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FROM: SOUTH CENTRAL COAST DISTRICT OFFICE 

RE: City of Santa Barbara Local Coastal Program Amendment No. 1-2012 

1. Under section II on Page 7, the motion for Approval of the Land Use Plan Amendment As 
Submitted is incorrect and shall be replaced with the following revised motion: 

A. APPROVAL OF THE LAND USE PLAN AMENDMENT AS 
SUBMITTED 

MOTION: I move that the Commission certify the City of Santa Barbara 
Land Use Plan Amendment SBC-MAJ-1-12, as submitted. 

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 

Staff recommends a YES vote. Passage ofthe motion will result in certification ofthe land use 
plan as submitted and adoption of the following resolution and findings. The motion passes 
only by an affirmative vote of a majority of the appointed Commissioners. 

RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT AS 
SUBMITTED: 

The Commission hereby certifies the Land Use Plan Amendment (SBC-MAJ-1-12) for 
the City of Santa Barbara, as submitted, and adopts the findings set forth below on 
grounds that the Land Use Plan, as amended, conforms with and is adequate to carry out 
the provisions of the Coastal Act, and certification of the Land Use Plan Amendment will 
meet the requirements of the California Environmental Quality Act, because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the Implementation Program Amendment on the 
environment, or 2) there are no further feasible alternatives and mitigation measures that 
would substantially lessen any significant adverse impacts on the environment that will 
result from certification of the Land Use Plan Amendment. 
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A. In order to correct inadvertent typographical errors, the following changes are made to the 
staff report for this item. Language deleted from the staff report and recommendation is shown 
as liRe aut. Language inserted into the staff report is shown underlined, as follows: 

2. The second paragraph of the resolution on page 9 shall be revised as follows: 

The Commission hereby certifies the Cau&ty City of Santa Barbara Implementation 
Plan/Coastal Zoning Ordinance Amendment STB-MAJ-1-12-B, if modified as 
suggested, and adopts the findings set forth below on grounds that the Implementation 
Plan Amendment with the suggested modifications conforms with, and is adequate to 
carry out, the provisions of the certified Land Use Plan, as amended. 

3. The last sentence of the first paragraph of section B on page 12 shall be revised as 

follows: 

The standard of review for the proposed amendment to the Implementation Plan (IP) of 

the certified Local Coastal Program, pursuant to Section 30513 and 30514 of the 
Coastal Act, is whether the Implementation Plan, with the proposed amendment, would 

be in conformance with and adequate to carry out, the provisions of the Land Use Plan 

portion of Santa Barbara Cau&ty's City's certified Local Coastal Program, as 

amended. 

4. On Page 19 the Appendix shall be modified as follows: 

A resolution of the Council of the City of Santa Barbara approving a Local Coastal 
Program Amendment for the property at 415 Alan Road-Parcel B, passed, approved, 
and adopted by the BaaFd af SufleFVisaFs City Council October 9, 2013 

5. The second sentence of the last paragraph on Page 16 shall be revised as follows: 

The minimum lot size figure of 1.5 acres for the 1.03 acre portion of the subject site is 
generated by considering both the base minimum lot size of 1 acre, which requires the 
underlying minimum lot size to be multiplied by a factor of 1.5 due to the average 19.5% 
14.4% slope ofthe site. 

B. The specific changes described in further detail in #6 below are necessary in order to 
address concerns raised by the City in its letter (attached as an exhibit to this addendum) sent to 
Commission Staff dated January 2, 2014 (and included as part of this addendum). 

6. The second sentence on page 4 of the staff report, within the Summary of Staff 
Recommendation Conclusion section, shall be revised as follows: 

However, the City's IP amendment does not go far enough, in that it fails to update 
the minimum lot size for the 1.03 acre portion of the site to match the revised LUP 
and the subdivision proposal. The net result would create IP provisions that could 
not be satisfied and that would not conform with and is i&adettuate ta earry aut the 
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relevant provisions of the City's certified Land Use Plan, as proposed, as the City's 
pFapased miBimum lot size faF the pFapased 0.34 aeFe paFeel would still be tao 
small to ea&feFm with the LUP, ~·en as amended, and the existing minimum lot 
size faF the pFapased 1.03 aeFe paFeel is tao laFge to allow the subdivision. Thus, 
only as modified pursuant to Suggested Modification One (1) will the proposed IP 
amendment conform with and be adequate to carry out the relevant provisions of the 
City's certified Land Use Plan. 

C. 7. In addition, Staff received three letters in support of this amendment and one letter in 
opposition, which have been attached as exhibits of this addendum. The points raised in the 
submitted letter of opposition have already been addressed in the staff report for this item. 



California Coastal Commission 
89 South California St., Suite 200 
Ventura, CA 93001 

Agenda Item NO: Fr7a 
Steve H Dougherty 

! must ebjc.::-r-e~~~.:tposerrdra:nges-sui>mttfectbytti:e Cicy o anta · ar ara on e 
grounds that subdivision of and new construction on the property at 415 Alan Road 
would contribu.te inordinately to neighborhood crowding and traffic noise. Because 
of nearby (three blocks) Hendry's beach, curb parking and traffic at this end of Alan 
Road is already a nightmare. Adding more dwellings (the owner has just completed 
construction of an addition annex to the existing dwelling complex) would only 
compound the problem. Indeed, in my opinion, traffic conditions in the area have 
already worsened significantly since the City of Santa Barbara approved the 
proposed changes - even without additional housing. 

But crowding is not the only issue. There's also an aesthetic dimension. The 
property in question is on a rather steep grade, and three new structures situated 
on it would perforce resemble a precarious stack of dominoes crowded directly 
above the street - an affront to the aesthetics of the existing community. 

I therefore strongly oppose the changes under discussion and urge the Commission 
to deny them. 

Steve H. Dougherty 
414 Alan Road 
Santa Barbara, CA 
93109 

805-450-2435 
synecdoche@hushmail.com 



January 4, 2013 

Silvia Danner 
3 Wade Court 

Santa Barbara, CA 93109 

Mr. Steve Kinsey, Chair California Coastal Commission 
South Central Coast Area 
69 South California Street, Suite 200 
Ventura, CA 93001 

Reference: January 10, 2014 Agenda Item F7a 

i,)~~t .. '~rF'"~'\I~~~G.··". '·~ ',;:j- ··-?·~tJ '# ~'Y 

JAN 07 2014 
Callfomla 

Coastal Commfs.sron 

City of Santa Barbara LCP Amendment No. MAJ-1-12- 415 Alan Road Project 

Dear Chair Kinsey, Commissioners and Staff: 

My property at 3 Wade Court (on the corner of Wade Court and Alan Road) is adjacent to Seybold's 
property at 415 Alan Road. The new lot and house will be adjacent to my back yard. Over the past years 
I have supported this project and still believe it is a good fit for the neighborhood and have no 
objections to the lot approvals being granted and the house being constructed on the proposed new lot. 

The Seybolds have worked with me and all of the neighbors through the entire process, making sure 
that we fully understood their goals and objectives. As the closest neighbor to this pending new lot and 
house, I believe it will enhance the neighborhood and am convinced that the Seybolds have done 
everything within their power to minimize any impact to the neighborhood and the neighbors. 
Therefore I urge you to vote in favor of this project. 

