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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. 
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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. 
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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.  
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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
 



 

 

 
PLANNING COMMISSION 

STAFF REPORT 
 
 
REPORT DATE: March 27, 2007 

AGENDA DATE: April 5, 2007 

PROJECT ADDRESS:  1722 State Street (MST2005-00455) 

TO: Planning Commission 

FROM: Planning Division, (805) 564-5470 
Jan Hubbell, AICP, Senior Planner 
Allison De Busk, Project Planner 

I. PROJECT DESCRIPTION 
The project consists of demolition of a 7,200 net square foot commercial building and construction of a 
new mixed use building that includes approximately 8,400 net square feet of commercial condominium 
space and 10 residential condominium units above an approximately 23,900 square foot subterranean 
garage.  The residential condominiums will include 6 three-bedroom and 4 two-bedroom units ranging in 
size from approximately 1,650 to 2,650 square feet.  One of the proposed two-bedroom units would be 
affordable to middle-income homebuyers.  Parking (55 spaces) would be located in the subterranean 
garage.  Grading consists of 8,594 cubic yards cut and 255 cubic yards fill, resulting in 8,339 cubic yards of 
export.  A zone change is proposed, which was initiated by the Planning Commission on November 3, 
2005, to change the R-1 (single family) portion of the property to the R-3 (multiple family) Zone. 

II. REQUIRED APPLICATIONS 

The discretionary applications required for this project are:   

1. A Zoning Map Amendment to change the zoning from R-1, One Family Residential, to 
R-3, Limited Multi-Family Residence Zone (SBMC §28.92.080.B);  

2. A Modification to allow 55 parking spaces instead of the Santa Barbara Municipal Code 
required 57 spaces (SBMC §28.90.100.G & I and §28.92.110.A.1);  

3. A Tentative Subdivision Map for a one-lot subdivision to create ten (10) residential 
condominium units and approximately 8,400 square feet of commercial condominium 
space (SBMC §27.07 and 27.13);  

4. A Development Plan to allow Minor and Small Additions for the construction of a 
1,200 square foot increase of nonresidential development (SBMC §28.87.300); and 

5. A Conditional Use Permit to allow nonresidential parking in a residential zone 
(SBMC §28.94.030 H). 

Attachment 1 
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III. RECOMMENDATION 
With approval of the requested modification, the proposed project conforms to the City’s Zoning and 
Building Ordinances and policies of the General Plan.  In addition, the size and massing of the project 
are consistent with the surrounding neighborhood.  Therefore, Staff recommends that the Planning 
Commission approve the project contingent upon Council approval of the Zone Change and 
recommend that the City Council approve the Zone Change, making the findings outlined in Section 
VII of this report, and subject to the conditions of approval in Exhibit A.   

IV. BACKGROUND 
A previous version of this project was reviewed and continued by the Planning Commission on March 
1, 2007.   The Planning Commission gave feedback on the project and made recommendations for 
changes.  Of particular concern were traffic, parking, massing, unit size, plate heights and pedestrian 
scale and amenities.  Minutes from this meeting are included as Exhibit F. 

V. PROJECT REVISIONS 
In response to the Planning Commissions’ comments from the March 1, 2007 meeting, the applicant 
has revised the plans in the following ways: 

• The commercial square footage of the project has been reduced by approximately 800 
square feet. 

• Two residential units have been eliminated from the project. 
• The size and square footage of the remaining residential units has been reduced overall. 
• The project’s Floor Area Ratio has been reduced. 
• The roof height has been lowered by approximately 4 feet to 39 feet. 
• Visual access to the courtyard has been created by “splitting” the building. 
• A plaza area has been created on the right-hand side of the arch along the front 

elevation. 

The changes have resulted in changes to parking requirements and traffic generation as discussed in 
Section VIII below.  Additionally, the reduction in units means that a lot area modification is no longer 
required. 

VI. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant: Jan R. Hochhauser   Property Owner: 1722 State Street Investors, LLC 

Parcel Number: 027-102-021 Lot Area: 28,875 square feet 
General Plan: General Commerce &   
                           Offices Zoning: C-2 and R-1 

Existing Use: Photography and  
                           Videography Classroom Topography: 4-5% slope toward State Street 
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Adjacent Land Uses: 
North - Residential/Commercial (C-2, R-1 zones) 
South - Commercial/Office (C-2, R3 zones) 

 
East - Residential (R-1, E-1 zones) 
West - State Street, Commercial (C-2 zone) 

 

B. PROJECT STATISTICS  
Bedrooms 

 
Was Is 

Previous Size 
(Net) 

Current Size 
(Net) Parking Private Outdoor 

Living Space 

Unit A 2 3 2,268 sq. ft. 2,373 sq. ft. 2-car garage 1,275 sq. ft. 

Unit B 2 2 2,093 sq. ft. 1,997 sq. ft. 2-car garage 1,050 sq. ft. 

Unit C 2 2 2,093 sq. ft. 1,997 sq. ft. 2-car garage 1,050 sq. ft. 

Unit D 2 2 2,093 sq. ft. 1,997 sq. ft. 2-car garage 1,050 sq. ft. 

Unit E 3 3 2,680 sq. ft. 2,554 sq. ft. 2-car garage 1,552 sq. ft. 

Unit F  2 2 2,349 sq. ft. 2,291 sq. ft. 2-car garage  806 sq. ft. 
Unit G (Is 

Affordable)  2 3 1,988 sq. ft. 1,580 sq. ft. 2-car garage  270 sq. ft. 

Unit H (Was 
Affordable) 2 N/A 976 sq. ft. N/A N/A N/A 

Unit I (Was 
Affordable) 3 N/A 1,179 sq. ft. N/A N/A N/A 

Unit J 2 3 1,771 sq. ft. 2,495 sq. ft. 2-car garage 402 sq. ft. 
Unit K 2 3 1,857 sq. ft. 2,300 sq. ft. 2-car garage 270 sq. ft. 

Unit L 2 3 2,259 sq. ft. 2,345 sq. ft. 2-car garage 464 sq. ft. 

 

Non-residential  Previous Proposal Current Proposal 

First Floor Commercial  4,384 net square feet 4,000 net square feet 

Second Floor Commercial 4,716 net square feet 4,400 net square feet 

Parking  33 spaces 35 spaces 
 

VII. ZONING ORDINANCE CONSISTENCY 

C-2/R-3 Standard Requirement/ Allowance Existing Proposed 
Setbacks 
 
   -Front 
 
   -Interior 
 

C-2 
 

None 
 

None 
 

R-3 
 

N/A 
 

6’ 1st & 2nd fl. 
 

 
 

None 
 

None 
 

C-2 
 

None 
 

None 
 

R-3 
 

N/A 
 

6’ 1st & 2nd fl. 
6’ 1st fl 
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   -Rear 10 feet 6’ 1st fl. 
10’ 2nd & 3rd fl.

10 feet 
 

16’-6” 10’ 2nd & 3rd 
fl. 

Building Height 

C-2 
 

60’ (4 
stories) 

R-3 
 

45’ (3 stories) 
and meet solar 

24 feet 
(2 stories) 

39 feet, 8 inches max. 
(3 stories) 

Parking 

Residential: 20 spaces 
Guest:   3 spaces 

Commercial: 34 spaces 
Total Rqd.:  57 spaces 
(Total Shared Parking 

Generation: 50 spaces) 

45 spaces 
Residential: 20 
Commercial: 33 

Total: 55 * 

Lot Area Required 
for Each Unit 
(Variable Density) 

2-Bdrm =         2,320 sq. ft. 
3-Bdrm =         2,800 sq. ft 
(4) 2,320 =       9,280 sq. ft. 
(6) 2,800 =     16,800 sq. ft. 

Total           26,080 sq. ft. 

28,875 square feet 28,875 square feet 

Open Yard 15% of the lot (4,331 sq. ft.) N/A 17.5% (5,122 sq. ft.) 
Private Outdoor 
Living Space 
Provided (in 
addition to Required 
Open Yard) 

2-Bd Units = 84 sq. ft. each 
3-Bd Units = 96 sq. ft. each N/A All units exceed  

200 sq. ft.  

Lot Coverage 
   -Building 
   -Paving/Driveway 
   -Landscaping 

 
N/A 
N/A 
N/A 

 
    7,500 sq. ft.        (26 %) 
  21,040 sq. ft.        (73 %) 
       335 sq .ft.        (01 %) 
   28,875 sq. ft.      (100%) 

 
    18,126 sq. ft.   (62.7 %) 
      7,099 sq. ft.   (24.6 %) 
      3,650 sq .ft.   (12.6 %) 
   28,875 sq. ft.      (100%) 

* Requires a Modification 

VIII. ISSUES 

A. CHANGE OF ZONE  

Commissioners inquired as to whether the proposed zone change would provide additional 
density that should be reflected through the provision of additional affordable residential units.  
The R-1 zoned portion of the property totals 4,125 square feet, and one unit would be the 
permitted density for this portion of the site.  The remainder of the site is capable of handling a 
density of 6 three-bedroom units and 3 two-bedroom units, based on variable density 
requirements.  This provides for a total of 10 units permitted on site.  Although the rezone from 
R-1 to R-3 would theoretically increase the potential residential density on the site, the 
proposed project is not using the increased potential.  In the context of the proposed project, the 
rezone from R-1 to R-3 provides flexibility in building and site design, not additional 
residential density. 

Questions were also raised as to whether the zone change from R-1 to R-3 resulted in a 
taller/larger building relative to ordinance requirements such as solar access.  The portion of the 
building located on the R-1 zoned portion of the lot complies with R-1 standards for setbacks 
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(five feet).  It should be noted that the R-3 standards for setbacks are actually more restrictive 
than for R-1 (six feet for the first and second floors, and ten feet for the third floor), and the 
project has been revised to conform to the R-3 standards (see Exhibit B).  The maximum solar 
height limit in R-3 is 6’ higher than in R-1 per SBMC §28.11.020.  The project has been 
revised to comply with the City’s solar requirements for the R-3 zone (see Exhibit B), although 
it would not comply with the R-1 solar height limit.  The change from single family to multiple 
family zoning also allows the maximum height limit to increase from 30 to 45 feet.  The project 
would be 31 feet above finished grade in the R-1 portion of the parcel, but that height is 
mitigated because the lot is three feet lower than the adjacent R-1 zoned lot to the east.  In 
conclusion, staff finds that the rezone from R-1 to R-3 does not result in an overall larger 
building. 

