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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:

May 12, 2009
TO:



Mayor and Councilmembers

FROM:


Planning Division, Community Development Department

SUBJECT:

Introduction Of Ordinance Pertaining To Proposed Rezone And General Plan/Local Coastal Plan Map Amendments To 210 And 216 Meigs Road And 290 Lighthouse Road 
RECOMMENDATION:
 That Council: 
A.
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 East Mesa Neighborhood; and

B.
At the time of Ordinance adoption, adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Amending the General Plan Map and Coastal Plan Map for Certain Parcels Located in the East Mesa Neighborhood.

EXECUTIVE SUMMARY:
 

City staff and the Planning Commission support the proposed rezone to E-3/S-D-3 and General Plan and Coastal Plan land use designation amendment to residential, five units per acre based on the existing development pattern in this area and surrounding land uses.  The proposed land use would be appropriate for this parcel and consistent with the purposes and intent of the City’s General Plan and Coastal Plan.  The amendments would provide the opportunity for additional housing in the Mesa neighborhood, which is a benefit to the City as a whole.  Additionally, this resolves the prior appeal of the 210 Meigs Road project and has support from the School District and the Washington School Foundation.  Therefore, staff recommends that the City Council adopt the ordinance and resolution affecting the rezone and redesignation.

DISCUSSION:
 

The applicants and staff request a Zone Change for 216 Meigs Road from PR/S-D-3, Park and Recreation and Coastal Overlay Zone to E-3/S-D-3, One-Family Residence and Coastal Overlay Zone; and a General Plan Map Amendment for the area identified as Adjusted Parcel 1 (see Attachment 1) from Major Public and Institutional to Residential, 


five dwelling units per acre, and a Coastal Plan Map Amendment for Adjusted Parcel 1 from Major Public and Institutional to Residential, five dwelling units per acre.

Project Description

The project area encompasses three lots located east of Meigs Road and south of the terminus of Lighthouse Road.  Mr. Stevens and the School District (the “Applicants”) are proposing a land swap so that the residential development desired by Mr. Stevens can be located adjacent to the existing condominium development north of the subject property, rather than at the existing 210 Meigs location, as was approved by the Planning Commission on October 20, 2005. That prior project (a 10-unit residential condominium development at 210 Meigs Road) was appealed to the City Council on October 26, 2005; however, the appeal was put on hold so that the Mr. Stevens and appellants (Santa Barbara School Districts and Washington School Foundation) could resolve the appeal issues.  The current proposal is the result of those negotiations.  Following Planning Commission approval of the current project, the prior project at 210 Meigs Road was withdrawn.  
The current project proposes to merge 216 Meigs Road and 290 Lighthouse Road (Washington School property), and adjust the lot lines between this newly merged parcel and 210 Meigs Road.  The newly adjusted parcel (“Adjusted Parcel 1”) would then be subdivided into five single-family residential lots with vehicular access off Meigs Road.  The Planning Commission approved the current project on March 5, 2009.  The School District supports the proposed single-family subdivision and development as designed and conditioned because it would provide a buffer between the school and new residential uses, and would be less dense than the prior condominium development.  The conditions of approval for the current project require the reconfiguration of the Washington School parking lot to be completed before the issuance of any grading or building permits for the single-family subdivision.
Planning Commission’s approval of the project is contingent upon the City Council and the California Coastal Commission approving the rezone and Map amendments.  The zone change is requested because a portion of the newly configured lot proposed for subdivision has a zoning designation of PR (Park and Recreation), which does not allow residential development.  The General Plan and Local Coastal Plan Map amendment is requested because the current land use designation of the entire project site is Major Public and Institutional, which does not allow residential development.  The Planning Commission recommended approval of the requested land use changes to the City Council on March 5, 2009 as part of their project approval.

Issues
The project site is located in the East Mesa Neighborhood, which primarily has a density classification of five dwelling units per acre, which is consistent with E-3 zoning classification.  The General Plan and Local Coastal Plan acknowledge that this neighborhood is almost entirely developed with single-family residences, with a few areas of multi-family residential developments around the commercial center at the intersection of Cliff Drive and Meigs Road.  The General Plan and Local Coastal Plan has designated an area around the Mesa Shopping Center (which has a commercial designation) with a density classification of 12 dwelling units to the acre.  Most of this area is now zoned R-2 and is developed with garden apartments, duplexes and condominiums.  The subject parcel is located near the intersection of Cliff Drive and Meigs Road, south of the Mesa Shopping Center. 