Sincerely, 

Silvia Danner 



Marion F. Gibson 

11 Wade Court 
Santa Barbara, CA 93109 

January 5, 2014 

Mr. Steve Kinsey, Chair California Coastal Commission 
Commissioners and Staff 
South Central Coast Area 
69 South California Street, Suite 200 
Ventura, CA 93001 

Reference: January 10, 2014 Agenda Item F7a 

City of Santa Barbara LCP Amendment No. MAJ-1-12- 415 Alan Road Project 

Dear Chairman Kinsey: 

My property, located at 11 Wade Court, backs up to Andy and Linda Seybold's property located at 415 
Alan Road. Several years ago, the Seybolds approached me regarding their desire to apply for a new lot 
and build a new house on that lot. The proposed lot is behind my house, and I would be one of the 
closest neighbors to the new house. 

I have supported this project from the very beginning, writing letters to the City Planning Commission 
and attending City Council hearings to support this project. I still support it and hope the Coastal 
Commission will vote in favor of letting the project move forward. 

Best regards, 

Marion F. Gibson 
Owner, 11 Wade Court 



Andrew and Linda M. Seybold 
415 Alan Road 

Santa Barbara, Ca 93109 
Phone: 805-898-2460 

Email: Aseybold@andrewseybold.com 

January 9, 2014 

Mr. Steve Kinsey, Chair California Coastal Commission 
South Centra I Coast Area 
69 South California Street, Suite 200 
Ventura, CA 93001 

RE: January 10, 2014 Agenda Item F7a 
City of Santa Barbara LCP Amendment No. MAJ-1-12 - 415 Alan Road Project 

Dear Chair Kinsey, Commissioners and Staff: 

We are the owners of the property at 415 Alan Road in Santa Barbara that is the subject of the proposed 
Local Coastal Plan Amendment. We ask that the California Coastal Commission approve the staff's 
recommendation to certify the proposed LUP component of City of Santa Barbara LCP amendment as 
submitted and the IP/CZO amendment with staffs one suggested modification that the developed 1.03 
acre portion of the property be rezoned from A-1 to A-2 to conform to the City's certified local coastal 
plan. 

Since 1999, Linda and I have lived in our home on this property. The house is located at one end of the 
parcel, which is 1.37 acres. The parcels to the north are part of a 1950's subdivision called the Braemar 
Tract, and are all about 1/3 acre. The parcels to the south and west are one acre in size. As we have 
planned for our retirement, we have thought about splitting off the northernmost portion of our 
property in order to create a new lot and to build a modest-sized house on it. Both the new lot and the 
house would be compatible with the other homes in the neighborhood. 

The proposed lot split would create two parcels. The smaller one will have approximately 0.34 acre. This 
new lot will meet the minimum lot size requirements for the proposed new E-3 zone (Three Dwelling 
Units per Acre), including the required increased lot size for lots with slopes over 10 percent (i.e., "slope 
density requirement"). The larger resulting lot, including our home, would be 1.03 acres in size with an 
average slope of 14.3 percent. Although this larger lot does not meet the minimum lot size required by 
the existing A-1 zoning for lots with slopes of 10 to 20 percent, it does meet all requirements of the A-2 
zone district. As such, we support the staff recommendation to change the zoning on this remaining lot 
to from A-1 to A-2. 

We have worked extensively with the City planners and the City Council to achieve our goal to construct 

one in-fill house with a maximum size of 2,000 square feet and an attached garage of 500 square feet. 
The new house, which will be restricted to a single story, will fit nicely within the existing neighborhood 

s 



in terms of size and density of surrounding development, will have no impact on scenic coastal 
resources, and has the support of a majority of the neighbors. 

There would be no adverse impacts to coastal resources and public access with the approval of this LCP 
amendment as modified. The property is located within an existing developed area of the City with a 
public road, sidewalk, nearby transit, water and sewer. While Alan Road is used for beach parking when 
the parking lot at Arroyo Burro Beach is full, the addition of one new home would not impact on-street 
parking. The new home will comply with the City's IP /CZO requirements for two off-street parking 

spaces. Further, our existing home has a two-car garage and large driveway that accommodates all of 
our parking needs. 

We believe that the addition of this one new lot within the residentially developed neighborhood will in 
fact enhance the community. The neighborhood has more than 100 homes of a similar style and 
appearance as the one we have planned for this new lot. Many of those living in these homes, which 
were built in the 1950s and 1960s, are upgrading and renovating their homes and this one new home 
will serve to further enhance the overall appearance of the neighborhood from the street. 

If you have any questions regarding this matter, please feel free to contact us at the above address and 
contact information. 

Th":k yo~ your positive vote on this request, 

,~~ ~y~ ;MJ 

lo 



Director's Office 

City of Santa Barbara 
Community Development Departn1ent 

January 2, 2014 

Melissa Ahrens 
California Coastal Commission 
89 South California Street, Suite 200 
Ventura, CA 93001-2801 

www.SantaBarbaraCA.gov 

Administration. Housing & 

Human Services 

Building & Safety 

Planning 

Rental Housing 

Mediation Task Force 

RE: City of Santa Barbara LCP Amendment: MAJ-1-12, 415 Alan Road Project 
Coastal Commission Agenda, Friday, January 10, 20141tem 7.a. 

Dear Ms. Ahrens - please forward this letter to the Commission as appropriate for the City of Santa 
Barbara comment on the proposed LCPA referenced above. 

We appreciate your positive recommendation and are prepared to return to City Council to accept the 
suggested modification with respect to the implementing land use zone of A-2. 

I reviewing the report we found a few minor errors and offer the following for correction: 

1. Pages 9 section B. County should be changed to City 
2. Page 12- first paragraph -section B. last sentence change from County to City 
3. Page 19 - states Board of Supervisors adopted Resolution it should be changed to 

acknowledge that the City Council adopted the resolution. 
4. Page 4 Conclusion -first paragraph, second sentence: The City's proposed IP 

amendment for the proposed 0.34 lot meets the City's required minimum lot size. 
However, the City's IP amendment does not conform with and is inadequate to carry out 
the relevant provisions of the City's certified Land Use Plan, as proposed, as the City's 
existing proposed minimum lot size for the proposed ~ 1.03 acre parcel would still 
be too small to conform with the LUP, even as amended as a-nG the existing minimum lot 
size for the proposed 1. 03 acre parcel is too large to allow the subdivision. 

5. Page 16 last paragraph, second sentence: The minimum lot size figure of 1.5 acres for 
the 1.03 acre portion of the subject site is generated by considering both the base 
minimum lot size of 1 acre, which requires the underlying minimum lot size to be 
multiplied by a factor of 1.5 due to the average 19.5% 14.4% slope of the site. 

Sincerely, 
Bettie Weiss 
City Planner/Acting Community Development Director 



 
 
DATE: December 18, 2013 

TO:  Commissioners and Interested Persons 

FROM: Jack Ainsworth, Senior Deputy Director 
  Steve Hudson, District Manager 
  Melissa Ahrens, Coastal Program Analyst 
 
SUBJECT: City of Santa Barbara Local Coastal Program Amendment No. MAJ-1-12 (415 

Alan Rd. Project) for Public Hearing and Commission Action at the January, 2014 
Commission Meeting in San Diego. 

 
DESCRIPTION OF THE SUBMITTAL  
The City of Santa Barbara is requesting an amendment to the certified Coastal Land Use Plan 
(LUP) and Implementation Plan (IP) portions of its certified Local Coastal Program (LCP) to 
change the existing Land Use Plan designation from “One Dwelling Unit per Acre” (1du/ac) to 
“Three Dwelling Units per Acre” (3du/acre) and change the Implementation Plan zoning from 
“‘One Family Residence Zone’ (A-1)” to “‘One Family Residence Zone’ (E-3)” on a 0.34 acre 
portion of an existing 1.37 acre parcel at 415 Alan Road in the City of Santa Barbara.  The 
proposed amendment would allow for a future subdivision of the existing 1.37 acre lot into two 
separate legal parcels pursuant to a coastal development permit.     
The City of Santa Barbara submitted the subject Local Coastal Program Amendment to the 
Commission on August 6, 2012 and it was determined to be incomplete on August 20, 2012.  
The amendment proposal was determined to be complete on October 24, 2013, after the receipt 
of the required materials. Pursuant to Section 30512 of the Coastal Act and California Code of 
Regulations, Title 14, Section 13522, an amendment to the certified LCP that combines changes 
to the LUP and IP/CZO must be scheduled for a public hearing and the Commission must take 
action within 90 days of a complete submittal.   As such, Staff has scheduled this item for 
January 10, 2014, which will be the 78th day.   
 
