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CITY OF SANTA BARBARA 
 
 COUNCIL AGENDA REPORT 

 
 
 

AGENDA DATE: October 29, 2013 
 
TO: Mayor and Councilmembers 
 
FROM: Planning Division, Community Development Department  
 
SUBJECT: Appeal Of Historic Landmarks Commission Approval Of 1330 

Chapala Street 
 
RECOMMENDATION:   
 
That Council deny the appeal of Margaret Cafarelli, Agent for Urban Developments, LLC 
of the application of Peikert + RRM Design Group, and uphold the Historic Landmark 
Commission’s Project Design Approval for the proposed mixed-use project consisting of 
33 new apartments, 2 new commercial units, a new partially below grade parking 
garage, and alterations to the existing at-grade parking lot, incorporating the changes to 
the site plan and Parking Management Plan that have since been proposed by the 
Applicant. 
 
DISCUSSION: 
 
Project Description and Review History 
 
The project is a new, three-story, 40'-2" tall mixed-use development on a 91,000 square 
foot parcel located at the southeast corner of W. Sola and Chapala Streets.  The 
Arlington Theatre (a City designated Landmark) and Arlington Hotel Garden Arch (a City 
designated Structure of Merit) are located on the project site and are proposed to 
remain.  The remainder of the site contains a private 125-space surface parking lot, 
which is the area being redeveloped.  The project includes 33 residential apartments 
(totaling 28,302 net square feet) and two commercial units (totaling 931 net square 
feet).  The new building totals 52,945 square feet, including a 534 square foot exercise 
room and a 13,400 square foot partially below-grade parking garage.  The parking 
garage contains 42 spaces, and a surface parking lot contains 49 spaces, for a total of 
91 parking spaces.  Of those 91 parking spaces, 33 are allocated to the residential 
units, 2 are allocated to the commercial units and 56 are allocated to the Arlington 
Theatre.  Also proposed is the removal of eight mature trees, with six mature palm trees 
to be relocated on site.  Grading excavation will total 3,400 cubic yards.  A new 
detached trash enclosure near the northwest corner of the Arlington Theatre would 
replace an existing trash enclosure.  Refer to Attachment 5 for additional details, 
including a site plan. 
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The project was submitted for review on May 6, 2013.  During staff’s initial review of the 
plans, Public Works Transportation Planning Staff noted concerns about how the 
operation and loading of buses and trucks would occur during shows at the Arlington 
Theatre.  Because the project includes rental units, and not condos, and because no 
other discretionary land use permits (such as a Modification or Conditional Use Permit) 
were required, the project did not require Planning Commission or Staff Hearing Officer 
review, and the Historic Landmarks Commission (HLC) was the sole decision-maker.  
However, it should be noted that the HLC has the ability to refer projects to the Planning 
Commission for comments when deemed appropriate pursuant to SBMC §22.22.133. 
 
The design of the project was first reviewed by the HLC on May 22, 2013, at which time 
Staff clarified that the loading/unloading and parking circulation design continues to be 
under the Transportations Division's review.  The HLC continued the project noting that, 
although the size and scale of the project was supportable, the architecture needed to 
be refined; the parking lot, landscaping, and paseos needed additional study; and larger 
private outdoor spaces should be considered.  Minutes from that meeting are provided 
as Attachment 2. 
 
The project was reviewed again by the HLC on June 19, 2013.  The HLC continued the 
project and requested a response to the Commission’s comments made during the May 
22, 2013 review, and asked the applicant to continue studying the historic garden arch 
and relating it to the site; to continue studying the landscape so that it does not diminish 
the view of the Arlington Theatre; to mitigate the parking lot per the Urban Design 
Guidelines or make a case for a waiver of those guidelines; to continue to refine the 
architecture and articulation; and to propose a plan that reflects the original intent for the 
north-south paseo to be a commercial corridor.  Minutes from that meeting are provided 
as Attachment 3. 
 
The Applicant subsequently submitted a Truck Access and Management Plan that was 
reviewed by the Transportation Division.  Transportation staff still had concerns with the 
overall circulation of the proposal and had previously recommended that the applicant 
provide an additional driveway and point of access on Sola St. However, the Applicant 
explained that it was not an option without re-designing the project due to slope 
constraints.  
 
