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SANTA BARBARA URBAN CREEKS COUNCIL 
P.O. Box 1467,  Santa Barbara,  CA  93102    (805) 962-8260    sbucc@silcom.com 

 
March 14, 2016 
 
City of Santa Barbara Mayor & Council 
735 Anacapa Street 
Santa Barbara, CA 93101 
 
Re:  251 S Hope Housing Authority Project 
 
Dear Mayor & City Council 
 
As you know, the Santa Barbara Urban Creeks Council has appealed the February 18 Planning 
Commission decision to approve the 251 So. Hope Ave proposal for affordable senior housing.  We 
want you to know that we don't oppose a housing project at that location.  We do recognize the need 
for affordable housing and we think the site is appropriate for that use.  However, we have serious 
concerns that the project as approved very seriously jeopardizes another important City goal, that of 
removing concrete from and restoring the section of Arroyo Burro Creek that runs along the west 
boundary of the parcel.  That goal is prioritized in the General Plan, as approved by the City Council.  
We are quite dismayed that the P.C. did not make certain that the approval would allow for both goals 
to be met.  We feel that a win-win alternative plan is certainly attainable at this site, one that will 
allow the City to meet highly desirable environmental goals and also meet the need for housing. 
 
Some new information introduced by the applicant at the Feb 18th P.C. hearing has perhaps lent 
confusion to the process, and may have resulted in less than full understanding of limitations on the 
potential for implementation of creek work that is targeted for the site.  We are reviewing the 
Waterways Consultants Inc. report that provides 2 options for the creek work, and we are also 
evaluating the new conservation easement that has been proposed by the applicant.  In addition, we 
are seeking legal advice about these new wrinkles that have been added, in order to better understand 
how a creek project that meets goals of the City's General Plan might be implemented. 
 
We want to meet with each of you prior to the appeal hearing to discuss our concerns, and to learn 
what ideas you may have about this project and how it may allow for a solution to problems that have 
been identified as priorities by the city's process, with community input.  We know that you as 
council members are committed to making sure that goals of the General Plan are met, and we trust 
that with your guidance a win-win agreement may be struck with the applicant. 
 
We look forward to meeting with you soon, 

 
Rick Frickmann, President 
SBUCC 

 



Conservation Easement

Exhibit A

Width varies from approx. 60’ to 84’ from property line to easement line

Width varies from approx. 28’ to 50’ from theoretical TOB to easement line
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Expanded 

Conservation Easement

Exhibit B

Approx. 74’ from property line to easement line

Width varies from approx. 37’ to 53’ from theoretical TOB to easement line

Original easement line
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PLANNING COMMISSION MINUTES 

February 18, 2016 

I. NEW ITEMS:

ACTUAL TIME: 1:04 P.M.

RECUSALS: To avoid any actual or perceived conflict of interest, Commissioner
Campanella recused himself due to serving on the Garden Court Board of Directors.

Chair Campanella left the dais at 1:05 P.M.  Vice-Chair Pujo conducted the meeting.

APPLICATION OF RRM DESIGN GROUP, ARCHITECT FOR THE HOUSING
AUTHORITY OF THE CITY OF SANTA BARBARA, 251 S. HOPE AVENUE, APN
051-240-008, E-3/PD/SP-4/SD-2 (ONE-FAMILY RESIDENCE, PLANNED
DEVELOPMENT, RANCHO ARROYO SPECIFIC PLAN AND UPPER STATE 
STREET AREA OVERLAY) ZONES, GENERAL PLAN DESIGNATION: 
COMMERCIAL/MEDIUM HIGH DENSITY RESIDENTIAL (15-27 DU/ACRE) 
(MST2014-00142) 
The project consists of a proposal by the Housing Authority of the City of Santa Barbara for 
a new, four-story affordable housing development for very-low and low income senior 
residents on a vacant 1.76 acre lot adjacent to Arroyo Burro Creek.  The proposal would be 
developed under the City’s Average Unit-Size Density (AUD) Incentive Program and the 
City's Density Bonus Program with a proposed density of 51 dwelling units per acre. The 
project includes 89 studio apartments, one-bedroom manager's unit, kitchen, dining facilities, 
storage, and common areas (lobby/reception area, conference room, offices, gift shop, salon, 
and gym).  The total building area is 52,858 square feet (gross).  The average unit size is 332.5 
square feet.  The proposal included 34 uncovered vehicular parking spaces and 5 bicycle 
lockers.     

The discretionary applications required for this project are:  

1. A Recommendation to City Council for an Amendment to the Rancho Arroyo
Specific Plan to allow Community Benefit Housing and Recreation/Open Space as
the uses in Area A-2 (SBMC §28.08.010);

2. A Recommendation to City Council for a Zone Change for the Rancho Arroyo
Specific Plan Area A-2 from E-3/PD/SP-4/SD-2 (One-Family Residence, Planned
Development, Rancho Arroyo Specific Plan and Upper State Street Area Overlay)
Zones to R-3/SP-4/SD-2 (Limited Multiple-Family Residence Zone, Rancho Arroyo
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Specific Plan and Upper State Street Area Overlay) Zones (SBMC Chapters 28.10 
and 28.92);  

3. A Front Setback Modification to allow the building to encroach into the required front 
setback (based on AUD requirements for R-3) (SBMC §28.92.110);  

4. An Interior Setback Modification to allow uncovered parking to encroach into the 
required interior setback (based on AUD requirements for R-3) (SBMC §28.92.110);  

5. A Lot Area Modification to allow 89 affordable residential units and one manager’s 
unit instead of 47 residential units on the subject property (SBMC §28.92.110 and 
SBMC §28.87.400); 

6. A Parking Modification to allow 34 vehicle and 5 bicycle parking spaces instead of 
the required 90 vehicle and 90 bicycle parking spaces required for AUD projects 
(SBMC §28.92.110); and  

7. Design Review Approval by the Architectural Board of Review (SBMC §22.68.020).   

The project requires an environmental finding for a CEQA Guidelines Section 15183 
Exemption (Projects Consistent with the General Plan).  