Staff continues to believe that the proposed R-3 zoning is appropriate and would provide 
adequate separation of commercial uses along State Street 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. 

Staff recommends that the Planning Commission recommend to the City Council the approval 
of the zone change from R-1 to R-3. 

B. CONDITIONAL USE PERMIT 
The underground parking garage extends into the residentially zoned portion of the site. 
Because the parking garage will include commercial parking spaces in the R-3 zone, the 
commercial parking use must be permitted through issuance of a conditional use permit (CUP) 
per Section 28.94.030 (“driveways and parking areas for nonresidential uses in residential 
zones”) of the Municipal Code, based upon the findings for approval outlined in Section VII.  
Given that the commercial parking is below grade, and no equipment or facilities would be 
apparent to the above grade residential uses, Staff finds that the parking configuration is 
appropriate and recommends approval of the CUP by the Planning Commission. 

C. MEASURE E 
The project includes the demolition of approximately 7,200 square feet of commercial space 
and construction of approximately 8,400 square feet of commercial space.  Pursuant to the 
provisions of SBMC §28.87.300, the project would be allocated a total of approximately 1,000 
square feet of Measure E nonresidential square footage from the Minor Addition category and 
200 square feet from the Small Addition category for the project parcel.  Development Plan 
findings for this square footage are included in Section X below.  

D. PARKING MODIFICATION 
The residential parking requirement for the project is two covered spaces per residential unit 
and one guest space for every four units.  The commercial requirement for the project is one 
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space per 250 square feet of space.  Therefore, the project requires 23 spaces for the ten 
residential units (20 spaces for residents and 3 spaces for guests) and 34 parking spaces for the 
proposed 8,400 square feet of commercial use, for a total of 57 spaces.   

A parking demand study was prepared by Associated Transportation Engineers (ATE) to look 
at the shared parking demand of the revised project.  Shared parking recognizes and factors in 
the peak parking demands that occur during the day and evening for various land uses.  The 
ATE report determined that 50 spaces would be required at peak times for a worst case parking 
scenario of a medical-dental office using the entire commercial square footage, along with the 
ten residences.  The project proposes 55 spaces, which will accommodate parking for the worst 
case land use category assumption.  Based on the conclusion of the report, Staff supports the 
parking modification.  

IX. ENVIRONMENTAL REVIEW 
Environmental review of the proposed project has been conducted pursuant to the California 
Environmental Quality Act (CEQA) and related Guidelines.  A more complete discussion of 
the Mitigated negative Declaration (MND) is contained in the March 1, 2007 Planning 
Commission staff report.   

The Planning Commission raised concerns with the adequacy of the traffic, parking, aesthetics 
and view discussions and analyses contained within the Initial Study and MND.  In response to 
those comments, and subsequent changes to the project, the final MND and Initial Study have 
been revised as discussed below.  Only the text of the Initial Study (not the Exhibits previously 
attached) has been provided to the Commission, along with the Final MND (Exhibit D).  Please 
refer to the MND and Initial Study for a more in-depth discussion/analysis of the issue areas 
outlined below. 

The analysis concludes that no significant environmental impacts would result from the project 
as mitigated.  Below is a brief summary of the Final Mitigated Negative Declaration evaluation. 

1. AESTHETICS 
The project site is located in an urban setting in the Upper East neighborhood of the 
City.  The site is currently developed with a two-story structure, paved parking areas 
and a limited amount of landscaping.  The proposed new building would be three stories 
and would measure 43 feet above existing grade.  Two of the three existing ficus trees 
on the site would be removed.   

A proposed project would result in a substantial visual impact if it would result in the 
obstruction of an important public scenic view.  An “important” public scenic view is 
generally considered to be a view of a feature generally considered to be visually 
attractive, such as the mountains or ocean; that is visible from a prominent location 
widely used and accessible to the general public; and that has certain visual qualities 
such as magnitude, intactness and distinctiveness.  

 Views of the Santa Ynez Mountains from the project area are substantially limited due 
to existing buildings and vegetation, although one narrow view corridor that is provided 
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from the southern side of State Street does offer views across the project site towards 
the mountains.  This view corridor is only available from a very limited area along the 
street, and may be substantially obscured when existing deciduous trees in the project 
area have their leaves.  While the mountain views provided by the view corridor may be 
considered attractive, the corridor is not widely used by the public because of its 
isolated location along a very small portion of State Street.  The proposed building 
would result in the loss of the narrow view corridor across the project site; however, this 
visual impact is not significant because the project would not substantially change 
existing skyline views as seen from State Street, nor would it significantly obstruct or 
change an important scenic view of the mountains and hillside areas of the City.  The 
project would increase building mass adjacent to State Street, but the size, height and 
location of the proposed structure would be consistent with other development located 
in the vicinity.   

The Historic Landmarks Commission (HLC) has reviewed the project and has made 
generally positive comments.  The size, height, architecture and siting of the proposed 
building would result in a visual change to the site; however, this is considered a less 
than significant environmental impact.   

2. CULTURAL RESOURCES 
The City historian has reviewed the screen that exists on the building.  While he 
recommends that the applicants offer it to an architectural salvage company or 
incorporate it into the design of the proposed building, it does not represent a historical 
resource, and there would be no impact from its removal. 

3. NOISE 
The project is located in an area where noise levels range from 60-65 dBA Ldn, due 
primarily to traffic noise.  Proposed Units K and L face State Street and have private 
outdoor living space facing State Street.  These units will require mitigation for interior 
spaces to reduce noise impacts to less than significant levels.  Mitigation is also 
recommended for these units’ outdoor patios facing State Street because they have 
exterior noise levels that exceed 60 dBA.  It should be noted that the private outdoor 
living areas for these units are in addition to the required outdoor living space, which is 
provided in the central courtyard, and there would be a less than significant 
environmental impact related to noise for these units.  Although mitigation is 
recommended, it is not required for environmental reasons if the Planning Commission 
determines that the noise levels at these outdoor living areas are consistent with the 
general plan.   

4. TRANSPORTATION/CIRCULATION 
The project (based on 10 residential units and 8,400 net square feet of commercial space 
calculated at a Medical Office rate) is expected to generate 25 a.m. peak hour trips, 36 
p.m. peak hour trips and 362 average daily trips.  The project is expected to result in a 
net reduction of a.m. and p.m. peak hour trips and average daily trips based on ITE rates 
for both the prior bank use and the previous, but non-conforming classroom/ATM use.  
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The project is also expected to result in a net reduction of a.m. and p.m. peak hour trips 
and average daily trips based on driveway counts performed at the site while the 
classroom/ATM use was operational.  In order to provide information in response to 
traffic generation concerns raised by the Planning Commission, traffic generation 
numbers were also generated for two alternative scenarios.   

Scenario 1 assumed that the existing building was occupied by an office (without an 
ATM), and that the proposed building would be occupied by office uses and 10 
residential units.  The evaluation of this scenario concluded that, when compared to 
traffic conditions that would have resulted from the use of the existing building as an 
office, the proposed project would generate an additional 86 average daily trips, 8 
additional A.M peak hour trips, and 9 additional P.M peak hour trips.  After distributing 
the net increase in peak hour traffic generated by the project site onto the surrounding 
street network, it was concluded that the project-generated traffic would result in a less 
than significant traffic impact to Mission Street intersections. 

Scenario 2 assumed that the existing building was occupied by an office (without an 
ATM), and that the proposed building would be occupied by medical office-related uses 
and 10 residential units.  The evaluation of this scenario concluded that, when compared 
to traffic conditions that would have resulted from the use of the existing building as an 
office, the proposed project would generate an additional 199 average daily trips, 4 
additional A.M peak hour trips, and 11 additional P.M peak hour trips.  After 
distributing the net increase in peak hour traffic generated by the project site onto the 
surrounding street network, it was concluded that the project-generated traffic would 
result in a less than significant traffic impact to Mission Street intersections. 

Therefore, there would be no impact to traffic or the operation of intersections in the 
area.   

A parking study was prepared for the proposed development and determined that the 55 
proposed parking stalls would satisfy the project’s parking demand (see discussion of 
Parking Modification above). 

The Final Mitigated Negative Declaration has identified no significant and unavoidable impacts 
related to the proposed project.  Pursuant to CEQA, and prior to approving the project, the 
Planning Commission must consider the Mitigated Negative Declaration.  For each mitigation 
measure adopted as part of a Mitigated Negative Declaration, the decision makers are required 
to make the mitigation measures conditions of project approval and adopt a program for 
monitoring and reporting on the mitigation measures to ensure their compliance during project 
implementation [PRC Sec.21081.6].  The mitigation measures described in the proposed Final 
Mitigated Negative Declaration have been incorporated into the recommended conditions of 
approval for this project.  In addition, a mitigation monitoring and reporting program (MMRP) 
is included as Exhibit E.  
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X. FINDINGS 
The Planning Commission finds the following: 

A. PARKING MODIFICATION (SBMC §28.92.110.A.1) 
The modification is consistent with the purposes and intent of the zoning ordinance and 
is necessary to construct a housing development which is affordable to moderate 
income households.  The parking provided on site will meet the project’s parking 
demand. 

