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AGENDA DATE: October 8, 2013 
 
TO: Mayor and Councilmembers 
 
FROM: Planning Division, Community Development Department 
 
SUBJECT: Rancho Arroyo Specific Plan Amendment And Zone Change Initiation 
 
RECOMMENDATION:  That Council:   
 
A. Initiate an Amendment to the Rancho Arroyo Specific Plan to allow the following 

additional uses on Area A-2 (251 S. Hope Avenue/Assessor’s Parcel No. 051-240-
008):  State-Licensed Senior Residential Care Facility with a Conditional Use 
Permit, Community Benefit Housing, and Recreation/Open Space; and 

B. Initiate a Zone Change to Rancho Arroyo Specific Plan Area A-2 (251 S. Hope 
Avenue/Assessor’s Parcel No. 051-240-008) from E-3 (One Family Residence 
Zone) to R-3 (Limited Multiple Family Residence Zone). 

 
DISCUSSION: 
 
The City has received an application from Dudek, agent for property owner Don 
Hughes, requesting City Council initiation of a Specific Plan Amendment to allow for 
development of an Alzheimer’s Care Facility at 251 S. Hope Avenue.  The subject 
property is a vacant, 1.76 acre parcel, known as Area A-2 of the Rancho Arroyo Specific 
Plan.  The parcel is zoned E-3 (One Family Residence Zone) and PD (Planned 
Development) and located in the SD-2 overlay (Upper State Street Area). 
 
The Rancho Arroyo Specific Plan adopted by City Council in November 1984 was 
intended to guide the development of approximately 25 acres in the vicinity of Hope 
Avenue and Hitchcock Way.  The goals of the Specific Plan, stated in the adopting 
resolution, were to: (1) improve and extend the circulation system in the area; (2) 
provide housing, including affordable housing; and (3) provide additional land for auto 
dealerships.  The Specific Plan has resulted in two auto dealerships (Area A-1); 112 
affordable senior apartments (Area B-1); 136 condominiums (Areas B-2 and C); 
extensions of Hope Avenue, Hitchcock Way, and Calle Real; land dedication for the 
Highway 101 Hope Avenue hook ramps; and other public street improvements.  The 
Specific Plan was almost fully built out in the 1980s and 1990s.   Area A-2 is the only 
remaining vacant in the Specific Plan area. 
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The Specific Plan’s goal of providing additional land for auto dealerships was a 
response to the impending displacement of downtown dealerships by the Crosstown 
Freeway project and the recognition of auto sales revenues as an important economic 
contributor to the City.  To achieve that goal, Specific Plan restricts the development of 
Areas A-1 and A-2 to auto dealerships and ancillary facilities only.  These locations 
were recognized as desirable for auto dealerships due to the proximity to the freeway, 
major arterials, and existing auto dealers.  All new car sales lots are limited to the PD 
Zone citywide.  The PD Zone is a contiguous area in the vicinity of Calle Real, Hope 
Avenue, and Hitchcock Way that includes Areas A-1 and A-2. 
 
The shape of the subject parcel, required building setbacks, an earthquake fault, and 
Arroyo Burro Creek limit its development potential. In the attached letter, the applicant 
states the subject parcel is too small and constrained to accommodate an auto 
dealership.  Even if the parcel has inadequate area for development of an independent 
auto dealership, the parcel retains some economic value under current regulations for 
expansion or ancillary use of another auto dealer in the area.  However, because the 
parcel has remained undeveloped since the Specific Plan was adopted in 1984, staff 
supports an amendment to allow for limited additional uses that would further the goals 
of the General Plan appropriate for this location. 
 
The General Plan Housing Element includes an implementation action to promote and 
assist the development and processing of new congregate housing opportunities or 
board and care facilities for mentally disabled persons.  The proposed Alzheimer’s Care 
Facility would provide additional housing for this need.    The Housing Element also 
identifies the needs for additional employer-sponsored housing; housing affordable to 
low, moderate, or middle income households; transitional housing; and affordable 
efficiency dwelling units.  Staff recommends that the allowable uses for this property 
include community benefit housing types, such as these, in case the proposed project is 
not pursued or is constructed but ceases operation.  The details of allowable housing 
types would be addressed by the Planning Commission. 
 
The 1964 General Plan Map originally included a Park Symbol in the area of the 
Rancho Arroyo Specific Plan.  The Specific Plan requires review of any development by 
the Parks and Recreation Commission for generation of additional recreational demand 
and the provision of adequate recreational opportunities.  It also requires dedication and 
construction of a public trail along Arroyo Burro Creek on the subject parcel and open 
space for active and passive recreation for all residential developments.  Staff 
recommends that Recreation/Open Space be included as an allowed use with the other 
residential uses. 
 