Contact: Kathleen Kennedy, Associate Planner 
Email: KKennedy@SantaBarbaraCA.gov Phone: (805) 564-5470, ext. 4560 

 
Kathleen Kennedy, Associate Planner, gave the Staff presentation.  Dan Gullett, Supervising 
Transportation Planner; and Cameron Benson, Creeks Restoration Manager, were also 
available to answer the Commission’s questions. 

Howard Wittausch, Architectural Board of Review (ABR) Member, stated that the ABR 
approved the project and liked what it brought to the community, particularly the creek 
restoration.  The requested modifications make sense.  ABR did have a concern with the size 
of the building and suggested that the third story be set back along the Hope Avenue elevation.  
The units lost from the third story could be added to the fourth floor.  The building is well 
planned and well designed and in the character of Santa Barbara.  Asked that the Planning 
Commission consider the size, bulk, and scale before modifying setbacks asking for specific 
setbacks at the higher stories. 
 
Rob Pearson, HASB Executive Director and Garden Court Board Member, acknowledged 
HASB and Garden Court Staff and Board Members, before having Detlev Peikert, RRM 
Design, give the Applicant presentation.  Gregor Patsch, Waterways Consultants, was also 
available for questions. 
 
Chair Pujo opened the public hearing at 2:31 P.M. 
 
The following people spoke in support of the project: 

1. Don Longstreet, Former Board Member of Urban Creeks Council, was in support of 
habitat restoration 



2. Mikey Flacks, Garden Court, does not think there is much of a difference between 42’ 
and 50’ for the creek setback. (she had comments about a housing crisis that should 
be included here) 

3. Kathleen Rodriguez, Barranca Home Owners Association and Arroyo Burro Study 
Group, wants to see senior housing development and would like to see protection for 
creek restoration. 

4. Jan Ingram, Cottage Health Parish Nursery, supports the project for its contribution to 
Seniors. 

5. Zahra Hahar-Moore, Second Story Association, supported the project. 
 
The following people spoke in opposition to the project or with concerns: 

1. Rick Frickman, Urban Creeks Council, does not support the current plan, wants a 
larger creek setback and the creek setback issue resolved before approval. 

2. Daniel McCarter, Friends of Arroyo Burro, submitted a watershed map and urged 
support of Creek restoration.  

3. Trudi Carey, neighbor, supports bonus density but remains concerned with parking, 
setbacks, and heights.   

4. Jan Bannister, neighbor, member of Creeks Advisory Committee, supports the project 
but not the number of modifications and echoed parking concerns.  She does not 
support the parking modification or size and scale of the project with neighboring 
approved projects also being granted parking modifications. 

5. James Hawkins, Heal the Ocean, appreciates retaining as much of the setback as 
possible and asks the Planning Commission to reclaim the 8’ of parking on Hope 
Avenue and reduce the right of way to retain the possibility of restoration for Arroyo 
Burro.  The proposed restoration is not possible as designed.   

 
With no one else wishing to speak, the public hearing was closed at 2:55 P.M. 
 
Chair Pujo called a recess at 2:56 P.M and reconvened the meeting at 3:06 P.M. 
 
Commissioner Lodge left the dais at 5:40 P.M.  

  
MOTION:  Schwartz /Thompson Assigned Resolution No.  005-16 
A Recommendation to City Council for an Amendment to the Rancho Arroyo Specific Plan 
to allow Community Benefit Housing and Recreation/Open Space as the uses in Area A-2 
(SBMC §28.08.010); and A Recommendation to City Council for a Zone Change for the 
Rancho Arroyo Specific Plan Area A-2 from E-3/PD/SP-4/SD-2 (One-Family Residence, 
Planned Development, Rancho Arroyo Specific Plan and Upper State Street Area Overlay) 
Zones to R-3/SP-4/SD-2 (Limited Multiple-Family Residence Zone, Rancho Arroyo Specific 
Plan and Upper State Street Area Overlay) Zones (SBMC Chapters 28.10 and 28.92.   
This motion carried by the following vote:   
 
Ayes:  4    Noes:  1 (Jordan)    Abstain:  0    Absent:  2 (Campanella, Lodge) 
 



Commissioner Jordan could philosophically support the project, but thinks this could have 
been a better project. 
 
MOTION:  Higgins/Schwartz Assigned Resolution No.  005-16 
Approve the project, making the findings for the Interior Setback Modification, Lot Area 
Modification, and Parking Modification, as outlined in the Staff Report, dated February 11, 
2016, including the CEQA Exemption, subject to the Conditions of Approval in Exhibit A of 
the Staff Report.  
 
The Commission deliberated and the motion was revised by the motion makers to include the 
following revisions to the Conditions of Approval:  

1. Remove C.6. Senior Housing Restrictions and C.7. Required Redesign if Senior 
Housing Not Used. 

2. Revise D.1. Creekside Native Habitat Enhancement Plan to read: A Creekside Native 
Habitat Enhancement Plan, including a Creek Restoration Maintenance and 
Monitoring Program (CMMP), shall be subject to the approval of the Creeks Division.  

3. Revise E.2.b. Conservation Easement to read: The applicant shall dedicate and record 
a permanent conservation easement, in a form acceptable to the City Attorney, for the 
benefit of the City of Santa Barbara.  The conservation easement shall be generally 60 
to 80 feet wide measured easterly from the western property line (as depicted on 
Exhibit K to the Planning Commission Staff Report), in order to allow for future 
restoration of Arroyo Burro Creek.  All proposed improvements in the conservation 
easement shown on the proposed site, depicted on Exhibit K, shall be allowed to 
remain at the time any future restoration project is constructed.  The conservation 
easement shall be shown on plans submitted for building permit, and dedicated before 
issuance of the first project building permit. 

