review process. In this agency’s independent judgment and analysis and on the basis of the record before the City Council, there is no substantial evidence that the project will have a significant effect on the environment.

2. The custodian of the environmental documents and record of the proceedings upon which this decision is based is the Environmental Analyst for the City of Santa Barbara Planning Division located at 630 Garden Street.

NOTE:
The documents, listed below, have been separately delivered to the City Council with a cover memo, dated November 30, 2011, for their review as part of the Council reading file and are available for public review in the City Clerk’s Office, the Planning Division offices at 630 Garden Street and on the City Website (http://www.santabarbaraca.gov/Resident/Environmental_Documents/): 
· Final Negative Declaration dated September 27, 2011

· Project Plans
	ATTACHMENTS:
	1. Planning Commission Resolution 023-09, dated June 4, 2009 
2. Planning Commission Staff Report, dated October 6, 2011
3. Planning Commission Resolution 020-011, dated October 6, 2011
4. Lot Size Survey of Surrounding Parcels with Map
5. Typical Street Frontage Dimension of Cul-de-Sacs
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� In addition, 455 Hope Avenue receives City water. However, technically the lot is still being served by the Goleta District. Each month Goleta Water District bills this parcel, then Goleta Water District reconciles the water usage with the City. Once the Annexation is completed, the City will take over the existing water meter with no physical change to the water main, lateral or meter.