In addition to the requested Specific Plan Amendment, staff recommends initiation of a 
zone change from E-3 (One Family Residence Zone) to R-3 (Limited Multiple Family 
Residence Zone).  This zone change would be consistent with the property’s General 
Plan designation of Commercial/Medium-High Density Residential (15-27 dwelling units 
per acre) and the existing R-3 zoning across Hope Avenue.  A zone change to R-3 
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would also increase the residential maximum height limit of the property from 30 feet to 
45 feet within three stories, which is a more appropriate height limit at this location for 
the proposed use (the PD Zone also has a 45 foot and three story height limit). The 
Zoning Ordinance also includes specific standards and findings for a Conditional Use 
Permit for State-licensed residential care facilities appropriate for the review of the 
proposed project (SBMC 28.94.030.R). 
 
If City Council initiates a Specific Plan Amendment, staff would process a development 
application for the proposed Alzheimer’s Care Facility concurrently with the Specific 
Plan Amendment.  Although the applicant includes a description of the project, it has not 
been submitted for review as of yet.  Following submittal of a complete application, staff 
would complete environmental review for the project and the Planning Commission 
would hold a public hearing for a decision on the Conditional Use Permit and any 
requested zoning Modifications and a recommendation to City Council on the Specific 
Plan Amendment and Zone Change.  Planning Commission approval of the Conditional 
Use Permit and Modifications would be contingent on City Council’s approval of the 
Specific Plan Amendment.  The project is also subject to review and approval by the 
Architectural Board of Review and that review would be concurrent with the Planning 
Commission review, as it is usually done in the review process. 
 
ATTACHMENTS: 1. Applicant’s letter dated September 16, 2013 
 2. Rancho Arroyo Specific Plan 
 
PREPARED BY: Daniel Gullett, Associate Planner 
 
SUBMITTED BY: Paul Casey, Community Development Director 
 
APPROVED BY:  City Administrator's Office 
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Rancho Arroyo Specific Plan

Amendment Initiation
City Council

October 8, 2013



Applicant Request

Initiate an Amendment to Rancho 
Arroyo Specific Plan to allow for an 
Alzheimer’s/Senior Care Facility at 251 
S. Hope

 Only Auto Dealerships and related 
facilities currently allowed
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Rancho Arroyo Specific Plan

 Adopted in 1984

 Purpose: Precise level of planning and 
orderly development 

 Goals:

 Improve circulation

 Provide housing (including affordable)

 Provide for auto dealerships
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2 Auto

112 Apts

40 Units

96 Units



Auto Dealerships

 Dealerships with new auto sales 
allowed in the P-D Zone only

 P-D concentrated in one area

 Includes five parcels outside the 
Rancho Arroyo Specific Plan
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E-3/P-D

R-3/P-D

C-2
R-2

R-3

R-O

R-1

E-3

R-2

P-R



Residential Care Facility

 Allowed with CUP in residential and 
commercial zones

 State-license and specific standards and 
findings required

 Recommendation: Initiate SP 
Amendment to allow Senior 
Residential Care Facility with a CUP
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Zone Change

 GP: Commercial/Medium-High Density 
Residential (15-27 units/acre)

 Property zoned for single-family 
residential

 R-3 is consistent with GP and would 
allow for a taller building

 Recommendation: Initiate zone 
change from E-3 to R-3
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Community Benefit Housing

 Recommendation: Initiate Amendment 
to include Community Benefit Housing 
as an allowed use in case the proposal 
is abandoned or its use ceases 

 Housing Element identifies various 
community housing needs

 PC would address details of allowable 
types
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Recreation/Open Space

 1964 General Plan map showed a park 
along the creek

 SP requires Parks & Rec review and 
dedication and construction of public 
trail along the creek

 Recommendation: Initiate Amendment 
to include Recreation/Open Space 
included as an allowed use
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Recommendations

 Initiate an Amendment to the Rancho 
Arroyo Specific Plan to allow the following 
additional uses on A-2: 

 State-licensed Senior Residential Care 
Facility with a Conditional Use Permit,

 Community Benefit Housing, and 

 Recreation/Open Space

 Initiate a Zone Change to Rancho Arroyo 
Specific Plan Area A-2 from E-3 to R-3



Next Steps

 Application submittal

 Completeness & Environmental Review

 Planning Commission

 Decision on CUP and any Modifications

 Recommendation to Council on SP

 Concurrent ABR Design Review

 City Council consideration
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