 
This motion carried by the following vote:   
 
Ayes:  4    Noes:  1(Jordan)    Abstain:  0    Absent:  2 (Campanella, Lodge) 
 
MOTION:  Schwartz/Higgins Assigned Resolution No.  005-16 
Approve the project, making the finding for the Front Setback Modification, as outlined in the 
Staff Report, Section XI.B.2, dated February 11, 2016, subject to the Conditions of Approval 
in Exhibit A of the Staff Report.  
 
This motion carried by the following vote:   
 
Ayes:  3    Noes:  2(Thompson, Jordan)    Abstain:  0    Absent:  2 (Campanella, Lodge) 
 
Commissioner Thompson could not support the motion as he believed that the Front Setback 
Modification was not necessary because the creek setback could be reduced since the 
restoration will not occur. 
 
Chair Pujo announced the ten calendar day appeal period.   































 
TECHNICAL MEMORANDUM  

To: Housing Authority of the City of Santa Barbara 

From: Waterways Consulting, Inc. 

Date: February 10, 2016 

Re: Gardens on Hope – Creek Setback Analysis  

INTRODUCTION 
The Housing Authority of the City of Santa Barbara hired Waterways Consulting to evaluate an additional 
recommended building setback associated with Arroyo Burro Creek and the proposed Gardens on Hope 
apartments project.  In addition, Waterways was asked to review a Restoration Feasibility Analysis of 
Arroyo Burro Creek prepared by Questa Engineering (2014).  This technical memorandum summarizes our 
evaluation of the recommended widened setback with respect to the Housing Authority’s proposed 
Gardens on Hope project and the shared desire to enhance the associated reach of Arroyo Burro Creek. 

ARROYO BURRO CREEK 
The proposed Gardens on Hope apartments project is located on a vacant and flat lot east of Arroyo Burro 
Creek, upstream of the Highway 101 road crossing, and downstream of South Hope Avenue crossing.   This 
reach of Arroyo Burro Creek was drastically modified (circa 1966) from a meandering natural channel to 
a straightened concrete-lined trapezoidal conveyance channel.  For this reason, the existing reach of 
Arroyo Burro Creek offers little to no aquatic habitat and is considered a significant impediment to fish 
passage (Stoecker, 2002).   
 
The concrete banks extend to height of approximately 10 feet on either side of the channel.  The right 
bank (looking downstream) continues at steep slope for approximately 20 vertical feet to the edge of the 
La Cumbre Plaza parking lot.  The right bank, above the concrete, is well vegetated.   The left bank (looking 
downstream) extends approximately 10 vertical feet above the concrete bank and is sparsely vegetated, 
however, there are some established oak trees along the top of bank.   
 
A technical memorandum dated November 4, 2014 and titled “Mid-Arroyo Burro Restoration Feasibility 
Analysis” was prepared by Questa Engineering for the City of Santa Barbara Creeks Division.  The analysis 
evaluated potential channel enhancements to remove the existing concrete and create a more natural 
riparian corridor.  The analysis discusses existing flood conditions as a result of the undersized culvert at 
Highway 101 creating a backwater effect within the project reach.  Conceptual plan-view and cross-
sections were prepared with this analysis and show the removal of the existing concrete, re-sloping of the 
banks, and the construction of a floodwall at the top of the slopes.  The Questa memorandum does not 
discuss setback recommendations.  The complete Questa analysis can be found in Attachment A of this 
memo.   
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     Photo showing existing vegetation along top of left bank adjacent to proposed project. 

Project Site 

Photo looking upstream at Arroyo Burro Creek adjacent to the proposed apartments site. 



HYDRAULICS 

According to Table 6 of the FEMA Flood Insurance Study (FIS) for Santa Barbara County, 2015 (Attachment 
B), a 100-year flood event has a water surface elevation of 172.4 feet at the apartments project site.  This 
elevation is approximately the same elevation as the theoretical top of bank (1.5:1 slope from toe of 
channel) and approximately 2 feet below the proposed finished floor elevation of the apartments.   The 
100-year floodplain encroaches slightly onto the project parcel and significantly onto the downstream 
parcel (car dealership), as shown in Figure 2 of the Questa technical memorandum (Attachment A).  100-
year flood elevations are relatively flat for this reach of Arroyo Burro Creek and are controlled by a 
backwater effect from an undersized culvert at Highway 101.  It should also be noted that the modeled 
100-year event would overtop Highway 101 at an elevation of approximately 170 feet. 
 

BUILDING SETBACK 
According to the Santa Barbara City Municipal Code, Section 28.87.250 - Development Along Creeks, no 

development may occur with twenty-five (25) feet of the top of either bank of Mission Creek within the 

City of Santa Barbara.  For the purposes of this analysis, a similar setback width of 25 feet is considered 

for Arroyo Burro Creek.  The intent of such a setback, as described in Section 28.87.250 of the City Code, 

is to: 

1. prevent undue damage or destruction of developments by floodwaters; 

2. prevent development on one parcel from causing undue detrimental impact on adjacent or 

downstream properties in the event of flood waters; and 

3. protect the public health, safety, and welfare. 

In addition to the intents of the City Code, a 25 foot setback would provide ecological benefits, specifically 

in the preservation and/or restoration of a riparian buffer.  Riparian buffers provide numerous benefits to 

creeks including filtering/infiltration of stormwater, reducing bank erosion potential, and providing 

cover/shading for aquatic species.  

WIDENED SETBACK CONSIDERATIONS 
The Housing Authority accepts the importance of a 25 foot setback and has proposed a project that 

remains outside of this critical area and allows for the future enhancement of Arroyo Burro Creek as 

conceptualized by Questa.   It is our understanding, however, that the City of Santa Barbara Creeks Division 

is requesting a widened setback of 50 feet from the Arroyo Burro Creek top of bank to the proposed 

Gardens on Hope apartments project.  Subsequently, the Housing Authority has asked Waterways to 

evaluate the benefits of such a widened setback. 

With respect to the three Legislative Intents described above, the following discussion considers the 

difference between a 25 foot and 50 foot setback. 

