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CITY OF SANTA BARBARA 
 
 COUNCIL AGENDA REPORT 

 
 
 

AGENDA DATE: November 10, 2009 
 
TO: Mayor and Councilmembers 
 
FROM: Planning Division, Community Development Department 
 
SUBJECT: Appeal Of Planning Commission Decision For 415 Alan Road 
 
RECOMMENDATION:  
 
That Council deny the appeal of Steven Amerikaner, agent for Mr. and Mrs. Andrew 
Seybold, and uphold the Planning Commission decision to deny the initiation of the 
Zone Change, General Plan Amendment and Local Coastal Program Amendment at 
415 Alan Road.  
 
DISCUSSION: 
Project Description 
The proposed project consists of a subdivision of 415 Alan Road into two lots, a lot area 
modification to allow less than the required lot area for proposed Parcel A, a Zone 
Change, General Plan Amendment and Local Coastal Program Amendment for 
proposed Parcel B and a Coastal Development Permit.  Initiation and approval of the 
Zone Change, General Plan Amendment and Local Coastal Program Amendment is 
required before action can be taken on the subdivision application. The Zoning 
designation for proposed parcel B would change from A-1/SD-3 (One-Family 
Residence/Coastal Overlay Zone) to E-3/SD-3 (One-Family Residence/Coastal Overlay 
Zone) so that the new smaller lot would become conforming to lot area.  The General 
Plan Amendment would result in a change from Residential, one unit per acre to five 
units per acre so that the new smaller lot would become conforming to density.  
 
 Existing Proposed Parcel A Proposed Parcel B 
Zone District A-1/ SD-3 A-1/ SD-3 E-3/ SD-3 (Rezone) 

General Plan 
Designation 

Residential, one unit per 
acre 

Residential, one unit per 
acre 

Residential, five units per 
acre (8,712 sq. ft. per unit) 
(General Plan Amendment) 

Slope 15.6% 14.40% 19.90% 
Minimum Lot 
area required 65,340 sq. ft.  (1.5 acres) 65,340 sq. ft.  (1.5 acres) 11,250 sq. ft. (0.26 acres) 

Lot area 59,657 sq. ft. (1.37 acres) 46,948 sq. ft. (1.08 acres) 12,709 sq. ft. (0.29 acres)  

Zoning  Nonconforming to Lot 
Area 

Nonconforming to Lot 
Area Conforming to Lot Area 

General Plan  Conforming to Density Conforming to Density Conforming to Density 
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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.  Most of this area consists of large parcels, 
similar to the size of the project site or larger, containing single-family dwellings.  An 
exception to this is the Braemar Tract, a small-lot development that was subdivided 
prior to annexation to the City. This tract of approximately 120 parcels, on relatively 
steep topography, is 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.  
The Land Use Element further states that other areas in the City have been rezoned to 
lower densities in order to prevent this sort of development.  
 
When the Braemar Tract was annexed 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 average slope is 10% or more).  Many parcels in the Braemar Tract are 
non-conforming (smaller) than the lot area requirement for the E-3 zone.  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 average slope is 10% or more).  A number of 
these parcels, although larger, are also non-conforming to the lot area requirement for 
the A-1 zone.  The General Plan designation for the entire neighborhood is Residential, 
one dwelling unit per acre.  The project site and the majority of the parcels in the 
neighborhood, with the exception of the Braemar Tract, conform to this designation.   
 
Background  
As described in Attachment 2, the applicant submitted similar proposals in the past.  
Staff and the Planning Commission have consistently not supported proposals that 
involve the creation of a new lot in this neighborhood which is identified in the Land Use 
Element as already too dense, a Zone Change and General Plan Amendment for one 
lot to facilitate the creation of one new lot, or a lot split that results in a proposed lot 
becoming more nonconforming to lot area.   
 
Planning Commission Action 
On June 11, 2009, the Planning Commission concurred with the Staff recommendation 
and voted 3-2-2 to deny the request to initiate the Zone Change, General Plan 
Amendment and Local Coastal Plan Amendment (3 in favor, 2 against, 2 absent). (See 
Attachment 3 – Planning Commission Minutes and Resolution.)   
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Appeal 
After the Planning Commission denial of the initiation requests, Steven Amerikaner, on 
behalf of the applicant, filed an appeal (see Attachment 1 – Appeal Letter). The appeal 
letter requests that the Council approve the initiation requests, as well as direct staff to 
investigate the possibility of initiating a General Plan Amendment for the entire Braemar 
Tract, for the following reasons:  1) The proposed amendments would facilitate better 
use of an odd-shaped lot and more efficient use of scarce vacant land in the City; 
2) Santa Barbara needs housing and this proposal will create an additional modest-
sized residential unit; 3) The proposal takes advantage of an infill housing opportunity 
while not changing the character of the neighborhood; 4) The proposed General Plan 
Amendment corrects a discrepancy between the land use designation and zoning for 
the Braemar Tract that has lingered for too long; and 5) The proposal is consistent with 
the principles of Plan Santa Barbara.  
 
For the reasons presented previously, Staff is not in support of the proposal.  The 
General Plan Land Use Element includes both discussion and land use designations. 
Although the applicant suggests that the map amendments to the designations are 
appropriate, staff believes if such changes were pursued, text changes would be 
necessary as well.  
 
The area zoned E-3 does have smaller lot sizes and this designation allows appropriate 
improvements to the residences. The area zoned A-1, including this property, is 
characterized with larger lots, many with an acre or more, and do comply with the 
General Plan designation.  No changes to this neighborhood are proposed with PlanSB.  
In addition, the policy direction for infill housing opportunities is intended for areas of the 
City where higher densities are allowed, not hillside areas of single-family homes.  
 
RECOMMENDATION: 

Staff recommends that Council deny the appeal and uphold the Planning Commission 
decision to deny the initiation of a Zone Change, General Plan Amendment and Local 
Coastal Program Amendment proposed at 415 Alan Road. 
 
ATTACHMENTS: 1.  Appeal letter dated June 18, 2009 

2. Planning Commission Staff Report, June 11, 2009 
3. Planning Commission Minutes and Resolution, 

June 11, 2009 
 

PREPARED BY: Kathleen Kennedy, Associate Planner 
 
SUBMITTED BY: Paul Casey, Community Development Director 
 
APPROVED BY:  City Administrator's Office 
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