B. CONDITIONAL USE PERMIT (SBMC §28.94) 
  For the underground parking in a residential zone (SBMC §28.94.030.H) 

1.  The use is deemed essential or desirable to the public convenience or welfare 
and is in harmony with the various elements or objectives of the Comprehensive 
General Plan because it supports mixed-use development in an area that is well-
suited to such a development; 

2.  Such use will not be materially detrimental to the public peace, health, safety, 
comfort and general welfare and will not materially affect property values in the 
particular neighborhood involved because the commercial parking is below 
grade and no equipment or facilities would be apparent to the above grade 
residential uses; 

3.  The total area of the site and the setbacks of all facilities from property and 
street lines are of sufficient magnitude in view of the character of the land and of 
the proposed development that significant detrimental impact on surrounding 
properties is avoided; 

4.  Adequate access and off-street parking, including parking for guests, is provided 
in a manner and amount so that the demands of the development for such 
facilities are adequately met without altering the character of the public streets in 
the area at any time; 

5.  The appearance of the developed site in terms of the arrangement, height, scale 
and architectural style of the buildings, location of parking areas, landscaping, 
open space and other features is compatible with the character of the area.   

C. DEVELOPMENT PLAN APPROVAL (SBMC §28.87.300) 
1. The proposed development complies with all of provisions of the Zoning 

Ordinance upon approval of the requested Zone Boundary Change; 

2. The proposed development is consistent with the principles of sound community 
planning; 

3. The proposed  development will not have a significant adverse impact upon the 
neighborhood’s aesthetics/character in that the size, bulk and scale of the 
development are compatible with the neighborhood; 
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4. The proposed development will not have an unmitigated adverse impact upon 
the City and South Coast affordable housing stock; 

5. The proposed development will not have a significant unmitigated adverse 
impact on the City’s water resources; 

6. The proposed development will not have a significant unmitigated adverse 
impact on the City’s traffic; 

7. Resources are available and any applicable traffic improvements will be in place 
at the time of project occupancy. 

D. AMENDMENTS AND CHANGES TO ZONE BOUNDARY (SBMC §28.92.020) 
The change from R-1 to R-3 is justified by public convenience, general welfare and 
good zoning practice.  The proposed zone boundary change would ensure a buffer 
between commercial uses along State Street and lower density residential uses to the 
north.  

E. THE TENTATIVE MAP (SBMC §27.07.100) 
The Tentative Subdivision Map is consistent with the General Plan and the Zoning 
Ordinance of the City of Santa Barbara.  The site is physically suitable for the proposed 
development, the project is consistent with the variable density provisions of the 
Municipal Code and the General Plan, and the proposed use is consistent with the vision 
for this neighborhood of the General Plan.  The design of the project will not cause 
substantial environmental damage, and associated improvements will not cause serious 
public health problems. 

F. THE NEW CONDOMINIUM DEVELOPMENT (SBMC §27.13.080) 
1. There is compliance with all provisions of the City’s Condominium Ordinance. 

The project complies with density requirements.  Each unit includes laundry 
facilities, separate utility metering, adequate unit size and storage space, and 
the required private outdoor living space.   

2. The proposed development is consistent with the General Plan of the City of 
Santa Barbara. 

The project can be found consistent with policies of the City’s General Plan 
including the Housing Element, Conservation Element, Noise Element and Land 
Use Element.  The project will provide infill residential development that is 
compatible with the surrounding neighborhood. 

3. The proposed development is consistent with the principles of sound community 
planning and will not have an adverse impact upon the neighborhood's 
aesthetics, parks, streets, traffic, parking and other community facilities and 
resources. 
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The project is an infill residential project proposed in an area where residential 
development is a permitted use.  The project is adequately served by public 
streets, will provide adequate parking to meet the demands of the project and 
will not result in traffic impacts.  The design has been reviewed by the City’s 
design review board, which found the architecture and site design appropriate. 

G. FINAL MITIGATED NEGATIVE DECLARATION ADOPTION 

• The Planning Commission has considered the proposed Final Mitigated Negative 
Declaration together with comments received during the public review process. 

• The Planning Commission finds on the basis of the whole record before it 
(including the initial study and comments received) that there is no substantial 
evidence that the project will have a significant effect on the environment. 

• The Planning Commission finds that the Final Mitigated Negative Declaration 
reflects the Planning Commission’s independent judgment and analysis. 

• The Planning Commission finds that the Final Mitigated Negative Declaration has 
been prepared in compliance with CEQA, and constitutes adequate environmental 
evaluation for the proposed project. The Planning Commission hereby adopts the 
Final Mitigated Negative Declaration for the project. 

• The Planning Commission hereby adopts a mitigation monitoring and reporting 
program for measures required in the project or made a condition of approval to 
mitigate or avoid significant environmental effects. 

• The location and custodian of the documents or other material which constitute the 
record of proceedings upon which this decision is based is the City of Santa Barbara 
Community Development Department, 630 Garden Street, Santa Barbara, 
California. 

H. DEPARTMENT OF FISH AND GAME FEE FINDING 
An Initial Study has been conducted by the lead agency, which has evaluated the 
potential for the proposed project to result in adverse effects, either individually or 
cumulatively, on wildlife resources or the habitat on which the wildlife depends.  For 
this purpose, “wildlife” is defined as “all wild animals, birds, plants, fish, amphibians, 
and related ecological communities, including the habitat upon which the wildlife 
depends for its continued viability” (Section 711.2 Fish and Game Code).  This project 
is subject to the Department of Fish and Game fee, unless otherwise determined by the 
Department of Fish and Game. 
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Exhibits: 

A. Conditions of Approval 
B. Reduced Tentative Map and Project Revisions 
C. Applicant's letter, dated March 27, 2007 
D. Final Mitigated Negative Declaration and Initial Study (excluding Exhibits) 
E. Mitigation Monitoring and Reporting Program 
F. Draft Planning Commission Minutes, March 1, 2007 
G. Addendum to the Traffic and Parking Study prepared by Associated Transportation Engineers, 

dated March 13, 2007 
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The Environmental Analyst has determined that the project is exempt from further 
environmental review pursuant to the California Environmental Quality guidelines Section 
15303, for new construction of small structures. 

Case Planner: Jaime Limón, Senior Planner 
Email: jlimon@SantaBarbaraCA.gov 

 

III. CONTINUED ITEM 

ACTUAL TIME: 1:14 P.M. 
 
APPLICATION OF JAN HOCHHAUSER, ARCHITECT FOR 1722 STATE 
STREET INVESTORS, LLC, 1722 STATE STREET, APN: 072-102-021, C-2 
COMMERCIAL AND R-1 ONE FAMILY RESIDENCE ZONES, GENERAL PLAN 
DESIGNATION:  GENERAL COMMERCE AND OFFICES   (MST2005-00455) 
CONTINUED FROM MARCH 1, 2007 
The project consists of demolition of a 7,200 net square foot commercial building and 
construction of a new mixed use building that includes approximately 8,400 net square feet 
of commercial condominium space and 10 residential condominium units above an 
approximately 23,900 square foot subterranean garage.  The residential condominiums will 
include 6 three-bedroom and 4 two-bedroom units ranging in size from approximately 1,650 
to 2,650 square feet.  One of the proposed two-bedroom units would be affordable to 
middle-income homebuyers.  Parking (55 spaces) would be located in the subterranean 
garage.  Access to the underground parking garage would be provided by a single driveway 
located along State Street.  Grading consists of 8,594 cubic yards cut and 255 cubic yards 
fill, resulting in 8,339 cubic yards of export.   

Nine (9) of the proposed residential units would be market rate units, and one (1) would be 
an inclusionary affordable unit.  Five (5) of the market rate units would have three-
bedrooms and would range between approximately 2,300 and 2,550 net square feet in size.  
Four (4) of the market rate units would have two bedrooms and would range between 
approximately 2,000 and 2,300 net square feet in area.  The affordable unit would have three 
bedrooms and would be approximately 1,580 net square feet.   

A variety of commercial uses could be located in the proposed project, including a mix of 
specialty retail, general office and medical-dental office space.   

The discretionary applications required for this project are:   

1. A Zoning Map Amendment to change the zoning from R-1, One Family 
Residential, to R-3, Limited Multi-Family Residence Zone (SBMC 
§28.92.080.B);  

2. A Modification to allow 55 parking spaces instead of the Santa Barbara Municipal 
Code required 57 spaces (SBMC §28.90.100.G & I and §28.92.110.A.1); 
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3. A Development Plan to allow Minor and Small Additions for the construction of 
approximately 1,200 square feet of nonresidential development 
(SBMC §28.87.300); 

4. A Tentative Subdivision Map for a one-lot subdivision to create ten (10) 
residential condominium units and approximately 8,400 square feet of 
commercial condominium space (SBMC §27.07 and 27.13); and 

5. A Conditional Use Permit to allow nonresidential parking in a residential zone 
(SBMC §28.94.030 H). 

The Planning Commission will consider approval of the Negative Declaration prepared for 
the project pursuant to the California Environmental Quality Act Guidelines Section 15074.  

Case Planner: Allison De Busk, Project Planner 
Email: adebusk@SantaBarbaraCA.gov 
 
Allison De Busk, Project Planner, gave the Staff presentation, joined by Steven Faulstitch, 
Housing Programs Supervisor. 
 
Jan Hochhauser and Jay Blatter, Hochhauser Blatter Architects, gave the applicant 
presentation. 
 
Staff answered Planning Commission questions on noise and environmental threshold 
issues, reduction of commercial space, condominium plans, restriction of residential parking 
permits, and the limitations of commercial use. 
 
Mr. Hochauser and Mr. Blatter answered Planning Commission questions on the open space 
for Units F and G, changes in development configuration and residential square footage, and 
landscape coverage,  
 
Scott Vincent, Assistant City Attorney, explained the tentative subdivision map as it relates 
to the subdivision of commercial space.  Discussion was held on commercial condominium 
unit and parking parameters for this and future projects. 
 
Chair Jacobs opened the public hearing at 2:09 P.M. and, with no one wishing to speak, the 
hearing was closed. 
 