SUMMARY OF STAFF RECOMMENDATION 
Staff is recommending that the Commission APPROVE the proposed LUP component of City 
of Santa Barbara LCP Amendment No. SBC-MAJ-1-12, as submitted, and DENY the proposed 
IP/CZO component of City of Santa Barbara LCP Amendment No. SBC-MAJ-1-12, as 
submitted, and APPROVE the IP/CZO amendment with one suggested modification.  The 
modification is necessary because the IP/CZO amendment, as submitted, does not conform with 
and is inadequate to carry out the provisions of the Land Use Plan.  The motions and resolutions 
for Commission action can be found starting on page 7.  The suggested modification can be 
found starting on page 9.  
 

The proposed LCP amendment is necessary in order to facilitate a future subdivision of the 
subject 1.37 acre lot into two separate legal parcels (1.03 acres and 0.34 acres in size) pursuant to 

 

 

F7a 



a separate coastal development permit.   The subject 1.37 acre parcel located at 415 Alan Rd. is 
developed with an existing single family residence, permitted through a Coastal Development 
Permit issued by the Coastal Commission in 1976 (CDP No. 100-5).  The current property 
owners of the 1.37 acre lot intend to subdivide the parcel into a 0.34 acre vacant lot and a 1.03 
acre lot containing the home authorized through the Commission’s 1976 approval. The City, at 
the request of the property owners, is proposing to modify the certified LUP and IP designations 
for only the 0.34 acre portion of the subject 1.37 acre parcel, in order to allow that portion of the 
site to be separated off as a distinct lot and to be able to find future residential development on 
that 0.34 acre lot consistent with the certified LCP.  The current LUP designation for the 1.37 
acre site would not allow for development on site to occur at a density greater than one unit per 
acre and thus would not allow the subdivision of the 1.37-acre parcel.  Additionally, the current 
IP zoning designation for the 1.37 acre site requires a minimum lot size of 1.5 acres1 and thus 
would not allow the subdivision of the 1.37-acre parcel. 
 
There is no environmentally sensitive habitat areas on or adjacent to the subject site; thus, the 
proposed increase in density will not result in any potential adverse impacts to environmentally 
sensitive habitat areas.  The future subdivision of the 1.37 acre lot into two separate lots and 
residential development of the 0.34 acre lot will require a coastal development permit, which will 
be processed by the City and will not be appealable to the California Coastal Commission.  
Further, the proposed modification of the Land Use Plan Designation and Zoning (IP) 
designation for the 0.34 acre area will allow for a residential density on the site that will be 
consistent with the pattern and density of development (three residential units per acre) in the  
residential neighborhood located immediately to the north of the subject site,  which would abut 
the northern property line of the resultant 0.34 acre parcel..  Moreover, given the densely 
developed character of the area, the increase of density on the subject site will not result in any 
new adverse impacts to any scenic public views.  Thus, the proposed amendment will not result 
in any potential adverse impacts to coastal resources. 
 
Proposed Land Use Plan Amendment 
The existing 1.37 acre parcel currently has a Land Use Plan designation restricting development 
on the site to one dwelling unit per acre (1du/ac). Therefore, while the proposed 1.03 acre lot 
would remain consistent with the LUP, the proposed 0.34 acre lot that would result from the 
planned future subdivision of the site would be too small to be developed legally and thus 
inconsistent with the 1 du/ac designation.  As such, the City’s LCP amendment proposal seeks to 
modify the LUP designation on the 0.34 acre portion of site from “1du/ac” to 3du/ac,” which 
would ensure that the proposed 0.34 acre lot would be consistent with the minimum lot size 
requirement for the site pursuant to the certified LUP, as amended.  The subject 1.37 acre site 
proposed for future subdivision is surrounded by residential development.  The area immediately 
north of, and partially abutting, the subject site is developed  with a residential neighborhood that 
has been built out at a density of approximately three dwelling units per acre (3du/acre).  Thus, 
the proposed change for the 0.34-acre portion of the site and its independent development would 
be consistent with the density of adjacent developed areas to the north.  In addition, approval of 

1 This minimum lot size figure of 1.5 acres is generated by considering both the base minimum lot size of 1 acre and 
the IP zoning for the subject site, which requires the underlying minimum lot size to be multiplied by a factor of 1.5 
due to the average 14% slope of the subject 1.37 acre site.  Staff notes that this means the existing lot is already a 
non-conforming lot due to its size. 



the LUP amendment portion the City’s proposed LCP amendment request would be consistent 
with all applicable Chapter 3 policies of the Coastal Act and would not create a conflict between 
any existing LUP policies.  Additionally, the planned future subdivision of the 1.37 acre property 
into two parcels (1.03 acres and 0.34 acres in size) and the construction of a new residence on the 
0.34 acre portion of the site would not be expected to result in any new significant impacts on 
coastal resources, due to the surrounding pattern of development and the specific site conditions 
discussed in further detail in the findings of this staff report.     
 
 
Proposed Implementation Plan Amendment 
Pursuant to the certified Implementation Plan, the subject 1.37 acre site is designated “A-1”, 
which requires a base minimum lot size of 1 acre, and in this case, due to the topography of the 
site, a minimum lot size of 1.5 acres;  The subject 1.37 acre lot is considered legally non-
conforming with respect to the required 1.5 acre minimum lot size, as it was subdivided from an 
original 2.4 acre parent parcel [pursuant to a Coastal Development Permit issued by the regional 
Coastal Commission in 1976 (71-5)] prior to the establishment of the A-1 zoning certified for the 
Coastal Zone as part of the City’s IP in 1986.  Authorizing further subdivision of this lot would 
create two lots, each of which would be even more inconsistent with the certified A-1 zoning.  
Thus, the City’s LCP amendment request seeks to modify the zoning designation on the .34 acre 
site from “One Family Residence Zone - A-1”, which requires a minimum lot size of 1.5 acres in 
this case, to “One Family Residence Zone, - E-3”, which requires a minimum lot size of 11,250 
sq. ft. at this site2.    The proposed zoning change to the 0.34 acre portion of the site would be 
consistent with the denser “E-3” pattern of residential development in the adjacent neighborhood 
to the north and would be consistent with all applicable LUP policies.    
 