The project was reviewed again by the HLC on August 14, 2013. At that time, 
Transportation Staff explained to the HLC that the Truck Access and Management Plan 
was unusual because it requires so much day-to-day management and oversight; 
however, staff concluded that the Plan would be adequate as long as it was followed by 
the operator of the project.  Mandatory compliance with the Plan was included in the 
draft conditions of approval prepared by Staff for HLC consideration.  At that meeting, 
the HLC approved the project (4-2 vote) and made the Compatibility Analysis findings.  
The approval carried with it a list of conditions of approval and design comments to 
further ensure neighborhood compatibility.  Minutes from that meeting, including the 
approved Conditions of Approval, are provided as Attachment 4. 
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Since the appeal was filed, that Applicant has modified the project in an attempt to 
resolve the appeal issues (refer to Attachment 5).  The project has been modified in 
three key ways: 
 

1. A new driveway providing access to/from Sola Street has been added. 
2. The secondary egress driveway along Chapala Street has been eliminated. 
3. The Traffic Management Plan has been amended to: 

a. Require trucks and buses (except trash trucks) associated with the 
Arlington Theater to enter the property from the shared Chapala Street 
driveway and exit the property using the Sola Street driveway.  The Sola 
Street driveway was incorporated into the design after the HLC approval. 

b. Include the reservation of 5 on-site parking spaces instead of 13 for truck 
maneuvers.  

c. Recognize that some on-street public parking on Sola street will need to 
be temporarily reserved to accommodate the outbound truck movement. 

 
Appeal Issues 
 
On August 26, 2013 an appeal was filed by Margaret Cafarelli, Agent for Urban 
Developments, LLC (Attachment 1).  The appellant’s concern is that the proposal is 
inconsistent with the required findings for sound community planning, neighborhood 
compatibility and traffic.  Primarily, these concerns relate to the project’s impact on 
circulation due to truck traffic and loading/unloading associated with events at the 
Arlington Theatre.  Secondarily, the concerns relate to the inadequate provision of 
paseos linking the site to surrounding development. 
 
As noted above, since the appeal was filed, the Applicant has made some changes to 
the project to address some of the concerns raised in the appeal letter.  Staff finds that 
these changes improve the project, especially as it relates to site and neighborhood 
circulation.   
 
As noted in the HLC’s Minutes on this project, issues of neighborhood compatibility and 
site design were discussed and considered.  The HLC concluded that the project was 
appropriate for the site, compatible with the neighborhood, and consistent with the 
Urban Design Guidelines and El Pueblo Viejo Guidelines.  Staff supports the HLC 
decision and finds that the project will not have a detrimental impact on the 
neighborhood.  Transportation staff reviewed the updated Truck Access and 
Management Plan, and supports the proposed changes, primarily the addition of a 
second driveway on Sola Street.  Staff does recommend that the HLC continue to work 
with the Applicant to refine and improve the paseo design. 
 
Additional Neighborhood Concerns 
 
At the HLC meetings, members of the public also expressed concern about the 
elimination of existing private parking in the area as a result of the project.  These 
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spaces are currently available for public use for a fee; however, they are not required 
parking for any area uses.  Redevelopment of the site will eliminate approximately 34 
parking spaces from the site.  This could lead to increased demand for existing parking 
spaces on the street or in nearby public parking lots.  Based on occupancy rates of 
nearby City Lots, there is capacity within these City lots to accommodate these 34 
additional cars.   
 
Some members of the public also expressed concern that Sola Street would be closed 
throughout construction and used after construction to accommodate the parking of 
trucks during shows at the Arlington Theatre.  No long-term closure of Sola Street 
during construction would occur.  There may be short-term closures for utility work in 
the City right-of-way during construction, but the majority of work will be performed on-
site, including construction staging.  During shows at the Arlington Theatre, parking 
permits for the use of Sola Street must be obtained from the Public Works Department 
no less than 72 hours prior to an event at the Arlington, when it is anticipated that trucks 
will need to stage on Sola Street prior to unloading on-site.  Further, a few spaces would 
be requested to be reserved to accommodate turning movements of larger trucks while 
exiting the site through the Sola Street driveway.  These parking permits will be 
reviewed by the Engineering Division Traffic Staff to ensure safe ingress and egress 
while minimizing impacts to on-street parking. 
 