Commissioners appreciated the reductions made, but expressed concern about the loss of the 
affordable housing unit.  Appreciated opening of the courtyard for public benefit, the 
reduction in building height, the inclusion of solar panels, and would like enhanced 
landscaping to soften the massing on State Street,  
 
MOTION:  Thompson/Bartlett Assigned Resolution No.  015-07 
Adopt the Final Mitigated Negative Declaration and approve the Zoning Map Amendment, 
Tentative Subdivision Map, Development Plan, and Conditional Use Permit making the 
findings in the Staff Report, with the following amended conditions: 1) The paseo shall not 
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be gated;  2) The street light shall be a city standard dome light;  3) The 12’ sidewalk shall 
consist of a 6” curb, a 4’ parkway, a 6’ walkway, and some planter space;  4) Eliminate the 
condition for the street-side balcony mitigation (H3); 5  Residential permit parking shall be 
prohibited. 
 
This motion carried by the following vote:   
 
Ayes:  5    Noes:  1 (White)    Abstain:  0    Absent:  1 (Jostes) 
 
Chair Jacobs announced the ten calendar day appeal period.   
 

IV. NEW ITEMS:   

ACTUAL TIME: 2:28 P.M. 
 
APPLICATION OF TERI GREEN, GREEN & ASSOCIATES, AGENT FOR 
WENDY SNYDER, 1114 N. MILPAS STREET, APN 029-202-025, R-3 AND E-1, 
LIMITED MULTIPLE-FAMILY AND ONE-FAMILY RESIDENCE ZONES, 
GENERAL PLAN DESIGNATION: RESIDENTIAL, 12 UNITS/ACRE   (MST2004-
00534)  
The project consists of a proposal to construct three three-bedroom condominium units with 
six covered parking spaces on a 9,947 square foot parcel and requires approximately 448 
cubic yards (c. y.) of cut and 344 c. y. of fill.  A portion of the parcel exceeds 30% slope.  
The existing 1,543 square foot residence, 230 square foot storage building, and 160 square 
foot shed would be demolished.   

The purpose of the concept review is to allow the Planning Commission and the public an 
opportunity to review the proposed project design at a conceptual level and provide the 
Applicant and Staff with feedback and direction regarding the proposed land use and design.  
No formal action on the development proposal will be taken at the concept review, nor 
will any determination be made regarding environmental review of the proposed 
project.   
Upon review and formal action on the application for the development proposal, the 
proposed project will require the following discretionary applications: 

1. A Zoning Map Amendment to change the zoning from E-1, One-Family Residence, 
to R-3, Limited Multiple-Family Residence Zone (SBMC§28.92.080.B); and  

2. Tentative Subdivision Map for a one-lot subdivision with three condominium units 
(SBMC§27.07). 

Case Planner: Kathleen Kennedy, Associate Planner 
Email: kkennedy@SantaBarbaraCA.gov 
 
Jan Hubbell, Senior Planner, gave the Staff presentation for Kathleen Kennedy. 
 



 

 

 
PLANNING COMMISSION 

STAFF REPORT 
 
 
REPORT DATE: February 21, 2007 

AGENDA DATE: March 1, 2007 

PROJECT ADDRESS:  1722 State Street (MST2005-00455) 

TO: Planning Commission 

FROM: Planning Division, (805) 564-5470 
Jan Hubbell, AICP, Senior Planner 
Allison De Busk, Associate Planner 

I. PROJECT DESCRIPTION 
The project consists of demolition of a 7,500 square foot commercial building and construction of a 
new mixed use building that includes 9,100 net square feet of commercial condominium space and 12 
residential condominium units (totaling 23,606 square feet) above a 23,909 square foot subterranean 
garage.  The residential condominiums will include 9 two-bedroom and 3 three-bedroom units ranging in 
size from 976 to 2,680 square feet.  Two of the proposed residential units are affordable units: one two-
bedroom and one three-bedroom unit.  Parking (55 spaces) would be located in the subterranean garage.  
Grading consists of 8,594 cubic yards cut and 255 cubic yards fill, resulting in 8,339 cubic yards of export.  
A zone change is proposed, which was initiated by the Planning Commission on November 3, 2005, to 
change the R-1 (single family) portion of the property to the R-3 (multiple family) Zone. 

II. REQUIRED APPLICATIONS 

The discretionary applications required for this project are:   

1. A Zoning Map Amendment to change the zoning from R-1, One Family Residential, to 
R-3, Limited Multi-Family Residence Zone (SBMC §28.92.080.B);  

2. A Modification to allow 55 parking spaces instead of the Santa Barbara Municipal Code 
required 63 spaces (SBMC §28.90.100.G & I and §28.92.110.A.1);  

3. A Modification of the minimum lot area required to allow for 9 two-bedroom units and 3 
three-bedroom units on a 28,875 square foot lot instead of the required 29,280 square feet 
of lot area in order to accommodate two inclusionary (bonus density) housing units (SBMC 
§28.21.080.G and §28.92.110.A.2); 

4. A Development Plan to allow Minor and Small Additions for the construction of a 
1,600 square foot increase of nonresidential development (SBMC §28.87.300); 

5. A Tentative Subdivision Map for a one-lot subdivision to create twelve (12) residential 
condominium units and 15,576 square feet of commercial condominium space 
(SBMC §27.07 and 27.13); and 
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6. A Conditional Use Permit to allow nonresidential parking in a residential zone 
(SBMC §28.94.030 H). 

III. RECOMMENDATION 
With approval of the requested modifications, the proposed project conforms to the City’s Zoning and 
Building Ordinances and policies of the General Plan.  In addition, the size and massing of the project 
are consistent with the surrounding neighborhood.  Therefore, Staff recommends that the Planning 
Commission approve the project contingent upon Council approval of the Zone Change and 
recommend that the City Council approve the Zone Change, making the findings outlined in Section 
VII of this report, and subject to the conditions of approval in Exhibit A.   
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IV. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant: Jan R. Hochhauser   Property Owner: 1722 State Street Investors, LLC 

Parcel Number: 027-102-021 Lot Area: 28,875 square feet 
General Plan: General Commerce &   
                           Offices Zoning: C-2 and R-1 

Existing Use: Photography and  
                           Videography Classroom Topography: 4-5% slope toward State Street 

Adjacent Land Uses: 
North - Residential/Commercial (C-2, R-1 zones) 
East - Residential (R-1, E-1 zones) 
South - Commercial/Office (C-2, R3 zones) 
West - State Street, Commercial (C-2 zone) 

B. PROJECT STATISTICS  

Residential Bedrooms Size (Net) Parking Private Outdoor 
Living Spaces 

Unit A 2 2,268 sq. ft. 2-car garage 1,275 sq. ft. 

Unit B 2 2,093 sq. ft. 2-car garage 1,018 sq. ft. 

Unit C 2 2,093 sq. ft. 2-car garage 1,018 sq. ft. 
Unit D 2 2,093 sq. ft. 2-car garage 1,018 sq. ft. 

Unit E 3 2,680 sq. ft. 2-car garage 1,548 sq. ft. 

Unit F  2 2,349 sq. ft. 2-car garage  774 sq. ft. 

Unit G  3 1,988 sq. ft. 2-car garage  472 sq. ft. 
Unit H 

(Affordable) 2 976 sq. ft. 1 covered space  91 sq. ft. 

Unit I 
(Affordable) 3 1,179 sq. ft. 1 covered space 100 sq. ft. 

Unit J 2 1,771 sq. ft. 2-car garage 327 sq. ft. 

Unit K 2 1,857 sq. ft. 2-car garage 327 sq. ft. 
Unit L 2 2,259 sq. ft. 2-car garage 247 sq. ft. 

 

Non-residential  Size (net) 

First Floor Commercial  4,384 square feet 

Second Floor Commercial 4,716 square feet 

Parking  33 spaces 
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V. ZONING ORDINANCE CONSISTENCY 

C-2/R-3 Standard Requirement/ Allowance Existing Proposed 

Setbacks 
   -Front 
   -Interior 
   -Rear 

 
 

None 
None 

10 feet 

 
 

None 
None 

10 feet 
 

 
 

None 
None 

10 feet 
 

Building Height 60 feet (4 stories) 24 feet 
(2 stories) 

43 feet maximum 
(3 stories) 

Parking 

Residential: 27 spaces 
Commercial: 36 spaces 
Total Rqd.:  63 spaces 
(Total Shared Parking  
Generation: 55 spaces)  

45 spaces 
Residential: 22 
Commercial:33 

Total: 55 * 

Lot Area Required 
for Each Unit 
(Variable Density) 

2-Bdrm =         2,320 sq. ft. 
3-Bdrm =         2,800 sq. ft 
(9) 2,320 =     20,880 sq. ft. 
(3) 2,800 =       8,400 sq. ft. 

Total           29,280 sq. ft. 

28,875 square feet 
28,875 square feet * 

(Lot Area Modification 
requested for 405 sq. ft.) 

Open Yard 10% of the lot (2,928 sq. ft.) N/A 17.5% (5,122 sq. ft.) 

Private Outdoor 
Living Space 

2-Bd Units = 84 sq. ft. each 
3-Bd Units = 96 sq. ft. each N/A 

All units exceed 100 sq. 
ft. with the exception of 
the 2 bdrm. affordable 

unit @ 91 sq. ft. 
Lot Coverage 
   -Building 
   -Paving/Driveway 
   -Landscaping 

 
N/A 
N/A 
N/A 

 
    7,500 sq. ft.        (26 %) 
  21,040 sq. ft.        (73 %) 
       335 sq .ft.        (01 %) 
   28,875 sq. ft.      (100%) 

 
    18,570 sq. ft.      (64 %) 
      4,120 sq. ft.      (14 %) 
      6,185 sq .ft.      (22 %) 
   28,875 sq. ft.      (100%) 

* Requires a Modification 

A. CHANGE OF ZONE  
A change of zone is a legislative process and City procedures require that the Planning 
Commission or City Council initiate the rezoning before the applicant can submit a formal 
application for rezoning.  A zone change can be initiated by either an applicant, the Planning 
Commission or City Council.  In this case, the property owner applied for the zone change and 
the Planning Commission initiated the process at their November 3, 2005 hearing, to change a 
portion of the subject property from R-1 (One Family Residential) to R-3 (Multiple Family 
Residential).  This designation change is required in order to process the applicant’s mixed-use 
project proposal.  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 
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the City where zone boundaries do not align with property lines, so it is not unusual that this 
property is split by two zones. 