However, as noted above, the City’s plan would create not one lot, but two, each of which would 
be more inconsistent with the certified “A-1” zoning than the current parent lot is.  The City’s 
express plan is to divide the 1.37-acre lot into a 0.34 acre lot and 1.03-acre lot and rezone the 
0.34 acre portion of the site to allow for the proposed higher density; however, the zoning for the 
1.03-acre portion of the site must also be changed as well, in order to allow the creation of that 
1.03-acre lot and to avoid exacerbating that lot’s non-conformity with the IP. Therefore, in order 
to ensure that creation of the prospective 1.03 acre parcel can be found consistent with the 
certified IP zoning, Staff is recommending  approval of the amendment with one Suggested 
Modification to also change the IP zoning on the 1.03 acre portion of the 1.37 acre parcel from 
“One Family Residence Zone - A-1” (base minimum lot size of 1 acre, and minimum lot size in 
this case of 1.5 acres) to “One Family Residence Zone - A-2” (base minimum lot size of 25,000 
sq. ft./0.57 acres, and minimum lot size in this case of 37,500 sq. ft./0.86 acres, due to the slope 
calculation factor required in the A-2 zoning 
 
 
 
 

2 The A-1 zoning requires a minimum lot size of 1 acre (43,560 sq. ft.) and the E-3 zoning requires a minimum lot 
size of 7,500 sq. ft.  However, as the subject site has an average slope of 14%, both the A-1 and E-3 underlying 
minimum lot sizes are required to be multiplied by a factor of 1.5 to determine the resulting final required minimum 
lot size of 1.5 acres and 11,250 sq. ft..   



Conclusion 
As discussed in the findings set forth in this report, the City’s proposed LUP amendment 
conforms with the requirements of Chapter Three of the Coastal Act.  However, the City’s IP 
amendment does not conform with and is inadequate to carry out the relevant provisions of the 
City’s certified Land Use Plan, as proposed,, as the City’s proposed minimum lot size for the 
proposed 0.34 acre parcel would still be too small to conform with the LUP, even as amended, 
and the existing minimum lot size for the proposed 1.03 acre parcel is too large to allow the 
subdivision.  Thus, only as modified pursuant to Suggested Modification One (1) will the 
proposed IP amendment conform with and be adequate to carry out the relevant provisions of the 
City’s certified Land Use Plan.  Although not part of this LCP amendment, the City of Santa 
Barbara will be required to process a  coastal development permit application subsequent to 
Commission action on this LCP amendment request to authorize 1. The subdivision of the 
existing 1.37 acre parcel and 2. Residential development of the .34 acre parcel.  
The standard of review for the proposed amendment to the LUP of the certified LCP is that it 
meets the requirements of, and is in conformity with, the Chapter 3 policies of the Coastal Act.  
The standard of review for the proposed amendment to the IP/CZO of the certified LCP is 
consistency with, and adequacy to carry out, the provisions of the Land Use Plan (LUP) portion 
of the certified City of Santa Barbara LCP, as amended.  For the reasons above, and as described 
in this report, the proposed LUP amendment, as submitted, would meet the requirements of and 
be in conformity with the Chapter 3 policies of the Coastal Act.  Likewise, for the reasons above, 
and as described in this report, the proposed IP amendment, as modified, would be consistent 
with and adequate to carry the provisions of LUP, as amended, with respect to the protection of 
coastal resources.   
 
 
Additional Information: Please contact Melissa Ahrens at the South Central Coast District Office of the Coastal 
Commission at (805) 585-1800 or 89 S. California St., Second Floor, Ventura, CA 93001 
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I. PROCEDURAL ISSUES 

A. STANDARD OF REVIEW 

The Coastal Act provides: 
 

The commission shall certify a land use plan, or any amendments thereto, if it finds that a land 
use plan meets the requirements of, and is in conformity with, the policies of Chapter 3 
(commencing with Section 30200)… (Section 30512(c)) 

 
The Coastal Act provides: 

The local government shall submit to the Commission the zoning ordinances, zoning 
district maps, and, where necessary, other implementing actions that are required 
pursuant to this chapter... 

The Commission may only reject ordinances, zoning district maps, or other implementing 
action on the grounds that they do not conform with, or are inadequate to carry out, the 
provisions of the certified land use plan. If the Commission rejects the zoning ordinances, 
zoning district maps, or other implementing actions, it shall give written notice of the 
rejection, specifying the provisions of the land use plan with which the rejected zoning 
ordinances do not conform, or which it finds will not be adequately carried out, together 
with its reasons for the action taken. (California Public Resources Code Section 30513) 

The standard of review that the Commission uses in reviewing the Land Use Plan Map 
designation changes, as proposed by the City, is whether the changes are consistent with, and 
meet the requirements of, the policies of Chapter 3 of the Coastal Act. The standard of review for 
the proposed amendment to the Zoning Ordinance and Map, which is part of the Implementation 
Plan of the certified Local Coastal Program, pursuant to Section 30513 and 30514 of the Coastal 
Act, is that the proposed amendment is in conformance with, and adequate to carry out, the 
provisions of the Land Use Plan (LUP) portion of the City of Santa Barbara’s certified Local 
Coastal Program.  In addition, all Chapter 3 policies of the Coastal Act have been incorporated in 
their entirety in the certified City of Santa Barbara’s LUP as guiding policies 
 

B. PUBLIC PARTICIPATION 

Section 30503 of the Coastal Act requires public input in preparation, approval, certification and 
amendment of any LCP.  The City held Planning Commission hearings on 6/11/09, 11/10/09 and 
3/3/11and City Council hearings on 1/31/12and October 8, 2013).  Seven (7) comment letters  
were received regarding the project from concerned parties and members of the public. Five of 
the letters were in opposition to the proposed LCP amendment and 2 were in support.  The 
hearings were noticed to the public consistent with Sections 13515 of Title 14 of the California 
Code of Regulations. Notice of the subject amendment has been distributed to all known 
interested parties. 
 



C. PROCEDURAL REQUIREMENTS 

Pursuant to Section 13551(b) of Title 14 of the California Code of Regulations (“14 CCR”), the 
City, by resolution, may submit a Local Coastal Program Amendment that will either require 
formal local government adoption after the Commission approval, or is an amendment that will 
take effect automatically upon the Commission's approval pursuant to Public Resources Code 
Sections 30512, 30513, and 30519. The Santa Barbara City Council submittal resolution 
specified that this amendment shall take effect automatically after Commission action.  In this 
case, because this approval is subject to a suggested modification by the Commission, if the 
Commission approves this Amendment, the City must act to accept the certified suggested 
modifications within six months from the date of Commission action in order for the 
Amendment to become effective (Section 13544.5; Section 13537 by reference;). Pursuant to 
Section 13544, the Executive Director shall determine whether the City's action is adequate to 
satisfy all requirements of the Commission’s certification order and report on such adequacy to 
the Commission.  If the Commission denies the LCP Amendment, as submitted, no further action 
is required by either the Commission or the City. 
 
 
II. STAFF RECOMMENDATION, MOTIONS, AND 

RESOLUTIONS ON THE LAND USE PLAN AMENDMENT 
 
Following public hearing, staff recommends the Commission adopt the following resolutions and 
findings. The appropriate motion to introduce the resolution and a staff recommendation is 
provided just prior to each resolution. 
 

A. APPROVAL OF THE LAND USE PLAN AMENDMENT AS 
SUBMITTED 

MOTION : I move that the Commission reject the City of Santa Barbara Land Use 
Plan Amendment SBC-MAJ-1-12, as submitted . 

 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a NO vote. Following this staff recommendation with result in failure of this 
motion and certification of the Land Use Plan Amendment as submitted and the adoption of the 
following resolution and findings. The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 
 
RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT AS SUBMITTED: 
 
The Commission hereby certifies the Land Use Plan Amendment (SBC-MAJ-1-12) for the City 
of Santa Barbara, as submitted, and adopts the findings set forth below on grounds that the Land 
Use Plan, as amended, conforms with and is adequate to carry out the provisions of the Coastal 
Act, and certification of the Land Use Plan Amendment will meet the requirements of the 
California Environmental Quality Act, because either 1) feasible mitigation measures and/or 



alternatives have been incorporated to substantially lessen any significant adverse effects of the 
Implementation Program Amendment on the environment, or 2) there are no further feasible 
alternatives and mitigation measures that would substantially lessen any significant adverse 
impacts on the environment that will result from certification of the Land Use Plan Amendment. 
 