DAMAGE OR DESTRUCTION OF DEVELOPMENTS BY FLOODWATERS 

As discussed above, the 100-year predicted flood elevation is 172 feet under existing conditions, which 

corresponds approximately to the existing top of bank.  The proposed enhancements, which include 

replacing the concrete banks and channel bottom with natural substrate and vegetation.  This change, as 

discussed in Questa’s memo, would increase channel roughness and result in higher (+/- 1 ft) flood 

elevations.  A floodwall set 3 feet above the predicted floodplain elevation is proposed to help mitigate 



flooding risk to the adjacent parcel.  The proposed finished grade behind the floodwall is relatively flat all 

the way to the proposed building.  Therefore, in the event that the floodwall is overtopped or fails, the 

flooding risk can be assumed to be the same for a 25-foot setback as it is for 50-foot setback.  In other 

words, the flooding risk for this project is correlated to vertical changes rather than horizontal.  

Table 6 of the FEMA FIS states that average floodway velocity for this reach of Arroyo Burro are 11.7 feet 

per second.   High velocities typically occur where flows are concentrated; in this case within the concrete 

channel.  As floodwaters overtop the channel banks and spread out onto the flat floodplain, velocities 

drop dramatically.   In addition, the longitudinal profile of the floodplain is relatively flat and the 100-year 

flood profile is backwatered (flat) by the undersized Highway 101 culvert.  Therefore, the risk of damage 

due to erosion on the floodplain is relatively low and that risk is can be assumed to be the same within 

the 25-foot setback as it would be within a 50-foot setback.   

DETRIMENTAL IMPACT ON ADJACENT OR DOWNSTREAM PROPERTIES IN THE EVENT OF FLOOD WATERS 

FEMA flood profiles (Attachment B) show that flood elevations for this entire reach of Arroyo Burro Creek 

are controlled by the Highway 101 crossing.   This is due to the fact that the culvert is undersized relative 

to the flows associated with large storm events.  Therefore, a widened setback of 50 feet would provide 

little to no hydraulic benefit to downstream flood elevations.  The proposed development is currently 

outside of the existing 100-year flood plain.  As mentioned above, the 100-year flood overtops highway 

101 at approximately 170 feet (finished floor elevations for Gardens on Hope are 174.8 feet).  

PUBLIC HEALTH, SAFETY, AND WELFARE  

The existing channel banks are steep with the concrete portions at approximately a 1:1 slope.  The earthen 

bank above the concrete have approximately a 1.5:1 slope.  An existing chain link fence at the top of bank 

protects the public from the steep slope.   Urban channels such as this are often prone to further incision 

and/or bank erosion which can result in steep, vertical, or overhung banks that are void of vegetation and 

prone to failure.   The existing concrete channel and the upstream and downstream culvert crossings help 

to alleviate the risk of channel incision and bank erosion.  The proposed concepts presented in the Questa 

memo include widening the channel and/or lessening the slopes with vegetated banks; such changes 

would also help to minimize the risk of channel erosion.   The risk to the public, from this perspective, can 

be mitigated within the channel area.  Additional measures such as fencing and floodwalls can be achieved 

within a 25 foot setback.   

The ecological benefits of a riparian buffer can also be considered under public health and welfare.   In 

this case, there is potential benefit to increasing the setback from 25 feet to 50 feet as it allows for 

additional area to restore a riparian buffer.  However, the urban nature of this reach and the proposed 

development require the consideration of other uses within the setback; such as walking/biking trails, 

stormwater management, and passive recreation.   For these reasons, it is unlikely that widening the 

setback from 25 feet to 50 feet will result in significant ecological benefits to Arroyo Burro Creek.    

 
 
 
 



ALTERNATIVE CONCEPTS  
Waterways was asked by the Housing Authority to consider alternative channel enhancement concepts 

that enhance the ecologic resources of Arroyo Burro Creek, while still considering the urban nature of the 

area and the proposed Garden on Hope project.  It should be noted that Waterways does not see any 

issues with concepts proposed by Questa Engineering as these would enhance ecologic resources and 

allow for the Garden on Hope project to be constructed outside of a 25 foot setback.  

 

ALTERNATIVE 1 

Alternative 1, as presented in Figure 1, calls for the removal of a portion of the concrete channel bottom 

and the placement of Engineered Streambed Material (ESM) to create a low flow channel and small bench.  

The enhanced channel bottom would focus low flows and create flow depth complexity necessary to 

improve Steelhead passage and improve habitat for other aquatic species.  The concrete banks would be 

preserved to minimize disturbance to the existing slope and riparian vegetation, and to help alleviate the 

risk of bank erosion and channel migration.   

The cross sectional area for this alternatives is approximately the same as existing conditions, however 

channel roughness would increase along the channel bottom due to the placement of ESM resulting in 

slightly higher flood elevations.  A floodwall set to height of 3 feet above 100-year flood elevations (as 

also proposed by Questa) is proposed at the top of bank. This alternative has not been modeled for 

hydraulic impacts at this stage.   

Alterative 1 does not change the existing left bank slope and therefore results in a 45 foot setback from 

the theoretical top of bank to the proposed apartments.    

ALTERNATIVE 2 

Alternative 2, as presented in Figure 1, calls for the removal of the concrete channel bottom as well as the 
left bank.  Similar to Alternative 1, ESM would be placed within the channel to create a low flow channel 
and small bench.  The left bank could be graded to a 1.5:1 or 2:1 slope and planted with native riparian 
vegetation.  The right bank would remain concrete to minimize disturbance to the existing slope and 
riparian vegetation higher on the slope.   
 
The cross sectional area for this alternatives are slightly greater than existing conditions, however channel 
roughness would increase along the channel bottom and left bank due to the placement of ESM and the 
restoration of riparian vegetation.  This would result in slightly higher flood elevations.   
A floodwall set to height of 3 feet above 100-year flood elevations (as also proposed by Questa) is 

proposed at the top of bank. This alternative has not been modeled for hydraulic impacts at this stage.   