The surrounding property to the north is zoned R-1 and E-1 (One-Family Residential), the east 
is zoned R-3 (Multiple Family) and the south and west is zoned C-2 (Commercial). 

The R-3 district would accommodate the mixed use project and still provide adequate 
separation 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. 

Staff recommends that the Planning Commission recommend to the City Council the approval 
of the zone change from R-1 to R-3. 

B. CONDITIONAL USE PERMIT 
The underground parking garage extends into the residentially zoned portion of the site. 
Because the parking garage will include commercial parking spaces in the R-3 zone, the 
commercial parking use must be permitted through issuance of a conditional use permit (CUP) 
per Section 28.94.030 (“driveways and parking areas for nonresidential uses in residential 
zones”) of the Municipal Code, based upon the findings for approval outlined in Section VII.  
Given that the commercial parking is below grade, and no equipment or facilities would be 
apparent to the above grade residential uses, Staff finds that the parking configuration is 
appropriate and recommends approval of the CUP by the Planning Commission. 

C. MEASURE E 
The project includes the demolition of approximately 7,500 square feet of commercial space 
and construction of approximately 9,100 square feet of commercial space.  Pursuant to the 
provisions of SBMC §28.87.300, the project would be allocated a total of 1,000 square feet of 
Measure E nonresidential square footage from the Minor Addition category and 600 square feet 
from the small addition category for the project parcel.  Development Plan findings for this 
square footage are included in Section VII below.  

D.  MODIFICATIONS 
Parking Modification:  The residential parking requirement for the project is two covered 
spaces per residential unit and one guest space for every four units.  Because the total square 
footage of the residential area exceeds the square footage of the proposed commercial area, the 
project does not qualify for the one space per unit provision for mixed-use developments.  The 
commercial requirement for the project is one space per 250 square feet of space.  Therefore, 
the project requires 27 spaces for the twelve residential units (24 spaces for residents and 3 
spaces for guests) and 36 parking spaces for the proposed 9,100 square feet of commercial use, 
for a total of 63 spaces.  A parking demand study was prepared by Associated Transportation 
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Engineers (ATE) to look at the shared parking demand of the project.  Shared parking 
recognizes and factors in the peak parking demands that occur during the day and evening for 
various land uses.  The ATE report determined that 50 spaces would be required at peak times 
for a mix of commercial uses and the 12 residences.  The report also looked at a worst case 
scenario of a medical-dental office as the entire commercial use, along with the 12 residences.  
The peak shared parking demand using this scenario was calculated as 55 spaces.  The project 
proposes 55 spaces, which will accommodate parking for the worst case land use category 
assumption.  Based on the conclusion of the report, Staff supports the parking modification.  

Lot Area Modification:  Variable density is allowed in the C-2 (Commercial) Zone District.  
Based on the existing lot area of 28,875 square feet, a maximum of 10 two-bedroom units and 2 
three-bedroom units would be allowed on this property, as was originally proposed by the 
applicant.  However, per the City’s Affordable Housing Policies, the average number of 
bedrooms in the inclusionary affordable units must equal or exceed the average number of 
bedrooms in the market-rate units of the development.  Because the average number of 
bedrooms in the market rate units is 2.3, the inclusionary units are required to meet or exceed 
that number.  Thus, during the review process, Staff indicated that one of the inclusionary units 
would be required to be configured as a two bedroom unit and one as a three bedroom unit.  
The bedroom count change was incorporated into the project by the applicant.  It is Staff’s 
opinion that the small lot area modification for the provision of two affordable units with unit 
sizes and amenities that exceed City requirements is appropriate.  The City’s Inclusionary 
Ordinance entitles the property owner to bonus density (via a lot area modification) for required 
inclusionary housing units (SBMC, § 28.43.050.A). 

VI. ISSUES 

A. DESIGN REVIEW 
This project was conceptually reviewed by the Historic Landmarks Commission (HLC) on 
December 14, 2005 (meeting minutes are attached as Exhibit D).  The HLC stated that there 
was general support for the project and that the third story of the building was acceptable due to 
the appropriate stepping back of the building.  Direction was given regarding minor alterations 
to be presented at the required future preliminary and final hearings prior to Building Permit 
submittal.  

B. COMPLIANCE WITH THE GENERAL P LAN 
Before a condominium project and a tentative subdivision map can be approved, they must be 
found consistent with the City’s General Plan.  The project site is located in the Upper East 
neighborhood, south of Mission Street, where motels and offices are found.  The Land Use 
Element states that, in “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”.    
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1. Land Use Element 
The subject site has a General Plan designation of General Commerce and Offices.  The 
residential portion of the mixed-use development would be subject to the density 
requirements of the R-3/R-4 Multiple Family Residential Zones, which allow 12 
dwelling units to the acre.  However, the General Plan Land Use and Housing Elements 
recognize that, in zones where variable density standards apply, development may 
exceed the limit of 12 units per acre without causing an inappropriate increase in the 
intensity of activities.  The proposed project would result in a density of approximately 
18 units per acre, which, based on the above discussion, would be consistent with the 
Land Use and Housing Elements of the General Plan.   

2. Housing Element 
The City Housing Element encourages construction of a wide range of housing types to 
meet the needs of various household types.  This proposal, with two and three bedroom 
units and affordable units, would satisfy that goal. 

Neighborhood Compatibility 

In accordance with Housing Element Policy 3.3, which requires new development to be 
compatible with the prevailing character of the neighborhood, the proposed building 
would be compatible in scale, size and design with the surrounding neighborhood.   

The surrounding neighborhood is comprised of a mix of office, residential and 
commercial buildings, with a wide range of heights.  Along State Street, the uses are a 
mixture of offices and commercial uses with residential uses predominantly to the rear 
(east) of State Street.  The three- story element of the building is confined to the State 
Street frontage.  The rear of the building adjacent to the neighboring residential area 
drops to two-stories, in keeping with the present residential character.  Additionally, the 
apparent height of the building as viewed from the adjacent residential areas is lessened 
due to the natural topography that situates the adjacent homes at a higher elevation than 
the project site.   

In addition, one of the goals of the Urban Design Guidelines is compatibility of new 
development with the character of the City, the surrounding neighborhood, and adjacent 
properties.  The HLC considers the Urban Design Guidelines in reviewing development 
proposals.  As discussed above, the HLC is supportive of the site plan, and the size, 
bulk and scale of the project.  

3. Circulation Element 
The Circulation Element contains goals and policies that promote housing in and 
adjacent to the downtown to facilitate the use of alternative modes of transportation and 
to reduce the use of the automobile.  For example, Circulation Element Implementation 
Strategy 13.1.1 encourages “the development of projects that combine and locate 
residential uses near areas of employment and services.”  This project provides housing 
as well as commercial space in the downtown and is, therefore, consistent with this 
goal.  Transit stops are located within easy walking distance from the site. 
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C. ENVIRONMENTAL REVIEW 
Environmental review of the proposed project has been conducted pursuant to the California 
Environmental Quality Act (CEQA) and related Guidelines.  An Initial Study and Mitigated 
Negative Declaration were prepared to evaluate the project’s potential impacts on the physical 
environment.  The analysis identified potentially significant but mitigable environmental 
effects in the following issue areas: air quality (short-term), biological resources, geophysical 
conditions, hazards, noise (long-term), traffic/circulation (long-term) and water environment.  
Also evaluated in the document as less than significant impacts are aesthetics, air quality (long-
term), cultural resources, noise (short-term), public services and traffic/circulation (short-term).   

A Draft Mitigated Negative Declaration (MND) was prepared and released for public review.  
During the public review period from January 18, 2007, to February 7, 2007, public comment 
on the draft MND was taken.  No Environmental Hearing was held by the Planning 
Commission because one was not requested by the public.  Staff received two letters of concern 
regarding the project during the public comment period.  Concerns related to water quality and 
runoff, the size of the project, “canyonization”, traffic and cumulative impacts were raised.  
Responses to these issues are included in the response to public comments, which is 
incorporated into the Final Mitigated Negative Declaration (Exhibit D). 

The analysis concludes that no significant environmental impacts would result from the project 
as mitigated.  Below is a brief summary of the Final Mitigated Negative Declaration evaluation. 

1. AESTHETICS 
The project site is located in an urban setting in the Upper East neighborhood of the 
City.  Views of the site from public vantage points are primarily from the adjacent street 
and sidewalks.  Existing development along this portion of the State Street corridor 
includes one-, two- and three-story buildings.  There is a mix of office, commercial and 
residential development in the project vicinity.  The site is currently developed with a 
two-story structure, paved parking areas and a limited amount of landscaping.  The 
proposed new building would be three stories and would measure 43 feet above existing 
grade.  Two of the three existing ficus trees on the site would be removed.  The Historic 
Landmarks Commission (HLC) has reviewed the project and has made generally 
positive comments.  The size, height, architecture and siting of the proposed building 
would result in a visual change to the site; however, this is considered a less than 
significant environmental impact.   

2. AIR QUALITY 
This project will not result in long-term air quality impacts.  The primary concerns 
related to air quality impacts are pollutant emissions from vehicle exhaust or other 
stationary sources, particulates and nuisance dust associated with grading and 
construction.  Long-term emissions are much less than the Santa Barbara County Air 
Pollution Control District threshold of significance for air quality impacts; therefore, 
long term project air quality impacts are less than significant.  The MND has 
incorporated mitigation measures to minimize short-term impacts from construction 
emissions and dust.   
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3. BIOLOGICAL RESOURCES 
The project site is located in an urbanized portion of the City, where biological 
resources are limited.  Vegetation on the site is primarily ornamental landscaping, 
which will be removed as part of the project.  No impacts to native plans, animals, their 
habitats or wildlife movement opportunities would result from this project.  There are 
currently three mature ficus trees on the site, two of which are proposed to be removed.  
Mitigation measures are included to require four replacement trees that will provide a 
similar canopy to the ficus trees and construction fencing to protect the remaining ficus 
tree.  There is also a large oak tree located just east of the project site and a portion of 
the oak’s canopy overhangs onto the project site.  Mitigation measures are 
recommended to minimize any damage to this oak tree.   