 

III. STAFF RECOMMENDATION, MOTIONS, AND 
RESOLUTIONS ON THE IMPLEMENTATION 
PLAN/COASTAL ZONING ORDINANCE (IP/CZO) 
AMENDMENT 

Following public hearing, staff recommends the Commission adopt the following resolutions and 
findings. The appropriate motion to introduce the resolution and a staff recommendation is 
provided just prior to each resolution. 
 

A. DENIAL OF THE IMPLEMENTATION PLAN/COASTAL ZONING 
ORDINANCE AMENDMENT AS SUBMITTED 

 
MOTION I: I move that the Commission reject the City of Santa Barbara 

Implementation Program/Coastal Zoning Ordinance Amendment SBC-
MAJ-1-12, as submitted. 

 
STAFF RECOMMENDATION OF REJECTION: 
 
Staff recommends a YES vote. Passage of this motion will result in rejection of Implementation 
Program Amendment and the adoption of the following resolution and findings. The motion 
passes only by an affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION TO DENY CERTIFICATION OF THE IMPLEMENTATION PLAN 
AMENDMENT AS SUBMITTED: 
 
The Commission hereby denies certification of the City of Santa Barbara Implementation 
Program/Coastal Zoning Ordinance Amendment SBC-MAJ-1-12, as submitted, and adopts the 
findings set forth below on grounds that the Implementation Program Amendment, as submitted, 
does not conform with, and is inadequate to carry out, the provisions of the certified Land Use 
Plan, as amended. Certification of the Implementation Plan Amendment would not meet the 
requirements of the California Environmental Quality Act as there are feasible alternatives and 
mitigation measures that would substantially lessen the significant adverse impacts on the 
environment that will result from certification of the Implementation Plan Amendment as 
submitted. 
 



B. CERTIFICATION OF THE LOCAL IMPLEMENTATION 
PLAN/COASTAL ZONING ORDINANCE AMENDMENT WITH 
SUGGESTED MODIFICATIONS 

MOTION II: I move that the Commission certify City of Santa Barbara 
Implementation Plan/Coastal Zoning Ordinance Amendment SBC-
MAJ-1-12 if it is modified as suggested in this staff report. 

 
STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 
 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
Implementation Plan Amendment with suggested modifications and the adoption of the 
following resolution and findings. The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 
 
RESOLUTION TO CERTIFY THE IMPLEMENTATION PLAN/COASTAL ZONING 
ORDINANCE AMENDMENT WITH SUGGESTED MODIFICATIONS: 
 
The Commission hereby certifies the County of Santa Barbara Implementation Plan/Coastal 
Zoning Ordinance Amendment STB-MAJ-1-12-B, if modified as suggested, and adopts the 
findings set forth below on grounds that the Implementation Plan Amendment with the suggested 
modifications conforms with, and is adequate to carry out, the provisions of the certified Land 
Use Plan, as amended.  Certification of the Implementation Plan Amendment if modified as 
suggested complies with the California Environmental Quality Act, because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the Implementation Plan Amendment on the environment, or 2) 
there are no further feasible alternatives and mitigation measures that would substantially lessen 
any significant adverse impacts on the environment. 
 

IV. SUGGESTED MODIFICATION ON THE 
IMPLEMENTATION PLAN/COASTAL ZONING 
ORDINANCE (IP/CZO) AMENDMENT 

Staff recommends the Commission certify the proposed IP/CZO amendment with the 
modification as shown below. The LCP number indicates the existing section in the certified 
Santa Barbara City LCP The existing language of the certified LCP is shown in straight type. 
Language recommended by Commission staff to be deleted is shown in bold line out.  Language 
proposed by Commission staff to be inserted is shown as bold underlined.  Other suggested 
modifications that do not directly change LCP text (e.g., revisions to maps, figures, instructions) 
are shown in bold italics. Suggested Modification 1: 

 The certified Implementation Plan zoning map shall be revised to show that the 1.03 acre 
portion of the existing 1.37 acre parcel identified as APN 047-091-024 shall be redesignated 
from “A-1 One Family Residence Zone” to “A-2 One Family Residence Zone”, as generally 
shown on Exhibit 3 of this staff report.   



 

V. FINDINGS FOR APPROVAL OF THE LUP AMENDMENT, 
AS SUBMITTED, AND DENIAL OF THE IP/CZO 
AMENDMENT, AS SUBMITTED, AND APPROVAL OF THE 
IP/CZO IF MODIFIED AS SUGGESTED 

 
The following findings support the Commission’s denial of the LCP amendment as submitted, 
and approval of the LCP amendment if modified as indicated in Section III (Suggested 
Modification) above. The Commission hereby finds and declares as follows: 
 

A. AMENDMENT DESCRIPTION 

The City of Santa Barbara is requesting an amendment to the certified Coastal Land Use Plan 
(LUP) and Implementation Plan (IP) portions of its certified Local Coastal Program (LCP) to 
change the existing Land Use Plan designation from “One Dwelling Unit per Acre” (1du/ac) to 
“Three Dwelling Units per Acre” (3du/acre) and change the Implementation Plan zoning from 
“One Family Residence Zone” (A-1) to “One Family Residence Zone” (E-3) on a 0.34 acre 
portion of an existing 1.37 acre parcel located at 415 Alan Road in the City of Santa Barbara.  
The proposed amendment would facilitate the future subdivision of the existing 1.37 acre lot into 
two separate legal parcels of 0.34 acres and 1.03 acres. 

Specifically, the proposed LCP amendment is project driven and will facilitate the residential 
development of a 0.34 acre site located in the western component of the city, immediately  inland 
of Arroyo Burro county beach park.  The 1.37 acre subject site is located within a relatively 
densely developed urban area and the increase in density on the subject site will be consistent 
with the character and density of the surrounding community.  Moreover, the subject site does 
not contain, and is not adjacent to, any environmentally sensitive habitat area; thus, the proposed 
increase in density will not result in any potential adverse impacts to environmentally sensitive 
habitat areas. 
 
The existing 1.37 acre parcel to be subdivided currently has a land use plan designation of one 
dwelling unit per acre “1 du/ac” and an IP/CZO designation of A-1.  The IP/CZO designation is 
the more restrictive designation of the two, as it requires the minimum lot size for residential 
development  to be 1.5 acres (due to the slope calculation requirements specified in the A-1 
zoning). Any proposed subdivision or residential development on the site will be processed by 
the City pursuant to a Coastal Development Permit Application, which would not be appealable 
to the CCC.   Therefore, as a subdivision of the 1.37 acre lot would be inconsistent with the 
existing certified LUP and IP designations, the City is proposing to amend both the LUP and IP  
to find the future subdivision and development of the .34 acre site consistent with the LCP.   

 

 
 



Proposed Land Use Plan Amendment. 

Specifically, the City of Santa Barbara is proposing to amend their LUP Map to reflect the 
proposed LUP designation modifications to the 0.34 acre site.  The certified LUP Map identifies 
the subject site as “1dwelling unit/acre”.  Other certified LUP residential designations in the 
City’s Coastal Zone consist of “2 dwelling units/acre”, “3 Dwelling Units/acre”, “5 Dwelling 
Units/acre”, and “12 Dwelling Units/acre”.  The City’s proposed LCP amendment seeks to 
modify the Land Use Plan Map to designate the 0.34 acre site as “3 Dwelling Units/Acre” which 
would allow for the development of the resultant 0.34 acre site with one single family residence.   

