Project Description, Project Objectives, Required Approvals
and Record of Proceedings
A.
PROJECT DESCRIPTION

This summary of the Project description is taken from the text of the Draft and Final Original and Revised EIRs for the Veronica Meadows Specific Plan.  An alternative to the project that retains most of the elements of the Proposed Project but also includes some of the elements of various project alternatives has been developed.  That alternative is referred to as the Current 2008 Project Design in the 2008 Draft Revised EIR and 2008 Final Revised EIR, section 4.13.  This discussion retains the original Project description to avoid confusion.  

The project site is located within the unincorporated area of the Las Positas Valley, between Arroyo Burro Creek (on the eastern boundary of site) and Campanil Hill (to the west). The current City/County jurisdictional boundary runs along the southern property line of the project area. The southern portion of the property is located in the Coastal Zone. The site is currently undeveloped, and access is taken from the end of Alan Road. Existing single-family development along Alan Road is located immediately south of the project site, and the Stone Creek Condominiums are to the north. 

The project would involve annexation of approximately 50.5 acres from an unincorporated portion of Santa Barbara County. Approximately 35.7 acres would be dedicated open space and 14.8 acres would be developed for residential uses and public open space. Twenty four (24) residential lots would be created with two-story, single-family houses. The sizes of the houses would range from 1,800 to 4,500 square feet. 

Site access to all but two lots would be provided via a concrete bridge over Arroyo Burro Creek that would intersect with Las Positas Road. This bridge would be constructed over a City-owned open space parcel along the creek. A two-way stop-controlled intersection would be constructed on Las Positas Road across from the entrance to Elings Park; a stop sign would not be placed on Las Positas Road. Access to the southern two lots on the property would occur from Alan Road.

The project includes a 100-foot buffer between the proposed residences and the top-of-bank of Arroyo Burro Creek, and a 50-foot buffer zone adjacent to the west side of the creek. A public pedestrian path is proposed within the 50-foot creek buffer area. It would provide access from Las Positas Road (and Elings Park) to Alan Road. Bicycle access would also be provided through the site using interior roads and a small length of a paved bike path.

The project also includes habitat restoration along both banks of Arroyo Burro Creek at, and adjacent to, the property. Much of the restoration would occur on a City-owned open space parcel, and would require City approval. Development of several lots would require stabilization of landslides on the hillsides above the lots.

The project also involves annexation of a 5.89-acre City-owned parcel, a portion of which would be used for the bridge to the project site, subject to City Council approval.

(Original Final EIR for the Veronica Meadows Specific Plan, dated January 2005 (2005 Final EIR), pp. ES-1 to ES-2, 1-1 to 1-2, 2-1 to 2-26; Draft Revised EIR—Selected Chapters for the Veronica Meadows Specific Plan, dated March 2008 (2008 Draft Revised EIR), pp. ES-1 to ES-2, 1-1 to 1-2, 4-29 to 4-32; Final Revised EIR—Selected Chapters for the Veronica Meadows Specific Plan, dated May 2008 (2008 Final Revised EIR), pp. ES-1 to ES-2, 1-1 to 1-2,  4-29 to 4-32.).)  

B.
PROJECT OBJECTIVES

The overall goal of the Veronica Meadows Specific Plan is to develop the vacant lands at the project site in accordance with the City of Santa Barbara General Plan, using the Specific Plan process to achieve the following multiple objectives:

· Annex unincorporated parcels to the City of Santa Barbara, thereby improving land use planning and public services in this portion of the Las Positas Valley
· Develop market-rate housing to meet ongoing housing demands in the City 
· Develop the project site in a manner that respects and accommodates site constraints and is compatible with the natural setting and existing development of the surrounding area
· Ensure that development provides adequately for public safety, services, and facilities
· Implement a creek corridor restoration plan to improve habitat and water quality along Arroyo Burro Creek consistent with City creek policies and programs
· Provide adequate vehicle circulation and traffic control
· Improve public access in the Las Positas Valley and establish beneficial pedestrian and bike routes that enhance coastal and recreation access

Section 65450 of the Government Code provides that a planning agency may “prepare specific plans for the systematic implementation of the general plan for all or part of the area covered by the general plan.” Section 65451 dictates what must be included in a specific plan. In essence, a Specific Plan acts as a bridge between the broader comprehensive policies of the General Plan and the more detailed Development Plan. In this instance, the Specific Plan was developed to be consistent with the City of Santa Barbara General Plan because the subject properties would be annexed to the City.

(2008 Final Revised EIR, p. 4-2; 2008 Draft Revised EIR, p. 4-2; 2005 Draft EIR, p. 2-1.)  

C.
REQUIRED APPROVALS

The project requires a large number of discretionary approvals by the City of Santa Barbara as well as other State and Federal agencies.  The required discretionary approvals, permits, and actions by the City and other agencies are listed below.

1.
Approvals and Actions by Planning Commission

· Certification of the Final EIR.  

2.
Approvals by the City Council

· Certification of the Final EIR.  