4. CULTURAL RESOURCES 
The project site is located adjacent to a relic creek and is in the Prehistoric Watercourse, 
American Period 1870-1900, and Early 20th Century 1900-1920 cultural sensitivity 
zones, based on the City Master Environmental Assessment (MEA) Cultural Resources 
Sensitivity Map.  A Phase 1 Archaeological Survey was conducted in 2006.  A 
systematic survey for archaeological resources was not possible given the existing site 
development.  Therefore, although prehistoric resources have not been documented 
within a ¼ mile radius of the project site, on-site monitoring is required during initial 
site demolition and grading activities.    

No known historic, ethnic or religious resources are known or expected to exist on the 
site.  The project would have no impact related to historic, ethnic or religious resources.  

5. GEOPHYSICAL CONDITIONS 
Project impacts related to ground shaking, liquefaction, seiche, tsunami, landslides, 
mudslides or excessive grading are considered less than significant.  Potential impacts 
due to subsidence or expansive soils would be minimized to less than significant levels 
with incorporation of grading and foundation recommendations included in the 
Preliminary Foundation Investigation prepared by Pacific Materials Laboratory for the 
project.  

6. HAZARDS 
A Phase I Environmental Site Assessment was prepared for the project site to identify 
the possibility of soil and ground water contamination.  According to the analysis in that 
report, it does not appear that soils at the project site are contaminated, and impacted 
groundwater at the site would be located at depths of 80-90 feet below the ground 
surface.  Mitigation measures have been identified to reduce any potential impact from 
this contamination to less than significant levels.  The site is not located within a High 
Fire Hazard Area. 
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7. NOISE 
The project is located in an area where noise levels range from 60-65 dBA Ldn, due 
primarily to traffic noise.  Proposed Units K and L face State Street and have private 
outdoor living space facing State Street.  These units will require mitigation for both 
interior and exterior spaces to reduce noise impacts to less than significant levels.  
Short-term construction noise would be adverse, but less than significant.  Mitigation 
measures have been recommended to further minimize any construction noise impacts.     

8. POPULATION AND HOUSING 
The project would not involve substantial employment or housing growth that would 
increase population or housing demand. Growth-inducing impacts would not be 
significant. 

9. PUBLIC SERVICES 
Public services in the project vicinity are in place.  Impacts to fire and police protection, 
schools, roads and utilities would be less than significant.  Impacts to solid waste would 
be less than significant, and recommended mitigation measures addressing trash 
enclosures and construction materials recycling and salvage would further reduce any 
impacts. 

10. RECREATION 
The project may result in a very small increase in the demand for recreational facilities, 
but is considered an incremental increase in the number of potential users for existing 
facilities.  There are various recreational facilities in the project area including the 
Alameda Park and Alice Keck Park Memorial Gardens.  Project impacts related to 
recreational demand would be less than significant. 

11. TRANSPORTATION/CIRCULATION 
The project is expected to generate 28 a.m. peak hour trips, 67 p.m. peak hour trip and 
347 average daily trips.  The project is expected to result in a net reduction of a.m. and 
p.m. peak hour trips and average daily trips based on ITE rates for both the prior bank 
use and the current classroom/ATM use.  Therefore, there would be no impact to traffic 
or the operation of intersections in the area.   

Short term construction traffic would not result in a significant impact to the traffic 
network because of the temporary nature of the trips generated and the size of the 
project.  Standard mitigations recommended to minimize any adverse impact include 
restrictions on the hours permitted for construction trips and approval of routes for 
construction traffic.   

Project impacts relative to emergency access are potentially significant because there is 
not a 20-foot wide access way to within 150 feet of the furthest exterior wall of the 
building.  Upon Fire Department approval of an access modification, this potential 
impact will be reduced to a less than significant level. 
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A parking study was prepared for the proposed development and determined that the 55 
proposed parking stalls would satisfy the project’s parking demand (see discussion of 
Parking modification above). 

12. WATER ENVIRONMENT 
The existing onsite drainage sheet flows southward to State Street.  A drainage analysis 
was prepared for the project, which indicates that post-development run-off would 
decrease slightly from existing conditions.  No drainage impacts are anticipated.  The 
project site is not located in a flood zone.  Potentially significant long-term water 
quality impacts would be reduced to less than significant levels with incorporation of 
Best Management Practices (BMPs).  Standard erosion and dust control measures have 
been included in the project conditions to minimize potentially significant short term 
construction impacts to water quality. 

The Final Mitigated Negative Declaration has identified no significant and unavoidable impacts 
related to the proposed project.  Pursuant to CEQA, and prior to approving the project, the 
Planning Commission must consider the Mitigated Negative Declaration.  For each mitigation 
measure adopted as part of a Mitigated Negative Declaration, the decision makers are required 
to make the mitigation measures conditions of project approval and adopt a program for 
monitoring and reporting on the mitigation measures to ensure their compliance during project 
implementation [PRC Sec.21081.6].  The mitigation measures described in the proposed Final 
Mitigated Negative Declaration have been incorporated into the recommended conditions of 
approval for this project.  In addition, a mitigation monitoring and reporting program (MMRP) 
is included as Exhibit E.  

VII. FINDINGS 
The Planning Commission finds the following: 

A. LOT AREA MODIFICATION (SBMC §28.92.110.A.2; 28.43.050.A) 
The lot area modification is consistent with the purposes and intent of the Zoning 
Ordinance and policies of the Housing Element, and is necessary to construct a mixed-
use development that provides two affordable residential units for moderate-income 
households. 

B. PARKING MODIFICATION (SBMC §28.92.110.A.1) 
The modification is consistent with the purposes and intent of the zoning ordinance and 
is necessary to construct a housing development which is affordable to moderate 
income households.  The parking provided on site will meet the project’s parking 
demand. 
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C. CONDITIONAL USE PERMIT (SBMC §28.94) 

  For the underground parking in a residential zone (SBMC§28.94.030.H) 
1.  The use is deemed essential or desirable to the public convenience or welfare 

and is in harmony with the various elements or objectives of the Comprehensive 
General Plan because it supports mixed-use development in an area that is well-
suited to such a development; 

2.  Such use will not be materially detrimental to the public peace, health, safety, 
comfort and general welfare and will not materially affect property values in the 
particular neighborhood involved because the commercial parking is below 
grade and no equipment or facilities would be apparent to the above grade 
residential uses; 

3.  The total area of the site and the setbacks of all facilities from property and 
street lines are of sufficient magnitude in view of the character of the land and of 
the proposed development that significant detrimental impact on surrounding 
properties is avoided; 

4.  Adequate access and off-street parking, including parking for guests, is provided 
in a manner and amount so that the demands of the development for such 
facilities are adequately met without altering the character of the public streets in 
the area at any time; 

5.  The appearance of the developed site in terms of the arrangement, height, scale 
and architectural style of the buildings, location of parking areas, landscaping, 
open space and other features is compatible with the character of the area.   

D. AMENDMENTS AND CHANGES TO ZONE BOUNDARY (SBMC §28.92.020) 
The change is justified by public necessity convenience, general welfare or good zoning 
practice. 

E. DEVELOPMENT PLAN APPROVAL (SBMC §28.87.300) 
1. The proposed development complies with all of provisions of the Zoning 

Ordinance; 

2. The proposed development is consistent with the principles of sound community 
planning; 

3. The proposed  development will not have a significant adverse impact upon the 
neighborhood’s aesthetics/character in that the size, bulk or scale of the 
development will be compatible with the neighborhood; 

4. The proposed development will not have a significant unmitigated adverse 
impact upon the City and South Coast affordable housing stock; 

5. The proposed development will not have a significant unmitigated adverse 
impact on the City’s water resources; 
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6. The proposed development will not have a significant unmitigated adverse 
impact on the City’s traffic; 

7. Resources will be available and traffic improvements will be in place at the time 
of project occupancy. 

F. THE TENTATIVE MAP (SBMC §27.07.100) 
The Tentative Subdivision Map is consistent with the General Plan and the Zoning 
Ordinance of the City of Santa Barbara.  The site is physically suitable for the proposed 
development, the project is consistent with the variable density provisions of the 
Municipal Code and the General Plan, and the proposed use is consistent with the vision 
for this neighborhood of the General Plan.  The design of the project will not cause 
substantial environmental damage, and associated improvements will not cause serious 
public health problems. 

G. THE NEW CONDOMINIUM DEVELOPMENT (SBMC §27.13.080) 
1. There is compliance with all provisions of the City’s Condominium Ordinance. 

The project complies with density requirements.  Each unit includes laundry 
facilities, separate utility metering, adequate unit size and storage space, and 
the required private outdoor living space.   

2. The proposed development is consistent with the General Plan of the City of 
Santa Barbara. 

The project can be found consistent with policies of the City’s General Plan 
including the Housing Element, Conservation Element, and Land Use Element.  
The project will provide infill residential development that is compatible with 
the surrounding neighborhood. 

3. The proposed development is consistent with the principles of sound community 
planning and will not have an adverse impact upon the neighborhood's 
aesthetics, parks, streets, traffic, parking and other community facilities and 
resources. 

The project is an infill residential project proposed in an area where residential 
development is a permitted use.  The project is adequately served by public 
streets, will provide adequate parking to meet the demands of the project and 
will not result in traffic impacts.  The design has been reviewed by the City’s 
design review board, which found the architecture and site design appropriate. 