Alternative 2 maintains a 50 foot setback using a 1.5:1 slope and a 39 foot setback using 2:1 slope from 
the new top of bank to the proposed apartments.  
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Technical Memorandum  

Date:  November 4, 2014 

Subject: Mid-Arroyo Burro Restoration Feasibility Analysis 

To:    City of Santa Barbara, Creeks Division 
 

From:    Sydney Temple P.E. 
Questa Engineering Corporation 

 

Introduction 
The following is a description of the initial modeling effort to test the ability of the Arroyo Burro channel 
to undergo restoration between Highway 101 and Hope Avenue.    This restoration would include the 
removal of the concrete channel where feasible, to be replaced by a reconfigured natural creek bed and 
bank slopes with native riparian vegetation.  This memorandum examines the existing hydrologic and 
hydraulic conditions of the creek, and tests the feasibility of removing all or a portion of the concrete 
channel.  The goal of the project is to restore this section of Arroyo Burro in order to improve water 
quality and wildlife habitat without increasing the risk of flooding or erosion on the creek channel.    

Background 
Arroyo Burro flows from its headwaters in the Santa Ynez Mountains, at an elevation of 3,800 feet mean 
sea level, to a small tidal estuary at Arroyo Burro Beach County Park (Hendry’s Beach). Tributaries to 
Arroyo Burro include Las Positas Creek, Barger Creek, San Roque Creek, and Lauro Canyon Creek.  The 
watershed drains approximately 5,600 acres and the creek is approximately 7 miles long.  The project 
reach extends from Hope Avenue downstream to the Highway 101 culvert entrance at Calle Real.  This 
section of creek was relocated and channelized with concrete during the construction of La Cumbre 
Plaza in 1966. The culvert under Calle Real and Highway 101 was also expanded during the mid 1960’s. 
The Hope Avenue Bridge was constructed in the mid 1980’s. 

xisting Flood Conditions 
The Federal Emergency Management Agency (FEMA) conducts hydrology and flooding studies for all 
major creeks within urbanized areas of the U.S. These studies are used to identify flood prone risk areas 
and determine flood insurance rates.   A table of the design hydrology for the concrete reach on Arroyo 
Burro  per the FEMA Flood Insurance Study (FIS) is below: 

Recurrence Interval Peak flow (cfs) 
500 year 10,080 
100 year 5,760 
50 year 4,250 
10 year 1,390 

 



The 100 year flood event is utilized for determining potential flood areas and flood insurance rates. The 
100 year flood event is also commonly used as the standard design flow for all structures and 
improvements within major creek/river channels.  In order to meet FEMA requirements, any new 
structure must either maintain or improve flooding conditions during the 100 year flood event.     

The current floodplain for a 100 flood event is shown on the FEMA Flood Insurance Rate Map (FIRM) 
panel shown in Figure 1. The base flood elevation in this reach is considered 172 feet. Figures 2 and 3 
show how these boundaries layout on the oblique views of the project reach.  Figure 4 is a plan view of 
the City 1995 Lidar map with the creek stationing shown.  Figure 5 shows the existing channel cross 
sections.  

Generally, flooding along this reach is caused by the culvert under the Highway 101. This culvert  is 
undersized to carry the design 100-year flow and only passes approximately 4,250 cubic feet per second 
(cfs).  At flows over approximately 1,400 cfs, water starts backing up from the culvert, and when flows 

reach approximately 4,800 cfs the water over tops the banks upstream of the culvert entrance and 
floods the auto dealership’s back parking area and garage.  The water then flows southeast along and 
Calle Real, across Highway 101, and into the adjacent residential neighborhood.  Computer modeling 

indicates that 800 to 1,000 cfs leaves the channel and flows across Highway 101.Figure 1.  Current FEMA 
Floodplain Boundaries

 



Figure 2.  Project Reach Overview Looking North

 

Figure 3.  Overflow Area Looking Southeast 

 

Refined Existing Condition Channel Performance 
The original FEMA model had limited cross sections in the subject reach.  The original model was altered 
and several new cross sections were added to the model to better quantify the flood elevations in the 
creek reach.  New cross sections were added at stations 163+00, 165+00, 168+00 and 170+00. 



The first model run included existing conditions with the added cross sections. Baseline 100-year water 
surface elevations for  existing conditions are presented in Table 1 below.  

Table 1. Refined Existing Conditions 

Creek Station Water Surface Elevation (ft) Channel Velocity (ft/sec) 
17334 172.23 12.26 
17228 172.35 11.31 
17100 172.48 9.98 
16914 172.58 8.81 
16700 172.7 7.78 
16500 172.72 7.35 
16400 172.72 7.22 
16300 172.76 6.9 
16226 172.59 8.08 
16194 169.67 14.08 

 

In the refined existing conditions analysis, the 100 year flood elevations stay between 172.23 and 172.76 
and are similar to the elevations in the existing FEMA FIRM estimates.  The velocity profile for the 
channel is also fairly consistent from stations 16+914 to 16+226 at 7 to 9 ft/sec.  This is because the 
concrete channel is uniform and smooth, and there are no expansions or contractions to slow or speed 
up the flow.  Higher velocities occur as the flow exits the culvert at Hope Avenue and as it enters the 
downstream culvert.  The modeling verifies that the FEMA mapping effort is sufficiently accurate to be 
utilized for comparing the flood risks associated with restoring the channel.   

Channel Sensitivity to Increases in Vegetation Density 
The baseline computer model was then modified to analyze the effect on flood elevations and flow 
velocities of increasing channel roughness from smooth concrete to a vegetated channel.  “Channel 
roughness” is how the model takes into account the reduction in flow velocity due to vegetation, soil, 
and/or rocks on the channel bed and banks and is defined in the model as the “Mannings n value”.  The 
n value was increased to 0.025 to simulate a lightly vegetated channel with the same geometry as the 
current channel.  Table 2 shows that, as expected, increasing channel roughness slows velocities and 
increases water surface elevations throughout the channel.   The rise in water surface elevations at 
stations 16+300 to 16+700 will increase the amount of overflow to the southeast by approximately 6% 
and increase flows across Highway 101.  With the existing (concrete) channel condition, approximately 
800 to 900 cfs leaves the channel at this location. With a restored vegetated channel approximately 850-
1000 cfs could be expected to leave the channel – an increase of approximately 50-100 cfs.  