· A request to Santa Barbara County Local Agency Formation Commission (LAFCO) for annexation of the subject parcels to the City of Santa Barbara;

· A General Plan Amendment, upon annexation, to add the subject parcels to the City’s General Plan Map.  APNs 047-010-016, 047-010-053 (the 4.49-acre portion), and 047-010-026 would have a General Plan designation of Residential, Two Dwelling Units per Acre, Buffer/Stream and Pedestrian/Equestrian Trail; APN 047-010-011 would be designated Major Hillside, Open Space, Buffer/Stream and Pedestrian/Equestrian Trail;
· A Local Coastal Plan Amendment, upon annexation, to add the portion of APN 047-010-016 that is located within the Coastal Zone boundary to the City’s Local Coastal Plan Map, with a designation of Residential, Two Dwelling Units per Acre, Buffer/Stream and Pedestrian/Equestrian Trail;

· Zoning Map and Ordinance Amendments, upon annexation, to adopt Specific Plan Number Nine (SP-9), and zone APNs 047-010-011, 047-010-016, 047-010-053, and 047-061-026 Specific Plan Number Nine (SP-9) and Coastal Zone Overlay, where applicable; 

· Hillside Design District Map Amendment, upon annexation, to add the subject parcels to the Hillside Design District (Santa Barbara Municipal Code, § 28.68.110).
· A Lot Line Adjustment to attach a 4.49-acre portion of APN 047-010-053 to APN 047-010-016 (SBMC 27.40 and Gov. Code §66412);

· A Coastal Development Permit (CDP2003-00026) to allow the proposed subdivision and development of the portion of the project within the appealable and non-appealable jurisdictions of the City’s Coastal Zone (SBMC 28.44);

· A Public Street Waiver to allow lots 4, 5 and 6 to be served by a private road (SBMC §22.60.300);

· A Tentative Subdivision Map to allow the division of one parcel into 30 lots.  Twenty-five lots would be developed with single-family homes, four would be for open space and one would be for the private road (SBMC 27.07); and

· Approvals related to bridge construction and creek restoration on City-owned lands adjacent to the project site.

3.
Actions of the Single Family Design Board (SFDB)

· Design Review by the Single Family Design Board (Santa Barbara Municipal Code, § 22.69). This approval includes compliance with the Neighborhood Protection Ordinance to allow grading as proposed and to allow the proposed extent of buildings in the Hillside Design District (Santa Barbara Municipal Code, § 22.68.70) 

4.
Permits or Actions by Other Agencies

· LAFCO approval of the annexation to the City of Santa Barbara, and detachment from special districts.

· Approval of revised public easement locations for City water and sewer lines. 

· Army Corps of Engineers Nationwide Permit for activities within waters of the U.S. (33 CFR 330).

· California Coastal Commission approval of amendments to the City’s Local Coastal Program.

· Central Coast Regional Water Quality Control Board Section 401 Water Quality Certification.

· Santa Barbara County Flood Control District Letter of Map Revision (LOMR).

· California Department of Fish and Game Streambed Alteration Agreement (Section 1601 of the California Fish and Game Code).

· California Department of Transportation Encroachment Permit.

· City of Santa Barbara Building and Public Works Permits.

D.
Record of the Proceedings

The record of proceedings for the Planning Commission and City Council’s decisions on the Project includes, but is not limited to, the following documents:

(1)
The Notice of Preparation and all other public notices issued by the City in conjunction with the Project;

(2)
All applications for approvals and development entitlements related to the Project and submitted to the City;

(3) 
The Draft EIR for the Project and technical appendices;

(4)
The Draft Revised EIR for the Project and technical appendices;

(5) 
All comments submitted by agencies or members of the public during the public comment period on the Draft EIR or the Draft Revised EIR;

(6)
The 2005 Final EIR and 2008 Final Revised EIR for the Project, including comments received on the Draft EIR and the Draft Revised EIR, responses to those comments, and the two EIR Addenda;

(7)
The Mitigation Monitoring and Reporting Program for the Project;

(8)
All reports, studies, memoranda, maps, staff reports, or other planning documents related to the Project prepared by the City, or consultants to the City with respect to the City’s compliance with the requirements of CEQA and with respect to the City’s action on the Project;

(9)
All reports, studies, memoranda, maps, staff reports, or other planning documents related to the Project cited or referenced in the preparation of the Draft EIR, Draft Revised EIR, or Original and Final Revised EIRs;

(10) 
The City of Santa Barbara General Plan, Local Coastal Plan, Municipal Code, Veronica Meadows Specific Plan, and any other relevant City of Santa Barbara planning documents;

(11)
All documents submitted to the City (including the Planning Commission and City Council) by other public agencies or members of the public in connection with the Project, up through the close of the public hearing on the Final EIR on June 17, 2008;

(12)
Any minutes and/or verbatim transcripts of all information sessions, public meetings, and public hearings held by the City in connection with the Project; and 

(13) 
Any other materials required for the record of proceedings by Public Resources Code Section 21167.6, subdivision (e).

The official custodian of the record is the City of Santa Barbara, Community Development Department, Planning Division, 630 Garden Street, Santa Barbara, CA  93101.

The City Council has relied on all of the documents listed above in reaching its decision on the Project, even if not every document was formally presented to the Council or City staff as part of the City files generated in connection with the Project.  Without exception, any documents set forth above not found in the Project files fall into one of two categories.  Many of them reflect prior planning or legislative decisions with which the City Council was aware in approving the Project.  Other documents influenced the expert advice provided to City staff or consultants, who then provided advice to the City Council.  For that reason, such documents form part of the underlying factual basis for the Council’s decisions relating to the adoption of the Project.  (See Pub. Resources Code, § 21167.6, subd. (e)(10).
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