Proposed Coastal Zoning Ordinance/Implementation Plan amendment 

The City is also proposing to amend their Implementation Plan Maps to reflect the proposed IP  
designation modifications to the 0.34 acre site.  The Certified IP/CZO maps designate the subject 
1.37 acre site as “One Family Residence Zone” A-1.  The “One Family Residence Zone” section 
of the zoning ordinance includes A-1, A-2, E-1, E-2, E-3, and R-1 zones.  All of these zoning 
designations have different minimum lot requirements, which are all subject to increase based on 
the slope calculation of the subject lot.  In the case of the subject 0.34 acre site, the percent 
average slope is 19.5%.  The zoning ordinance for “one family residential zones” (including A-1, 
A-2, and E-3 zones) contains a slope calculation formula which can increase the required 
minimum lot size depending on the average slope of a subject site.  For a site with an average 
slope of 10%-20% , the slope calculation formula requires the underlying minimum lot size to be 
multiplied by a factor of 1.5 .  The City is proposing to redesignate the subject 0.34 acre site as 
“E-3”, which has an underlying minimum lot size of 7,500 sq. ft.; however, pursuant tothe slope 
formula in the zoning ordinance, the minimum lot size for the 0.34 acre site would actually be 
11,250 sq. ft.  The proposed 0.34 acre lot would be much larger than this minimum lot size and, 
as such, could be found consistent with the IP, if amended, as proposed by the City herein.   

Site Background 

The subject 1.37 acre parcel was historically part of a larger 6 acre parcel that was subdivided 
into four separate parcels in 1976 through Coastal Development Permit No. 71-5.  CDP No. 71-5 
created four separate parcels with sizes of 1 acre, 1.1 acres, 1.2 acres and 2.4 acres.  CDP No. 
100-5, also approved in 1976, authorized construction of a single family residence on each of the 
four lots.  Subsequently, in 1978, CDP no. 173-19 authorized the subdivision of the 2.4 acre 
parcel into a 1.0 acre vacant lot and a 1.37 acre lot with an existing residence (the subject site).  
The City approved the subdivision and Final Map No. 20,191through a planning Commission 
action on 5/4/78 subject to a condition requiring that there be no further subdivision of the 1.0 
acre or 1.37 acre parcel.  However, this condition was not implemented through a deed 
restriction or any other type of legally binding document.  In their recent actions on this LCP 
amendment request, the City Council and City Planning Commission were both aware of this 
previous City condition.  Moreover, the City determined through public hearings and discussions 
that the City’s previously required condition was not applicable or enforceable and that further 
subdivision of the 1.37 acre property would be consistent with the pattern of residential 
development in the surrounding area and would not have potential to result in any impacts to 
coastal resources.   None of the previous coastal development permits issued by the Coastal 
Commission had any conditions restricting future subdivisions of the subject properties.  
 



The original 6 acre parcel bordered Cliff drive in the western area of the City, across the street 
and immediately northeast from Arroyo Burro County Beach Park (Exhibit 4).  The 1.37 acre 
subject parcel that was split off from this 6 acre parent parcel did not maintain any frontage 
along Cliff drive and was located further inland, accessible only from Alan Road. The other 
parcels that were originally part of the 6 acre “parent” parcel are all currently designated as “1 
Dwelling Unit/acre” in the LUP and as “A-1” (1 unit/acre) in the IP/CZO.  However, the subject 
1.37 acre site  is located further inland of the other parcels and is situated directly adjacent to a 
pre-coastal subdivision, which was annexed by the City from the County in the late 1950’s.  
Upon annexation the pre-coastal subdivision was zoned “One Family Residential -  E-3”.  This 
development is considerably denser than the Hope ranch area located further to the west and 
supports approximately 115 built out residential parcels.   
 

B. CONSISTENCY ANALYSIS AND FINDINGS 

The standard of review for the proposed Land Use Plan (LUP) Amendment is whether the Land 
Use Plan, as amended, would remain consistent with, and meet the requirements of, the policies 
of Chapter 3 of the Coastal Act. The standard of review for the proposed amendment to the 
Implementation Plan (IP) of the certified Local Coastal Program, pursuant to Section 30513 and 
30514 of the Coastal Act, is whether the Implementation Plan, with the proposed amendment, 
would be in conformance with and adequate to carry out, the provisions of the Land Use Plan 
portion of Santa Barbara County’s certified Local Coastal Program, as amended.   
 
The City of Santa Barbara’s Land Use Plan (LUP) was approved and certified by the 
Commission in 1981.  The City of Santa Barbara Implementation Program (Coastal Overlay 
Zone) was certified subsequently in November 1986 and the City assumed permitting authority 
at that time.  The Implementation Plan included the addition of the S-D-3, Coastal Overlay Zone 
as a Special District codified in Section 28.44 of the City’s Zoning Ordinance. 
 

The subject LCP amendment includes both LUP and IP components. The proposed amendment’s 
consistency with the Coastal Act and the certified LUP is detailed below. In addition, all Chapter 
3 policies of the Coastal Act have been incorporated in their entirety in the certified City LUP as 
guiding policies pursuant to Policy 1.1 of the LUP. 

New Development and Cumulative Impacts 

 Coastal Act Policies 

Section 30250 of the Coastal Act states in relevant part: 
 

(a) New residential, commercial, or industrial development, except as otherwise provided in this 
division, shall be located within, contiguous with, or in close proximity to, existing developed 
areas able to accommodate it or, where such areas are not able to accommodate it, in other 
areas with adequate public services and where it will not have significant adverse effects, either 
individually or cumulatively, on coastal resources.  In addition, land divisions, other than leases 
for agricultural uses, outside existing developed areas shall be permitted only where 50 percent 
of the usable parcels in the area have been developed and the created parcels would be no 
smaller than the average size of surrounding parcels. 



 
Section 30251 of the Coastal Act, relating to scenic and visual qualities, states:  

The scenic and visual qualities of coastal areas shall be considered and protected as a 
resource of public importance.  Permitted development shall be sited and designed to protect 
views to and along the ocean and scenic coastal areas, to minimize the alteration of natural 
land forms, to be visually compatible with the character of surrounding areas, and, where 
feasible, to restore and enhance visual quality in visually degraded areas.  New development 
in highly scenic areas such as those designated in the California Coastline Preservation and 
Recreation Plan prepared by the Department of Parks and Recreation and by local 
government shall be subordinate to the character of its setting. 

 
Section 30253, of the Coastal Act, regarding minimization of adverse impacts, states: 
 

New development shall do all of the following: 
 
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard. 
 
(b) Assure stability and structural integrity, and neither create nor contribute significantly to 

erosion, geologic instability, or destruction of the site or surrounding area or in any way 
require the construction of protective devices that would substantially alter natural 
landforms along bluffs and cliffs.  

 
(c) Be consistent with requirements imposed by an air pollution control district or the State Air 
Resources Board as to each particular development. 
 
(d) Minimize energy consumption and vehicle miles traveled. 
 
(e) Where appropriate, protect special communities and neighborhoods that, because of their 

unique characteristics, are popular visitor destination points for recreational uses. 
 
 
Policy 5.3 of the City’s Land Use Plan states: 
 
 New development in and/or adjacent to existing residential neighborhoods must be 

compatible in terms of scale, size, and design with the prevailing character of the 
established neighborhood.  New development which would result in an overburdening of 
public circulation and/or on-street parking resources of existing residential 
neighborhoods shall not be permitted. 

 
Policy 9.1 of the City’s Land Use Plan states: 
 

The existing views to, and from, and along the ocean and scenic coastal areas shall be 
protected, preserved, and enhanced.  This may be accomplished by one or more of the 
following: 
(a) Acquisition of land for parks and open space 
(b) requiring view easements or corridors in new developments; 
(c) Specific development restrictions such as additional height limits, building 
orientation, and setback requirements fr new development; 
(d) developing a system to evaluate view impairment of new developments in the review 
process.  



