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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:

November 13, 2007
TO:



Mayor and Councilmembers

FROM:


Planning Division, Community Development Department

SUBJECT:

Introduction Of Ordinance For The Rezoning Of 1722 State Street
RECOMMENDATION:
That Council: 

A. Make the environmental findings contained in the Council Agenda Report; and

B. Introduce and subsequently adopt, by reading of title only, An Ordinance of the Council of the City of Santa Barbara Amending Chapter 28.12 (Zone Map) of Title 28 of the Municipal Code Pertaining to the Rezoning of Property in the Upper East Neighborhood.

DISCUSSION:
 

The applicant and Staff are requesting a Zone Change for the eastern portion of 1722 State Street from R-1, One-Family Residence Zone to R-3 Limited Multiple-Family Residence Zone.

Project Description

On April 5, 2007, the Planning Commission approved a mixed-use development at 1722 State Street (Exhibit A, Planning Commission Staff Report) that consists of nine market-rate residential units, one residential unit affordable to a middle-income homebuyer and approximately 8,400 square feet of commercial condominium space.

Planning Commission’s approval is contingent upon the City Council approving the rezone, since the existing zone of R-1 One-Family Residence Zone does not allow for multiple-family development or condominiums.  The rezone to R-3 would allow the proposed development to occur.  Currently, the 28,875 square-foot lot is split by two zoning designations: the eastern portion, totaling approximately 4,125 square feet, is zoned R-1; and the western portion adjacent to State Street, totaling 24,750 square feet, is zoned C-2.  There are several areas of the City where zone boundaries do not align with property lines, so it is not unusual that this property is split by two zones.
At the Planning Commission hearing, the Planning Commission gave the project a positive recommendation for Council to approve the rezone to R-3, and the Mitigated Negative Declaration was adopted.  
Issues

The project site is located in the Upper East neighborhood, which is bounded on the north by Mission Creek and Las Encinas Road, on the south by Sola Street, on the east by Laguna Street and Olive Avenue, and on the west by State Street.  Although the Upper East neighborhood is primarily comprised of large, single-family homes, the subject property is located in a portion of this neighborhood described as having motels and offices.  The Land Use Element states that, in the portion of the “neighborhood below approximately Valerio Street, apartment structures can be seen together with professional offices, churches and schools.  This type of development results from a mixture of commercial offices, hospital office, and multiple dwelling zones. Because of its conveniently close proximity to downtown, further redevelopment to higher-density residential uses will probably occur in this area”.   

The subject site has a General Plan designation of General Commerce and Offices.  The surrounding property to the north is zoned R-1 and E-1 (One-Family Residential), to the east is zoned R-3 (Multiple Family), and to the south and west is zoned C-2 (Commercial).

With the proposed rezone, it is important to consider the possible density of residential development that could result on the subject site presently and with the proposed rezone.  The current R-1, One-Family Residence, zoning designation, allows for the development of one residential unit on the eastern arm of the property.  The proposed rezone to R-3, Limited Multiple-Family Residence, allows for mixed-use development on the site (but no commercial development would be allowed in the residentially zoned portion), and a maximum of 18 units over the entire site.  

Based on the existing development pattern in this area and surrounding land uses, staff finds that the proposed rezone would be appropriate for this parcel and consistent with the purposes and intent of the City’s General Plan.  The proposed R-3 designation would accommodate the mixed-use project and still provide adequate separation (buffer) of commercial uses from the area currently developed with single-family residences.  The R-3 designation would match the designation of the adjacent property to the southeast, and would prohibit commercial development at the rear of the property should the actual development of the project not come to fruition.  The rezoning of the rear portion of the site to the R-3 zone allows for a well-designed residential project compatible with the existing buildout of the surrounding adjacent residential neighborhood.  Additionally, this portion of the property is several feet lower than the adjacent R-1 zoned property, so that even though the allowed building height is greater in the R-3 Zone (45 feet) than in the R-1 Zone (30 feet), development on the rezoned property would have little effect on the adjacent neighborhood.

The existing General Plan designation of General Commerce and Offices is consistent with the proposed re-zone to R-3, and therefore no change is required as part of the rezone.

Procedures

Under the City’s Charter Section 1507, amendments to the City's Zoning Ordinance require a minimum of five affirmative votes of the City Council.  Upon such approval, Zoning Ordinance amendments shall be conclusively presumed to comply with the policies set forth herein.  
Environmental Review

An Initial Study and Mitigated Negative Declaration were prepared to analyze the potential environmental impacts of the project and have been provided to the Council.  These documents were prepared in accordance with the requirements of the California Environmental Quality Act (CEQA).

The environmental analysis found potentially significant impacts associated with construction dust, biological resources (loss of trees), archaeological resources, geophysical conditions, hazards, noise, transportation/circulation (emergency access) and water quality could be reduced to less than significant levels with the application of identified mitigation measures agreed-to by the applicant in Planning Commission Resolution Number 015-07.

Pursuant to CEQA, the City Council must consider the Final Mitigated Negative Declaration and any comments received, and determine prior to approving the project that there is no substantial evidence that the project would have a significant effect on the environment.

CONCLUSION / FINDINGS:

City Staff is supportive of the proposed re-zone.  The density of potential development would be compatible with the surrounding neighborhood.  In addition, the project that was approved by the Planning Commission is expected to be an attractive development and would provide for a net gain of market rate and one affordable residential unit in the City’s housing stock.  Given that the City is generally built out, and the opportunity for increased residential developments is minimal, this is a good opportunity to provide additional housing units in the City.  Therefore, staff recommends that the City Council make the environmental findings below, and introduce and subsequently adopt the rezone. 
California Environmental Quality Act (CEQA) Findings:

1. The City Council has read and considered the Final Mitigated Negative Declaration together with comments received during the public review process.  In this agency’s independent judgment and analysis and on the basis of the record before the City Council, there is no substantial evidence that the project will have a significant effect on the environment.

2. The location and custodian of the environmental documents and record of the proceedings upon which this decision is based is the City of Santa Barbara Planning Division located at 630 Garden Street, Santa Barbara.

ATTACHMENTS:  
1.
Planning Commission Staff Report, April 5, 2007 


(excluding Exhibits)


2.
Planning Commission Minutes, April 5, 2007
3.
Planning Commission Staff Report, March 1, 2007 
(excluding Exhibits)
4.
Planning Commission Minutes, March 1, 2007
5.
Final Mitigated Negative Declaration and Initial Study 
(excluding Exhibits)

PREPARED BY:
Allison De Busk, Project Planner

SUBMITTED BY:
Dave Gustafson, Acting Community Development Director

APPROVED BY:
City Administrator's Office
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