H. FINAL MITIGATED NEGATIVE DECLARATION ADOPTION 

• The Planning Commission has considered the proposed Final Mitigated Negative 
Declaration together with comments received during the public review process. 
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• The Planning Commission finds on the basis of the whole record before it 
(including the initial study and comments received) that there is no substantial 
evidence that the project will have a significant effect on the environment. 

• The Planning Commission finds that the Final Mitigated Negative Declaration 
reflects the Planning Commission’s independent judgment and analysis. 

• The Planning Commission finds that the Final Mitigated Negative Declaration has 
been prepared in compliance with CEQA, and constitutes adequate environmental 
evaluation for the proposed project. The Planning Commission hereby adopts the 
Final Mitigated Negative Declaration for the project. 

• The Planning Commission hereby adopts a mitigation monitoring and reporting 
program for measures required in the project or made a condition of approval to 
mitigate or avoid significant environmental effects. 

• The location and custodian of the documents or other material which constitute the 
record of proceedings upon which this decision is based is the City of Santa Barbara 
Community Development Department, 630 Garden Street, Santa Barbara, 
California. 

I. DEPARTMENT OF FISH AND GAME FEE FINDING 
An Initial Study has been conducted by the lead agency, which has evaluated the 
potential for the proposed project to result in adverse effects, either individually or 
cumulatively, on wildlife resources or the habitat on which the wildlife depends.  For 
this purpose, “wildlife” is defined as “all wild animals, birds, plants, fish, amphibians, 
and related ecological communities, including the habitat upon which the wildlife 
depends for its continued viability” (Section 711.2 Fish and Game Code).  This project 
is subject to the Department of Fish and Game fee, unless otherwise determined by the 
Department of Fish and Game. 

 

Exhibits: 

A. Conditions of Approval 
B. Reduced Plan Set 
C. Applicant's letter, dated September 1, 2006 
D. Final Mitigated Negative Declaration 
E. Mitigation Monitoring and Reporting Program 
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PLANNING COMMISSION MINUTES 
 

March 1, 2007 
 

CALL TO ORDER: 
Chair Charmaine Jacobs called the meeting to order at 1:04 P.M. 

ROLL CALL: 

Present: 
Chair Charmaine Jacobs 
Vice-Chair George C. Myers 
Commissioners Bruce Bartlett, John Jostes, Stella Larson, George C. Myers, Addison S. Thompson 
and Harwood A. White, Jr. 

STAFF PRESENT: 
Bettie Weiss, City Planner 
Jan Hubbell, Senior Planner 
N. Scott Vincent, Assistant City Attorney 
Allison De Busk, Project Planner 
Chelsey Swanson, Assistant Planner 
Steve Foley, Supervising Transportation Planner 
Chris Hanson, Plan Check Supervisor 
Julie Rodriguez, Planning Commission Secretary 

I. PRELIMINARY MATTERS: 

A. Requests for continuances, withdrawals, postponements, or addition of ex-agenda 
items. 

None. 

B. Announcements and appeals. 

Ms. Hubbell made the following announcements: 

1. 1528 State Street has been appealed from the Historic Landmark 
Commission, mostly on issues related to the Staff Hearing Officer’s 
approval, and will be heard by the City Council on March 13, 2007.  
Commissioner White will represent the Planning Commission. 

ATTACHMENT 4 
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2. 1776  Eucalyptus Hill Road has been appealed and will be heard by the City 
Council on March 20, 2007.  Commissioner Thompson will represent the 
Planning Commission. 

3. 3408-3412 State Street has been appealed and will be heard by the City 
Council on March 27, 2007.  Commissioner Jostes will represent the 
Planning Commission 

4. 1443 San Miguel Avenue has been appealed and will be heard by the City 
Council on April 10, 2007.  Commissioner Myers will represent the Planning 
Commission. 

5. 1533 West Valerio Street has been appealed to City Council and the date is 
pending. 

C. Comments from members of the public pertaining to items not on this agenda. 

Chair Jacobs opened the public hearing at 1:07 P.M. and welcomed students from 
Dr. Paul Wack’s UCSB class on Principles of Environmental Planning. With no one 
wishing to speak, the hearing was closed. 

 

II. NEW ITEMS:   

ACTUAL TIME: 1:08 P.M. 
 
A. APPLICATION OF JAN HOCHHAUSER, ARCHITECT FOR 1722 STATE 

STREET INVESTORS, LLC, PROPERTY OWNER, 1722 STATE STREET, 
APN: 027-102-021, C-2 COMMERCIAL ZONE AND R-1 ONE FAMILY 
RESIDENCE ZONE, GENERAL PLAN DESIGNATION:  GENERAL 
COMMERCE AND OFFICES   (MST2005-00455) 
The project involves the construction of a 56,615 square foot three-story building 
that would provide both residential and commercial uses.  The project would provide 
12 residential condominium units (23,606 total square feet), and 9,100 square feet of 
commercial condominium space.  Parking for the residential units and commercial 
uses would be provided in a 23,909 square foot below-grade parking area.  The 
project proposes to provide 22 parking spaces for the residential uses and 33 spaces 
for the commercial uses, for a total of 55 spaces.  Access to the underground parking 
garage would be provided by a single driveway located on State Street. 

Ten (10) of the proposed residential units would be market rate units, and two would 
be inclusionary middle-income affordable units.  Eight (8) of the market rate units 
would have two-bedrooms and would range between  1,771 and 2,349 square feet in 
size.  Two (2) of the market rate units would have three bedrooms and would range 
between 1,988 and 2,680 square feet in area.  Of the two affordable units, one would 
have two bedrooms (976 square feet) and the other would have three bedrooms 
(1,179 square feet).   
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A variety of commercial uses could be located in the proposed project, including a 
mix of specialty retail, general office and medical-dental office space. 

The existing 7,500 square foot commercial building and parking lot would be 
demolished as part of the project. 

The discretionary applications required for this project are:   

1. A Zoning Map Amendment to change the zoning from R-1, One Family 
Residential, to R-3, Limited Multi-Family Residence Zone (SBMC 
§28.92.080.B);  

2. A Modification to allow 55 parking spaces instead of the Santa Barbara 
Municipal Code required 63 spaces (SBMC §28.90.100.G & I 
and §28.92.110.A.1);  

3. A Modification of the minimum lot area required to allow for 9 two-
bedroom units and 3 three-bedroom units on a 28,875 square foot lot 
instead of the required 29,280 square feet of lot area in order to 
accommodate two inclusionary (bonus density) housing units (SBMC 
§28.21.080.G and §28.92.110.A.2); 

4. A Development Plan to allow Minor and Small Additions for the 
construction of a 1,600 square foot increase of nonresidential development 
(SBMC §28.87.300); 

5. A Tentative Subdivision Map for a one-lot subdivision to create twelve 
(12) residential condominium units and 15,576 square feet of commercial 
condominium space (SBMC §27.07 and 27.13); and 

6. A Conditional Use Permit to allow nonresidential parking in a residential 
zone (SBMC §28.94.030 H). 

The Planning Commission will consider approval of the Mitigated Negative 
Declaration prepared for the project pursuant to the California Environmental 
Quality Act Guidelines Section 15074.  
 
Case Planner: Allison De Busk, Associate Planner 
Email: adebusk@SantaBarbaraCA.gov 
 
Allison De Busk, Associate Planner, gave the Staff presentation. 
 
Jan Hochhauser, Architect, gave the applicant presentation. 
 
Staff and Mr. Hochhauser answered Planning Commission questions on Floor Area 
Ratio (FAR), project square footage, clarification on the project’s net versus gross 
square footage, and comparable recently approved projects.  Additional questions 
were answered about landscaping, mechanical equipment on roof, solar panels, solar 
ordinance compliance, windows and openings along the property line, shared-use 
parking, plate heights, and residential open space over commercial space.  Other 
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inquiries addressed concerned fire access, storage, Built Green considerations, 
undergrounding utility lines, pedestrian walking experience, and commercial versus 
residential space.  
 
Chair Jacobs opened the public hearing at 2:18 P.M. 
 
Dennis Whelan spoke in support of the project and asked about the future of the 
screen on the existing building. 
 
With no one else wishing to speak, the public hearing was closed at 2:22 P.M. 
 
Commissioner’s comments: 
 

1. Commission expressed appreciation for development of the project over 
the past 18 months and the incorporation of underground parking. 

2. Expressed concern over the size, bulk, and scale of project.  Suggested 
reducing the number of bedrooms and the size of the State Street side 
units, specifically units K and L. Many of the Commissioners felt that the 
units are far too large, especially units A, F and L.  Would like to see some 
mass pulled away from State Street.   

3. The project will need to address Charter Section 1507. 
Many of the Commissioners felt the traffic and parking analysis was 
flawed and felt that the project will generate more traffic than at the present 
time.  Concern was expressed over adding traffic to Mission Street.   

4. Commended the use of solar and would like to see the project raised to a 2 
or 3 star Built Green status.  There was some concern expressed with 
impacts of the solar panels on neighbors. 

5. Most Commissioners could not support the proposed parking modification 
and felt that more study is needed.  One Commissioner felt that parking 
should be reduced and supported the modification for parking.  

6. Several Commissioners would like to see more than the two affordable 
units included and suggested adding at least one more.  Also, would like to 
see more integration and improvement in circulation among all units. 

7. Would like to see the courtyard space lightened and designed to encourage 
residential use and interaction; suggested breaking up the ridgeline.  A 
Condition of Approval should stipulate that the courtyard should never be 
gated.  Consideration should be given to having more than just sky views 
in the courtyard.  Commissioners liked the courtyard but felt it wasn’t quite 
there yet.  The courtyard pushes the building mass outward, and the 
streetscape pays the price. 

8. Two Commissioners expressed concern with windows being too close to 
the property line to the north and south and the impact on any future 
neighboring development. Concerns were for units G, F, and E.  Would 
like to see potential for light studied.  
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9. Some Commissioners could not support the Negative Declaration due to 
questions about the traffic analysis. 

10. Concerned with view loss on the north side of the building.  Some 
Commissioners would like to see more attention to views in the Negative 
Declaration. 