  
The City of Santa Barbara is requesting an amendment to the certified Coastal Land Use Plan 
(LUP) and Implementation Plan (IP) portions of its certified Local Coastal Program (LCP) to 
change the existing Land Use Plan designation from “One Dwelling Unit per Acre” (1du/ac) to 
“Three Dwelling Units per Acre” (3du/acre) and change the Implementation Plan zoning from 
“One Family Residence Zone” (A-1) to “One Family Residence Zone” (E-3) on a 0.34 acre 
portion of an existing 1.37 acre parcel located at 415 Alan Road in the City of Santa Barbara.  
The proposed amendment would facilitate the future subdivision of the existing 1.37 acre lot into 
two separate legal parcels of 0.34 acres and 1.03 acres.   
 
If approved as submitted, the LUP amendment would maintain the overlying single family 
residential designation over the 0.34 acre portion of the subject site but would increase the 
amount of dwelling units authorized per acre on the 0.34 acre portion of the site (the “3 Dwelling 
units/Acre” designation implies authorization of a minimum lot size of 0.33 acres).   The City’s 
proposed Land Use Plan amendment seeks to facilitate residential development on the vacant 
0.34 acre portion of the site with a new single family residence, which would be consistent with 
the requirements of the proposed “3 Dwelling Units/acre” LUP designation for the site.    
 
The Commission is not reviewing the direct approval of a subdivision or residential development 
of the 0.34 acre site, although this amendment request would facilitate both of these actions at a 
local level.  Staff’s recommendation is based on the consistency of the LUP, as amended, with 
the Chapter 3 policies of the Coastal Act and IP/CZO will be adequate to carry out the provisions 
of the certified Land Use Plan.  The applicable Chapter 3 policies of the Coastal Act, included 
above, require new development to be sited in an existing developed area where it would avoid 
or minimize impacts to coastal resource, will be visually compatible with the character of the 
surrounding area, and will not obstruct existing coastal views.   
 
In this case, there is no native vegetation or environmentally sensitive habitat areas on or 
adjacent to the subject site; thus, the proposed increase in density will not result in any potential 
adverse impacts to environmentally sensitive habitat areas.  Further, the subject site is located 
within a relatively densely developed urban area and the increase in density on the subject site 
will be consistent with the character and density of the surrounding community.  Moreover, 
given the densely developed character of the area, the increase of density on the subject site will 
not result in any new adverse impacts to any scenic public views.  Thus, the proposed 
amendment will not result in any potential adverse impacts to coastal resources and will serve to 
locate and cluster new residential development within an existing developed area able to 
accommodate it, consistent with the Sections 30250 and 30251 of the Coastal Act.  However, 
although the proposed amendment to the certified Land Use Plan (LUP) is consistent with the 
Chapter 3 policies of the Coastal Act, as proposed, it would also allow for the potential creation 
of a new lot in non-conformance with the provisions of the City’s Coastal Zoning Ordinance as 
discussed in more detail below. 
 
The subject 1.37 acre site has already been developed with a single family residence and is 
located immediately north of 8 other residentially developed lots that have been designated with 
the same “1 Dwelling Unit/acre” LUP designation and A-1 zoning designation as the subject site.  
In addition, the subject site is located immediately south of  115 residentially developed lots to 



the north of the subject site that are part of a densely built-out subdivision which was annexed by 
the City from the County in the late 1950’s, prior to the effective date of the Coastal Act.  The 
existing residential neighborhood immediately north of the subject site is designated as  “One 
Family Residential - E-3” pursuant to the certified IP.  However, the designation of the lots in the 
neighborhood to the north of the subject site with a zoning designation that allows for three units 
per acre and a land use plan designation that requires a minimum lot size of not less than 1 unit 
per acre resulted in an unintentional inconsistency between the LUP and the IP.   The City has 
stated that they intend to resolve this internal inconsistency as part of their upcoming LCP 
update.   
 
However, in the case of this amendment, in order to ensure consistency between the LUP and IP 
designations for the subject site to the extent feasible, the LUP designation for the  0.34 acre 
portion of the subject site would be redesignated  “3 Dwelling Units/acre” and the zoning 
designation would also be changed to “One Family Residential - E-3” in order to allow for 
development to occur on site at that same density.   
 
This amendment would facilitate the subdivision of the 1.37 acre site into a 1.03 acre parcel, 
already developed with a residential structure, and a 0.34 acre parcel, where a residence would 
likely be constructed.  The 1.03 acre parcel would be adjacent to the 8 larger parcels to the south 
with the same “1 Dwelling Unit/acre” LUP designation and the 0.34 acre site would be adjacent 
to the denser pre-coastal neighborhood to the north with the”3 Dwelling Units/acre” LUP 
designation.  Therefore, the proposed LUP amendment would facilitate the creation of a 0.34 
acre lot that was located adjacent to an existing residentially developed area with similar lot 
sizes.  Any residential development on the lot would be keeping with the character of the 
residential neighborhood and would not have the potential to impact existing coastal views, 
public access, or other coastal resources.  The remaining 1.03 acre lot would remain consistent 
with the existing “1 Dwelling Unit/acre” Land Use Plan designation and could not be further 
subdivided without a change to its own LUP designation coming forward as part of a separate 
LCP amendment request from the City.   
 
Policy 5.3 of the City’s LUP provides that new development in and/or adjacent to existing 
residential neighborhoods must be compatible in terms of scale, size, and design with the 
prevailing character of the established neighborhood.  New development which would result in 
an overburdening of public circulation and/or on-street parking resources of existing residential 
neighborhoods shall not be permitted.  In this case, the subject site is located within a relatively 
densely developed urban area and the increase in density on the subject site will be consistent 
with the character and density of the surrounding community.  Moreover, given the densely 
developed character of the area, the increase of density on the subject site will not result in any 
new adverse impacts to any scenic public views.   
 
Therefore, for the above reasons, the proposed changes to the certified LUP are consistent with, 
and meet the requirements of, the policies of Chapter 3 of the Coastal Act.  However, although 
the proposed amendment would be consistent with the LUP, it would also facilitate the creation 
of a 1.03 acre parcel that would be considered non-conforming with the zoning for the site 
pursuant to the certified IP.  The subject 1.37 acre site has an existing Implementation Plan 
(zoning) designation of A-1, which requires a minimum lot size of 1.5 acres (due to the slope 



calculation factor required in the A-1 zoning).  Specifically, the proposed 1.03 acre site has an 
average slope of 14.4%.  The proposed .34 acre site is steeper than the 1.03 acre site below and 
has an independent average slope of 19.5%. The certified IP Zoning requires the following 
regulation to apply for all “one family residence zones” (A-1, A-2, E-1, E-2, E-3, R-1):   
 
With the exception of those parcels having frontage on the Pacific Ocean, the minimum lot areas 
specified in this section shall be increased by the following factors where the average slope of 
the parcel falls within the percent of average slope ranges given:  

 
The underlying minimum lot requirements of the relevant “One family residence zones” are as 
follows: 
 

 
The City’s LCP amendment request seeks to modify the zoning designation on only the 0.34 acre 
site from “One Family Residence Zone” A-1, which requires a minimum lot size of 1.5 acres, to 
“One Family Residence Zone - E-3”, which requires a minimum lot size of 11,250 sq. ft. at this 
site.  In this case, the 0.34 acre parcel would be 14,810 sq. ft. in size and exceed the minimum lot 
size of 11,250 sq. ft. for the “E-3” Zone and would also be consistent with the proposed LUP 
designation for the site that would allow for three units per acre.  Thus, the proposed zoning 
change on the 0.34 acre portion of the site would be consistent with the denser “E-3” pattern of 
residential development in the adjacent neighborhood to the north and would be consistent with 
all applicable LUP policies and all Chapter 3 policies incorporated into the LUP.   
 