The proposed General Plan and Local Coastal Plan Map Amendment would encompass an area of approximately 1.51 acres because it would be for the adjusted lot area (Adjusted Parcel 1).  The existing General Plan Designation for the entire site is Major Public and Institutional.  It was likely anticipated that this land would be used for either park or school purposes, given its location.  The proposed General Plan Map designation is Residential, 5 units per acre.  

The 216 Meigs Road parcel is zoned for park and recreation uses (PR/S-D-3), and is surrounded by single-family zoning (E-3/S-D-3) to the south, east and northeast.  To the north and northwest are properties zoned for two-family residential development
(R-2/S-D-3).  To the west, across Meigs Road, is La Mesa Park and the U.S. Coast Guard facility, which are zoned PR/SD-3.  The 216 Meigs Road parcel was originally part of La Mesa Park, hence the PR/S-D-3 zoning (which was adopted in 1986).  However, the site was declared excess land by the City Council in 1987 and was sold to the Santa Barbara School District in 1991.  Prior to its sale, the Parks Department had proposed to revert the site’s zoning back to E-3 (as it existed prior to the 1986 re-zone to PR/S-D-3); however, the City Council decided to retain the PR zoning, and expressed a strong interest in not rezoning the parcel for housing use. 

The following table identifies the land use, zoning and land use designation of properties surrounding the project site:

	
	LAND USE
	ZONING
	GENERAL/COASTAL PLAN

	Project Site
	Elementary School and Residential (proposed)
	E-3/S-D-3 (proposed)
	Major Public and Institutional

and Residential, 5 units per acre (proposed)

	North
	Residential
	R-2/S-D-3 and E-3/S-D-3 
	Residential – 12 units per acre and Residential 5 units per acre

	South
	Meigs/Shoreline
	PR/S-D-3 
	Open Space and Residential 5 units per acre

	East
	Single-Family Residential
	E-3/S-D-3
	Residential 5 units per acre

	West
	La Mesa Park and Residential
	PR/S-D-3 and R-2/S-D-3
	Open Space and Residential – 12 units per acre


There was no opposition to the current project at the Planning Commission hearings, and potential land use compatibility concerns raised by the Washington School Foundation through the environmental review process are addressed in the project’s conditions of approval.

Basis for the General Plan/Local Coastal Plan and Zoning Map Amendment

The proposed residential land use designation of five units per acre recognizes the fact that the property is in private ownership, and both the City of Santa Barbara and the Santa Barbara School District have declined to purchase the subject property for either school or park purposes.  Designation of the property as Residential, five units per acre would allow for development of housing in an infill location close to services, recreation and transit opportunities.  This designation would also be consistent and compatible with adjacent and nearby development and land uses.
The proposed residential zoning designation would be consistent with the proposed General Plan and Local Coastal Plan designation of Residential, five units per acre and would be consistent with the Local Coastal Plan text discussion of development in this area of the Mesa Neighborhood.  Additionally, the proposed zone would be consistent with surrounding zoning designations and recognizes the fact that the parcel is in private ownership and both the City of Santa Barbara and the Santa Barbara School District have declined to purchase the subject property for either school or park purposes.  Zoning the property for residential use would allow for development of housing in an infill location close to services, recreation and transit opportunities.  This designation would also be consistent and compatible with adjacent and nearby development, land uses and zoning designations.

Additionally, the proposed rezone would allow new housing to be located in a more acceptable location relative to the school, as compared to building housing on the 210 Meigs Road property (currently zoned E-3/S-D-3).

Procedures

Under the City’s Charter Section 1507, amendments to the City's General Plan and Zoning Ordinance require a minimum of five affirmative votes of the City Council, and findings that the amendments comply with the City’s policy of living within our resources.  

Rezones are carried out by Ordinance, and General Plan Amendments are adopted by Resolution.  Coastal Plan Amendments are carried out in accordance with normal City procedures for zone changes and General Plan Amendments except that such changes will not go into effect unless they are certified by the California Coastal Commission.  
NOTE: 
The following information has been provided to Councilmembers under separate cover and is available for review in the City Clerk’s office:
(
Final Mitigated Negative Declaration for MST2006-00476 (210 Meigs Road, 216 Meigs Road and 290 Lighthouse Road), dated December 12, 2008

ATTACHMENTS: 
1.
Site Plan
2.
Planning Commission Resolution 007-09, dated March 5, 2009
3.
Planning Commission Minutes, dated March 5, 2009

4.
Planning Commission Staff Report (without exhibits), dated 
March 5, 2008
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Allison De Busk, Project Planner
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Paul Casey, Community Development Director
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City Administrator's Office
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