 

 

 



Table 2.  Vegetated channel - No channel geometry change, increased roughness (n value) to 0.025 

Creek Station 

Water Surface Elevation (ft) Channel Velocity 
(ft/sec) 

Change in Water 
Surface elevation from 

Existing (ft) 
17334 173.21 11.47 0.98 
17228 173.28 10.4 0.93 
17100 173.12 9.34 0.64 
16914 172.97 8.44 0.39 
16700 172.93 7.59 0.23 
16500 172.88 7.12 0.16 
16400 172.83 7.04 0.11 
16300 172.85 6.61 0.09 
16226 172.59 8.08 0 
16194 169.67 14.08 0 

 
A Manning’s “n” value of 0.025 would represent a fairly sparse planting of the channel, such as widely 
spaced trees and low ground cover (i.e. grasses or low growing shrubs).   A Manning’s value of 0.045 
represents a more typical natural channel “n” value.  When using this ”n” value, additional water surface 
elevation increases occur. 

In conclusion, removing the concrete and revegatating the channel will increase water surface 
elevations and impact the flood control conditions of the channel.  The next step was to investigate 
potential restoration designs that would mitigate this impact so that there is no net loss in flood 
protection for the channel. 

Channel Widening Analysis 
In order to determine if widening the channel would have a mitigating impact on flood elevations, we  
modeled several scenarios.  These scenarios utilized various bank slopes and channel width 
configurations.  Initial scenarios were run to determine if widening the channel to the maximum extent 
possible would mitigate the effects of the increased roughness related to channel restoration and keep 
water surface elevation at or below existing conditions.  It was determined that the channel could not 
be widened enough to mitigate the increase in water surface elevations from restoration.  What this 
general analysis did confirm is that in order to maintain similar levels of flood protection on adjacent 
properties structural solutions such as floodwalls and controlled overflow weirs would be required.  An 
over flow weir is a structure that is specifically designed to have and control the flow of water over the 
top of the structure.  In this case, the overflow weir would be positioned so that overflow water would 
be directed in an appropriate manner and overflow rates would not increase from existing conditions. 

Conceptual Design Options  
Floodwalls are required to have at least 3 feet of height above the 100-yr water surface elevation in 
order to be certified by FEMA. Since the 100-year water surface elevation will be approximately 173 
after restoration, the top of the floodwall must be at least 176.  This would mean that floodwall heights 
would generally range from 4 to 6 feet above the existing top of bank ground surface depending on the 



channel reconfiguration scenario and the current top of bank elevations. Floodwall and overflow weir 
elevations could be adjusted to mitigate flood control impacts depending on the overall channel design 
and configuration.  Figure 6 shows the general layout of the floodwalls and the overflow weir.   

Several new channel configurations were considered and modeled.  The modeling indicated that small 
adjustments in the channel bank slopes and configuration had only minor impacts on flood surface 
elevations and floodwall heights.  Other design constraints such as trail width, channel bank slopes, rock 
bank protection, and protection of the existing established oak trees were also important considerations 
in the overall project design. It is likely that given the flow velocity and magnitude, the toes of each bank 
slope and portions of the streambed would need to be fortified with some rock rip-rap to prevent scour 
and to keep the bed and banks stable. 

Figure 7 shows some possible channel configurations.  The design options revolve around the angle of 
the new slope, width of the bottom of the channel and whether a rock toe wall would be used to aid in 
producing more gentle slopes and/or protecting the maximum number of existing oak trees on the 
bank.  After investigation of existing geomorphic studies and local observations it appears that a 15 foot 
channel bottom width is optimal and matches naturalized sections of the creek near the project site.  
However, bottom widths could be narrowed to accommodate various bank slope scenarios that would 
preserve the existing oak trees and reduce flood wall heights in different sections along the reach. 
Narrower bottom widths would likely require additional rock slope protection which would increase 
velocities at low recurrence flows and limit the ability to install habitat features.   

The Highway 101 culvert is the primary constraint for water flow along this reach of Arroyo Burro. The 
culvert reduces design options for the restoration of this reach.  If the culvert is replaced with a larger 
capacity culvert (100 year flood event) at some point in the future, the upstream water surface 
elevation would be reduced, which would allow the channel to be naturalized without significant 
impacts to the overall flood conditions in this reach and without the construction of the floodwall. At 
this time, however, we are not aware of any future plans by Caltrans to increase the culvert size. 
Therefore, this feasibility analysis is based on the assumption that the culvert will not be replaced.  

Planning Level Cost Estimate 
We have developed a preliminary planning level cost estimate, that assumes the concrete channel 
would be removed and one of the three identified channel configurations would be utilized.  Small 
portions of concrete lining upstream of the Highway 101 culvert and downstream of the Hope Bridge 
culvert will be left in place to help maintain the existing flood protection, reduce any structural 
complications with the existing vertical walls, and provide for a stable channel bed at this location. The 
channel bottom would need to be reconstructed using appropriate bed material and a bank fortified 
with rock at the toe would need to be constructed on both sides. Earthen slopes would be carried down 
the bank as far as possible to enhance the channel revegetation effort.  Several creek bottom grade 
controls would be installed to ensure long term stability.  Habitat features would be installed that could 
include woody debris structures, boulder rock clusters and small constriction points to give the channel 
bottom diversity and increase aquatic habitat quality.  A new permeable trail would be constructed at 
the top of bank. Adjacent to the path,  a new floodwall and overflow weir would be installed. 