11. Would like to see project get closer to zoning requirement and away from 
the need for a parking modification.  Suggested reducing the commercial 
space on the second floor that could reduce parking demand. 

12. Would like to have Historic Landmarks Commission review the reduction 
of the plate heights wherever possible. 

13. Suggestions were made to include existing grillwork in the project. 
14. Suggested adding a condition that states that the sidewalk is a parkway 

sidewalk and add considerations for pedestrian amenities.  Need for more 
consideration to pedestrian streetscape, including more windows, 
landscaping and courtyard visibility. 

15. Page two of the Negative Declaration Response to Comments needs to 
correctly reflect the area requesting a zoning modification. 

16. Some Commissioners expressed concern over the number of elevators and 
the contribution of the elevators to building mass. Other Commissioners 
felt the number of elevators need to be on the high side to accommodate 
the elderly, frail, and families. 

17. Would like to see the affordable housing units appear less like secondary 
units, especially with regard to size, location, and private outdoor living 
space. 

18. One Commissioner sees mid-State Street as an invitation for walking and 
street animation. Pedestrians like amenities such as public restrooms, 
shading, and water.   

 
Ms. Hubbell cautioned the Commission on variable density and inclusionary 
requirements and affordable housing requirements.  Guidance was also given to the 
Commission on allowed density and use of bonus density.  Ms. Hubbell stated that 
there were no policies that addressed mid-block State Street views and therefore did 
not heighten Staff’s concerns.  Topography continues to rise behind parcel and 
vegetation hides all but a minor glimpse of the mountains.  This is definitely not an 
environmental issue; it may be a design issue. 
 
Mr. Hochhauser asked for greater understanding on the balance of affordable units, 
elevators and parking.  Commissioners provided input on the lack of support for the 
parking modification and lot area modification.  In consideration of feedback 
received, Mr. Hockhauser asked for a continuance. 
 
Chair Jacobs gave the applicant feedback on the general vision for the mid-State 
Street area that bridges the downtown commercial corridor with a residential 
neighborhood to the north, along with the Neighborhood Preservation study that had 
been done in that area. 
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MOTION:  Jostes/Larson  
Continued the project to April 19, 2007 
 
This motion carried by the following vote:   
 
Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 
 
Chair Jacobs called a recess at 3:48 P.M. and reconvened the meeting at 4:06 P.M. 
 
MOTION:  White/Larson 
Reconsider the prior action of the Commission of 1722 State Street. 
 
This motion carried by the following vote:   
 
Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 
 
MOTION:  White/Myers 
Continue the 1722 State Street project to April 5, 2007. 
 
This motion carried by the following vote:   
 
Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 
 

ACTUAL TIME: 4:10 P.M. 
 
B. APPLICATION OF EVERETT WOODY, ARCHITECT FOR JEFF & 

JULIE FRIEDMAN FAMILY TRUST, PROPERTY OWNER, 1014 
GARDEN STREET, 029-221-026, R-3/ C-2 MULTIPLE FAMILY 
RESIDENCE AND COMMERCIAL ZONES, GENERAL PLAN 
DESIGNATION:  OFFICES AND RESIDENTIAL, 12 UNITS PER ACRE 
(MST2007-00018) 
The proposed project involves a proposal for a change in zone from R-3/C-2 to C-2, 
and a setback modification, both intended to abate two existing zoning violations.  A 
recently permitted two-unit residential condominium project currently under 
construction does not meet the Solar Ordinance in the R-3 portion of the lot.  A zone 
change to C-2 will abate this violation.  The building was also permitted with an 
architectural column located up to the interior property line and within the interior 
yard setback.  This encroachment was not previously recognized or approved as a 
modification to the interior yard.    The discretionary applications required for this 
project are:   
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1. Initiation of a Rezone and Recommendation by the Planning Commission to 
City Council to change a parcel zoned R-3/C-2 to C-2 (SBMC, §28.92.020); 
and  

2. Modification to allow a building encroachment within an interior yard 
setback (SBMC §28.21.060 and §28.92.110).   

The Environmental Analyst has determined that the project is exempt from further 
environmental review pursuant to the California Environmental Quality Guidelines 
Section 15301, Existing Facilities, and 15305, Minor Alterations in Land Use 
Limitations. 

Case Planner: Chelsey Swanson, Assistant Planner 
Email: cswanson@SantaBarbaraCA.gov 

 
Chelsey Swanson, Assistant Planner, gave the Staff presentation. 
 
The applicant was given the opportunity for a presentation and declined. 
 
Staff answered Planning Commission questions on the solar ordinance and violation, 
along with clarification of the zoning amendment.  
 
Commissioner Larson disclosed that she knew the applicant and sought Staff 
opinion on abstaining from participation.  Scott Vincent, Assistant City Attorney 
gave Ms. Larson assurance that knowledge of an applicant is not a conflict of 
interest. 

 
Chair Jacobs opened the public hearing at 4:25 P.M. and with no one wishing to 
speak closed the public hearing. 
 
MOTION:  White/Myers Assigned Resolution No.  010-07 
Approved the setback modification as outlined in the Staff Report.  Initiated and 
recommended to City Council a rezone of the subject property, 1014 Garden Street, 
from R-3/C-2 to R-O. 
 
This motion carried by the following vote:   
 
Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 
 
MOTION:  Bartlett/White 
Requested staff consideration of a Solar Ordinance amendment to no longer require 
that residentially-zoned properties adjacent to commercially-zoned properties meet 
the solar requirements. 
 
This motion carried by the following vote:   
 
Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 
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III. DISCUSSION ITEM:  

ACTUAL TIME: 4:35 P.M. 
 
PLANNING COMMISSION/STAFF HEARING OFFICER STANDARD 
CONDITIONS OF APPROVAL ANNUAL REVIEW / CONSTRUCTION 
RELATED CONDITIONS WORKSHOP.  Rescheduled from February 15, 2007 
Staff’s annual review of proposed changes to the Planning Commission/Staff Hearing 
Officer Standard Conditions of Approval Menu, including discussion on construction 
related conditions.  Proposed revisions to the Conditions of Approval are intended to 
provide a more efficient and concise document.  A discussion will be held with the Planning 
Commission. 

Case Planner: Jan Hubbell, Senior Planner 
Email: jhubbell@SantaBarbaraCA.gov 
 
Jan Hubbell, Senior Planner, gave the Staff presentation and included Bettie Weiss, City 
Planer/Staff Hearing officer; Steve Foley, Supervising Transportation Planner; and Chris 
Hansen, Plan Check Supervisor. 
 
Staff answered Planning Commission questions on restrictions on nighttime construction, 
erosion control, the narrowing of a street during construction, the landscape bond, and 
remediation. 
 
One Planning Commissioner suggested consideration of conditions to address the driving of 
pile foundations.  Suggested Staff consider video documentation prior to the driving of pile 
foundations to document impacts on adjoining properties from vibration. 
 
Ms. Weiss asked Staff to clarify if the standard menu of conditions included developing 
Negative Declaration and mitigation measures.  Ms. Hubbell responded that the menu 
applies most thoroughly to exempt projects, and additional mitigation measures are added 
when doing projects with Negative Declarations and Environmental Impact Reports (EIR).  
Staff recommends that this menu be given to anyone preparing an EIR so that mitigation 
measures can be included in the report and will be consistent with condition language and 
timing. 
 
Ms. Hubbell stated that, if conditions of approval are not being met, the approval can be 
taken away, or the work can be stopped if construction is in progress.  Mr. Vincent added 
that the conditions of approval have many checks along the process that include elements of 
review at each stage.  
 
Chair Jacobs opened the public hearing at 5:08 P.M. and, with no one wishing to speak, 
closed the public hearing. 
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Staff answered additional Planning Commission questions on maintenance bonds, 
compliance enforcement, elimination of the sewer lateral inspection condition, 
undergrounding utility poles, and green plan inclusion. 
 
Commissioner’s comments: 
 

1. Supported the late hour construction condition in center of town, but felt that the 
enforcement should have its own fee. 

2. Commissioners were appreciative and supportive of Staff’s development of the 
conditions menu.  Positive feedback was given on providing the conditions menu to 
EIR preparers. 

3. Expressed faith in how the City is managing conditions and support for how Staff 
uses grading ordinance and erosion control to protect grading in the rainy season. 

4. Would like to see examples of mitigation and monitoring reports in the future. 
5. Suggested inclusion of e-cars as alternatives for transportation. 
6. Suggested the inclusion of tenants in notification. 
7. Suggested fees for use of public right of ways in the downtown area. 

 
Ms. Weiss stated she liked the shorter condition list and suggested adding a condition for 
early involvement of the Historic Landmarks Committee in Landmark or Structure of Merit 
designation. 
 
Ms. Hubbell suggested taking the conditions for construction and considering the 
development of a construction ordinance. 
 

IV. ADMINISTRATIVE AGENDA 

A. Committee and Liaison Reports. 

1. Commissioner Larson reported that the public restroom by Borders is now 
open to the public and encouraged public use. 

2. Commissioner Jacobs will defer her report on the Arts Commission Arts 
Symposium to next week.  

B. Review of the decisions of the Staff Hearing Officer in accordance with 
SBMC §28.92.026. 

None were requested. 

C. Action on the review and consideration of the items listed in I.B.2. of this Agenda. 
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MOTION:  Jostes/WhiteContinue the draft minutes and resolutions of January 18, 
2007 to March 8, 2007. 

This motion carried by the following vote:   

Ayes:  7    Noes:  0    Abstain:  0.    Absent:  0 

 

VII. ADJOURNMENT 
 

MOTION:  White/JostesAdjourn the meeting of March 1, 2007 

This motion carried by the following vote:   

Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 

 
Chair Jacobs adjourned the meeting at 5:45 P.M. 
 

Submitted by, 
 
 
 
__________________________________________ 
Julie Rodriguez, Planning Commission Secretary 


































































































































	1.DOC
	2.DOC
	3.DOC
	4.DOC
	5.DOC
	6.PDF