In conclusion, the long-term operational aspects related to the Arlington Theatre may 
have minor public impacts on the availability of on-street parking along Sola Street 
during Theatre events.  However, Transportation staff have concluded that the impacts 
would be minimal based on existing parking availability both on-street and in public 
parking lots.  
 
ATTACHMENT(S): 1.  Appeal Letter dated August 26, 2013 
 2.  HLC Minutes, May 22, 2013 
 3.  HLC Minutes, June 19, 2013 
 4.  HLC Minutes, August 14, 2013 and Conditions of Approval 
 5.  Applicant Letter dated October 7, 2013, including Updated 

Project Description, Updated Site Plan, Sola Ramp Study and 
Updated Traffic Management Plan 

 
PREPARED BY: Allison De Busk, Project Planner 
 
SUBMITTED BY: Paul Casey, Assistant City Administrator/Community 

Development Director 
 
APPROVED BY:  City Administrator's Office 
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Proposed Development

 3-story, 40'-2" tall mixed-use development 

adjacent to Arlington Theatre 

 33 residential apartments (28,302 net s.f.)

 2 commercial units (931 net s.f.) 

 91 parking spaces (42 spaces in garage 

and 49 spaces in surface parking lot)

 33 residential spaces 

 2 commercial spaces

 56 spaces for Arlington Theatre 
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View from Chapala Street

View from W. Sola Street

Arlington Theatre

Arlington Hotel 

Garden Arch



Project Review History

HLC May 22, 2013 - continued

HLC June 19, 2013 - continued

HLC August 14, 2013 – approved

 Subject to conditions of approval, including 

a Truck Access and Management Plan

Appeal of HLC decision filed August 26, 

2013
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Other Issues

 Parking (Quantity)

 loss of existing private parking

 perceived lack of parking for project

 Process – HLC is sole decision-maker 

 no other discretionary land use permits req’d

 CEQA and conditions of approval

Density – approved under variable density 

(unit sizes also comply w/AUD) 

 Private easement details
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Appeal

Appeal filed August 26, 2013 by 

Margaret Cafarelli

Appeal Issues – Project is inconsistent 

with HLC goals related to:

 Sound Community Planning

 Neighborhood Compatibility

 Traffic
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Project Compatibility Analysis

 Compliance with City Charter and Municipal 

Code; Consistency with Design Guidelines

 Compatible with Architectural Character of 

City and Neighborhood

 Appropriate size, mass, bulk, height, and 

scale

 Sensitivity to Adjacent Landmarks and 

Historic Resources

 Public Views of the Ocean and Mountains

 Use of Open Space and Landscaping
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Recommendation

Deny the Appeal

Approve the project with the revised site 

plan that incorporates driveway access 

to/from Sola Street
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Outbound 
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Truck Management
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 Schedule trucks and buses to arrive during 

off-peak hours (early morning or late night).

 Stagger arrival and departure times.

 Only one truck will unload at a time.  

Additional trucks will be staged on Sola 

Street.

 Obtain temporary “No Parking” signs from 

City; must be posted at least 72 hours in 

advance.
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 Reserve 5 parking spaces in parking lot for 

truck loading.

 Move trucks and buses to off-site parking 

area after unloading (not City streets).

 Buses will temporarily park in paseo behind 

Arlington.

 Establish a loading zone behind Arlington.

 Employ traffic and parking control personnel 

to supervise and enforce rules.



Truck Management
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 Schedule an orientation meeting to review 

management plan prior to the first event 

season.

 Monitor during first season; prepare a 

summary report after each event.

 Schedule follow-up meetings with Theatre 

operators and traffic control personnel to 

review monitoring reports and fine tune the 

management plan as necessary.
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