 

Table 3.  Preliminary Planning Level Cost Estimate 

No. Item Cost Quantity Units Total Cost
1 Survey and Stakeout 10,000$     1 LS 10,000$          
2 Mobilization 100,000$   1 LS 100,000$        
3 Clearing & Grubbing 20,000$     1.4 AC 28,000$          
4 Grade Access Rd, Gravel, Restore Access Rd 35,000$     1 LS 35,000$          
5 Dewatering 30,000$     1 LS 30,000$          
6 Site Protection ESA/Silt Fence 5.50$          1800 LF 9,900$            
7 Demolition 140$           2000 TN 280,000$        
8 Grading (Balance on site) 40$             1400 CY 56,000$          
9 Planted Boulder Revetment 135$           3000 TN 405,000$        

10 Boulder Grade Control Structures 135$           400 TN 54,000$          
11 Boulder Bed/Reconstruct Creek Bed 45,000$     1 LS 45,000$          
11 Habitat Features 35,000$     1 LS 35,000$          
12 ADA Trail (3" AC/ 12" AB) 10$             9000 SF 90,000$          
13 Cutoff Wall 1,500$       50 CY 75,000$          
14 Flood Wall 350$           900 LF 315,000$        
15 Planting 35,000$     1.45 AC 50,750$          
16 Irrigation 30,000$     1 LS 30,000$          
17 Erosion Control/BMP'S/SWIPP 25,000$     1 LS 25,000$          
18 Construction Management 55,000$     1 LS 55,000$          

Subtotal: 1,728,650$    
Contingency (20%) 345,730$        
Total Project Cost: 2,074,380$     

Conclusions 
After analyzing the initial modeling results, we concluded that removing the concrete channel and 
restoring the subject reach of Arroyo Burro is feasible with structural flood control features such as 
floodwalls and overflow weirs to maintain or improve current levels of flood protection.  We 
recommend that a portion of the concrete lining remain in the lower 100 feet of the creek reach 
upstream of Highway 101 culvert and for 50 feet downstream of the Hope Avenue culvert.   This leaves 
approximately 900 feet of creek channel that could be restored in this reach.     

The optimal bottom width of the channel should be approximately 15 feet, but considerations of other 
factors such as bank slope geometry, reducing flood wall height, and protecting existing tree resources 
may require the bottom width to be reduced. Semi-vertical rock walls could be installed at the toe to 
reduce the grading on the upper bank slopes.  Changes to bottom width and bank slopes have only small 
impacts to 100-year water surface elevations, which can be mitigated by adjusting the height of the 
commensurate floodwalls and overflow weir.  We estimate that the project could cost approximately 
two million dollars to complete (see Table 3). 
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FLOODING SOURCE FLOODWAY 
BASE FLOOD 

WATER-SURFACE ELEVATION 
(FEET NAVD) 

 

 
CROSS SECTION DISTANCE WIDTH 

(FEET) 

SECTION 
AREA 

(SQUARE 
FEET) 

MEAN 
VELOCITY 
(FEET PER 
SECOND) 

REGULATORY WITHOUT 
FLOODWAY 

WITH 
FLOODWAY INCREASE 

 

 Arroyo Burro Creek          
 A 6381 136 531.7 11.3 8.3 8.3 8.3 0.0  
 B 3,3981 56 515.1 11.6 32.3 32.3 32.3 0.0  
 C 5,3861 80 648.9 9.2 45.3 45.3 45.3 0.0  
 D 6,5921 63 669.0 8.9 58.5 58.5 58.5 0.0  
 E 8,2641 65 417.5 13.7 68.0 68.0 68.0 0.0  
 F 11,4341 51 549.6 9.0 102.4 102.4 102.5 0.1  
 G 13,1871 64 408.4 11.5 115.6 115.6 115.6 0.0  
 H 14,8441 51 549.6 9.0 132.4 132.4 132.4 0.0  
 I 16,9321 46 491.9 11.7 172.4 172.4 172.4 0.0  
 J 17,6721 21 130.8 14.1 178.3 178.3 178.3 0.0  
 K 18,6471 28 217.4 8.5 194.8 194.8 194.8 0.0  
 L 21,5211 27 141.7 13.0 257.3 257.3 257.3 0.0  
 M 23,2141 28 122.5 11.8 306.8 306.8 306.8 0.0  
 N 24,8991 79 189.7 7.6 352.8 352.8 352.8 0.0  
           
 Arroyo Paredon Tributary          
 A 02 52 103 7.7 35.4 32.63 32.6 0.0  
 B 6302 24 87 9.2 52.5 52.5 52.5 0.0  
 C 9902 21 74 10.8 65.7 65.7 65.7 0.0  
 D 1,2052 77 535 1.5 84.4 84.4 84.4 0.0  
 E 1,3002 40 207 3.9 84.3 84.3 84.4 0.1  
           
           
           
           
           
           
           
 1Feet above Pacific Ocean 

2Feet above confluence with Arroyo Paredon 
3Elevation computed without consideration of backwater effects from Arroyo Paredon 
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COMMUNITY DEVELOPMENT DEPARTMENT

251 S. HOPE AVENUE APPEAL

AMENDMENT TO SPECIFIC PLAN

ZONE DESIGNATION CHANGE

City Council May 3, 2016
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Purpose of Meeting

• Hold hearing on the Appeal filed by SB 
Urban Creeks Council

• Proceed with Amendment to Rancho 
Arroyo Specific Plan and Zone 
Designation Change

2
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Project Site
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Creekside Habitat Enhancement Plan
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Planning Commission Approval (2/18/16)

• Modifications
- Front Setback (minimum 5’ instead of 10’ or 20’)

- Interior Setback (5’ instead of 6’)

- Lot Area (90 units instead of 47 units)

- Parking (34 spaces instead of 90 spaces)

• Recommendations to City Council
• Amendment to the Rancho Arroyo Specific Plan
• Zone Designation Change

7
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Previous Council Review (10/8/13)

• Initiated Amendment to the Rancho Arroyo 
Specific Plan Area A-2 to include a State-
Licensed Senior Residential Care Facility (with 
CUP), Community Benefit Housing, and 
Recreation/Open Space.  