However, while the proposed LUP and IP amendment would facilitate the creation of a 0.34 acre 
parcel where residential development could be authorized through a coastal development permit 
consistent with the LCP, it would also facilitate the creation of a 1.03 acre parcel that would be  
non-conforming with the “A-1” zoning for the site which would require a minimum lot size of 
1.5 acres.  This minimum lot size figure of 1.5 acres for the 1.03 acre portion of the subject site is 
generated by considering both the base minimum lot size of 1 acre, which requires the 
underlying minimum lot size to be multiplied by a factor of 1.5 due to the average 19.5% slope 
of the site.  .  Thus, the subject 1.37 acre lot is already considered to be a legally non-conforming 
lot with respect to the required 1.5 acre minimum lot size for the “A-1” zone, as it was 
subdivided from an original 2.4 acre parent parcel [in a Coastal Development Permit issued by 
the Coastal Commission in 1976 (71-5)] prior to the establishment of the “A-1” zoning certified 
in the Coastal Zone as part of the City’s IP in 1986.     However, authorizing further subdivision 

Percent of Average Slope Factor 
10% to 20% 1.5 times min. lot area 
20% to 30% 2.0 times min. lot area 
Over 30% 3.0 times min. lot area 

Zone Minimum Lot Requirement Final Minimum Lot size of 
1.37 acre or .34 acre site with 
Slope Factor 

A-1 1 Acre (43,560sq. ft.) 1.5 acres 
A-2 25,000 sq. ft. .86 acres 
E-3 7,500 sq. ft.  11,250 sq. ft. 



of this 1.37 acre lot to a 1.03 acre lot would increase non-conformity of the parcel with the 
certified A-1 IP zoning, which requires a minimum lot size of 1.5 acres.   
 
However, as previously discussed in detail, the proposed increase in density and potential 
subdivision of the subject site into two parcels would not result in any expected adverse impacts 
to coastal resources and would serve to locate and cluster development within an existing 
residentially developed area appropriate for such use.  Therefore, in order to avoid creating an 
internal inconsistency within the LCP through approval of the IP amendment, as proposed, Staff 
is recommending approval of the IP/CZO amendment with one Suggested Modification to also 
change the IP zoning on the 1.03 acre portion of the existing 1.37 acre parcel from One Family 
Residence Zone-  A-1” (minimum lot size of 1.5 acres) to One Family Residence Zone - A-2” 
(minimum lot size of 37,500 sq. ft./ .86 acres).  Suggested Modification One (1) would ensure 
that the resulting 1.03 acre parcel would conform to the IP designation for the site and would 
also be in conformance with the LUP designation for the site.  Currently, the “A-1” zone requires 
a minimum lot size for the site of 1.5 acres.  The LUP designation requires that only one 
dwelling unit is constructed per acre.  Modifying the IP designation of the site to A-2 “One 
Family Residence Zone” would require a minimum lot size of 0.84 acres (37,500 sq. ft.) on the 
site due to the required slope calculations in the IP zoning.  Therefore, modifying the IP 
designation of the 1.03 acre site to A-2 would also be consistent with, and more closely match, 
the certified “1 du/ac” LUP designation for the site.  The increase in density pursuant to the “A-
2” zoning designation would not allow for any further subdivision of the site without the 
Commission approval of a separate LCP amendment to modify the IP zoning and LUP 
designation of the site.  As the subject 1.03 acre site is already developed with an existing 
residence and further subdivision of the site would not be consistent with the LCP, as amended, 
decreasing the IP zoning’s minimum required lot size for the site from 1.5 acres to 0.86 acres 
would not facilitate any additional subdivisions or new residential development and would not 
result in any potential impacts to coastal resources.   
 
In summary, for the above reasons, the proposed changes to the certified LUP are consistent 
with, and meet the requirements of, the policies of Chapter 3 of the Coastal Act.  The proposed 
changes to the IP/CZO, as proposed, will not be fully adequate to carry out the provisions of the 
certified Land Use Plan, and incorporated Coastal Act policies unless modified as suggested 
above. 

C. CALIFORNIA ENVIRONMENTAL QUALITY ACT 
Pursuant to Section 21080.9 of the California Environmental Quality Act (“CEQA”), the Coastal 
Commission is the lead agency responsible for reviewing Local Coastal Programs for 
compliance with CEQA. The Secretary of Resources Agency has determined that the 
Commission’s program of reviewing and certifying LCPs qualifies for certification under 
Section 21080.5 of CEQA. In addition to making the finding that the LCP amendment is in full 
compliance with CEQA, the Commission must make a finding that no less environmentally 
damaging feasible alternative exists. Section 21080.5(d)(2)(A) of CEQA and Section 13540(f) of 
the California Code of Regulations require that the Commission not approve or adopt a LCP, 
“…if there are feasible alternative or feasible mitigation measures available which would 



substantially lessen any significant adverse impact which the activity may have on the 
environment.” 
 
The proposed amendment is to the City of Santa Barbara’s certified Local Coastal Program 
Implementation Ordinance and Land Use Plan. The Commission originally certified the City of 
Santa Barbara’s Local Coastal Program Land Use Plan and Implementation Ordinance in 1981 
and 1986, respectively. For the reasons discussed in this report, the LCP amendment, as 
submitted is inconsistent with the applicable policies of the Coastal Act, as incorporated by 
reference into the Land Use Plan, and the certified Land Use Plan and feasible alternatives and 
mitigation are available which would lessen any significant adverse effect which the approval 
would have on the environment. The Commission has, therefore, modified the proposed LCP 
amendment to include such feasible measures adequate to ensure that such environmental 
impacts of new development are minimized. As discussed in the preceding section, the 
Commission’s suggested modifications bring the proposed amendment to the Implementation 
Plan component of the LCP into conformity with the certified Land Use Plan. Therefore, the 
Commission finds that the LCP amendment, as modified, is consistent with CEQA and the Land 
Use Plan. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPENDIX 1 
 
Substantive File Documents 
 
Resolution No. 13-084, City of Santa Barbara of Santa Barbara, A resolution of the Council of the 
City of Santa Barbara approving a Local Coastal Program Amendment for the property at 415 Alan 
Road-Parcel B, passed, approved, and adopted by the Board of Supervisors October 9, 2013; Letter 
from City of Santa Barbara planner Bettie Weiss clarifying the intent of Resolution No. 13-084.  
Coastal Development Permit Nos. 71-5, 100-5, and 173-19. 
 
 
 
 



 

 

 

 

 

 

EXHIBIT  1 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

General Location Map 

Santa Barbara 

415 Alan Road 



 

 

 

EXHIBIT  2 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

Aerial/Site Plan of ‘Parcel B’ 
subject of the proposed LCP 
amendment 



 

 

 

EXHIBIT  3 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

Proposed LUP Amendment 



 

 

 

EXHIBIT  4 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

Proposed IP Amendment 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

EXHIBIT  5 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

Staff’s Suggested Modification 



 

 

 

 

 

 

EXHIBIT  4 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

1950’s Photograph of 6 acre 
“parent Parcel” 



 

 

EXHIBIT  5 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

City of Santa Barbara Resolution  
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EXHIBIT  6 

City Of Santa Barbara LCP 
Amendment SBC-MAJ-1-12 

Resolution Clarification letter 
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