• Initiated a Zone Change for the subject property 
from E-3 (One Family Residence) to R-3 
(Limited Multiple Family Residence) Zone.
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Planning Commission Concept Reviews

• Supported creek setback 25-50 feet 
• Supported front setback modification, 

reduced sidewalk, and parkway to 
increase creek setback

• Some could accept a 4th story
• Instructed staff to evaluate narrowing of 

Hope Avenue

9
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Public Works Review

• Explored options for narrowing Hope 
Avenue
1. Meets roadway design standards
2. Good engineering safety principles

10
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Narrow Lanes

11

• Maintain center 
left turn lane

• 4-feet gained
• 650-feet of 

improvements
• Safety concern: 

head on & side 
swipes
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No Center Turn 

Lane

12

• Gain up to 7-
feet

• 650-feet of 
frontage 
improvements

• Safety concern: 
rear end 
collisions
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Planning Commission Approved Project

• No narrowing of Hope Avenue
• Sidewalk to remain at 6 feet wide
• Curb extensions to provide landscaping
• Front setback modification to allow 

building to be closer to street 
• Distance from “theoretical” top of creek 

bank varies 

13
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Example of 1.5:1 and 2:1 slopes 
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Creek Setback

• Creeks Division recommends a minimum 
of 50’; highly unlikely that creek 

restoration by City would occur < 50’

• Project approved with setback that varies 
between 41’-3” and 44’-8”; approx. 25’ to 

edge of parking lot
• Commissioners concerned that City 

project would not be pursued if < 50’
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Conservation Easement

16
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Creek Studies

• City funded study  - Questa Memorandum
- Determined that creek restoration is feasible without 

increasing flood risk
- Provides three options (applicant shows Option B1 on 

plan)
- Does not include a minimum creek setback 

recommendation
• Applicant funded study – Waterways Memorandum

- Evaluated 25’ vs. 50’ creek setback 

- Provides other options with only partial removal of 
concrete

17
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Arroyo Burro
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Creek Protection 

• Zoning Ordinance does not  limit 
development within 25 feet of the top of 
bank of Arroyo Burro as it does for 
Mission Creek

• General Plan provides policies for 
protection of creeks and includes 
“possible implementation actions to be 

considered”

19
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Implementation Action ER21.1 

Creek Setback Standards

• Develop setback standards of greater 
than 25’ for new structures; consider 

surrounding jurisdictions’ setbacks 

- SB County – 50’ for natural creeks; 25’ 

where hard bank protections is present
- If less than 50’, bank stabilization with 

native plantings recommended 

20
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Implementation Action ER21.4  

Surface Water Drainage Restoration

• Set a goal to restore or daylight a total of at 
least 0.5 miles of surface water drainages over 
the life of Plan Santa Barbara

• Priority areas for restoration include segments 
of Mission Creek... , and the segment of Arroyo 
Burro Creek adjacent to La Cumbre Plaza. 

21
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Appeal

• SB Urban Creeks Council Appeal
- Concern that the future restoration of 

Arroyo Burro by the City will not occur with 
less than 50 foot setback

- Not opposed to affordable housing project 
- Requested staff to consider options to 

increase setback (e.g., narrow Hope Ave.)

22
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Response to Appeal

• Applicant – Offer to dedicate additional 
land to Conservation Easement in the 
future if needed by City to implement a 
creek restoration project

• Staff – No options feasible to narrow 
Hope Ave.

23
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Conservation Easement - Approved

24
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Conservation Easement - Proposed

25
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Proposed Addition to Condition E.2.b

• Applicant shall provide an irrevocable 
offer to dedicate additional land area as 
shown on Exhibit B in order to allow for 
future restoration of Arroyo Burro.  

• Additional land shall be accepted and 
added to conservation easement area if 
City deems it necessary in order to 
complete the restoration project. 

26
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Potential Future Creek Restoration

• A new sloped bank would most likely be less 
steep at 2:1 rather than 1.5:1

• The top of bank would move, resulting in a 
reduced setback of between 17 and 27 feet

• Proposed expanded conservation easement 
area may increase the feasibility of a future 
project

• Decision to proceed depends upon many 
factors (engineering design, costs, safety, 
available space, La Cumbre Plaza) 

27
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Appeal Recommendation & Next Steps

• Staff recommends that Council deny the 
appeal and approve project with revised  
condition

• If appeal is either upheld or denied -
- Proceed with Amendment to Specific Plan
- Proceed with Zone Change
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Rancho Arroyo Specific Plan
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Amendment to the Specific Plan

• Site constraints (creek, trail, parcel shape) limit 
development potential 

• Amendment initiated by City Council in 2013 to allow: 
- State-licensed Senior Residential Care Facility with a 

CUP (previous proposal)

- Community Benefit Housing (current proposal) 

- Recreation/Open Space
• Current Amendment to allow:

- Community Benefit Housing and Recreation/Open Space 
as only uses 

- Eliminates auto dealerships 
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Zone Change

• Initiated by City Council to change from E-3 
(single-family) to R-3 (multi-family) 

• Consistent with GP Designation of Commercial/ 
Medium-High Residential (15-27 units/acre)

• R-3 increases height to 45 feet and 3 stories
• AUD Program allows 4 stories in R-3
• Planned Development (PD) Zone does not 

allow 4 stories; recommend PD to be removed; 
auto dealerships would not be allowed
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Proposed Project

• Provides senior affordable housing – a 
high priority land use

• Provides a Creek Native Habitat 
Enhancement Plan

• Offers a Conservation Easement should 
the City pursue naturalization of creek
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Recommendation 

• That Council:
- Deny the appeal, uphold the approval of the 

project with proposed revised condition
- Introduce and subsequently adopt, by reading of 

title only, An Ordinance Amending Chapter 28.12 
(Zone Map)

- Adopt, by reading of title only, A Resolution 
Amending the Rancho Arroyo Specific Plan Area 
A-2
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Recommendation (cont.)

• That Council:
- Determine project is exempt from further

environmental review pursuant to CEQA
Guidelines Section 15183 (Projects Consistent
with the General Plan)

- Direct Staff to return to Council with Decision and
Findings reflecting the outcome of the appeal
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The End
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Option A
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Option B1
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Option B2
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Option C
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1952 Aerial with overlay
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