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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
November 10, 2009
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department

SUBJECT:
Appeal Of Planning Commission Decision For 1900 Lasuen Road,        El Encanto Hotel  
RECOMMENDATION: 
That Council deny the appeal filed by Trevor Martinson and uphold the Planning Commission approval of the Modifications and Transfer of Existing Development Rights for the project revisions proposed at the El Encanto Hotel. 
DISCUSSION:

Background
On February 12, 2009, the Planning Commission approved a Revised Master Plan for the El Encanto Hotel.  Subsequently, an appeal of the Planning Commission approval was filed by the neighbors to the north, who were primarily concerned about the proposed design for the northwest corner of the property.  

On April 28, 2009, the City Council held the appeal hearing and directed the applicant to work with the neighbors to formulate a mutually agreeable redesign of the northwest corner prior to returning to the Planning Commission and Council.  After the Council hearing, Staff held a series of meetings with the applicant and appellants to resolve the appeal issues.  As a result, the applicant made project revisions to the northwest corner that were acceptable to both the applicant and the neighbors who filed the appeal.  

On September 10, 2009, the Planning Commission voted 7-0 to approve the proposed project revisions (see Attachments 2 & 3 – Planning Commission Staff Report, Minutes and Resolution).  After the Planning Commission approval of the project revisions, the neighbors withdrew their appeal and Trevor Martinson filed an appeal.  
Project Description
The Planning Commission approval is for a revision to the approved El Encanto Hotel Revised Master Plan, consisting primarily of changes to the design of the northwest corner of the project site.  The revisions consist of three, one-story cottages (#37, 38 & 39) above an underground, 42-space, valet parking garage.  The operations/back of house facilities would be located in the three cottages.  Components of the utility distribution facility would be located in cottage 39, in the underground parking garage, and underneath cottage 29.  As a result of relocating the parking underground, one parking space would be relocated to the Mission Village underground valet parking garage located in the northeast corner.  The revision also includes 900 square feet of additional underground mechanical space that was not previously proposed in the Mission Village underground valet parking garage.  All other components of the Revised Master Plan remain as approved on February 12, 2009.  An Addendum to the Mitigated Negative Declaration was prepared for the project pursuant to the California Environmental Quality Act Guidelines Section 15164.   
The discretionary applications approved by the Planning Commission were: 1) a Modification to allow the above-ground portion of the underground parking structure to encroach into the front setback along Alvarado Place; 2) Modifications to provide less than the required distance between buildings in the northwest corner; and 3) Transfer of Existing Development Rights of 6,000 square feet (instead of 10,000 square feet as previously approved) of non-residential floor area to the project site.

Appeal
The appeal letter filed by Trevor Martinson states that the approvals are in violation of the City Zoning Ordinances, City Parking Standards, the California Environmental Quality Act (CEQA), and California State Building Code Title 24 (see Attachment 1 – Appeal Letter, Letter to the Planning Commission).  It also references a letter that was submitted to the Planning Commission on September 10, 2009. That letter expresses concerns regarding the square footage and height of the Main Building, the number of stories in Mission Village, Mission Village parking, greenhouse gas emissions and bicycle parking.  It also disputes a letter from the Orient Express to neighbors concerning the Main Building.  As the appellant states in the letter, he expressed similar concerns in a comment letter regarding the draft Mitigated Negative Declaration and at the April 28, 2009 Council appeal hearing.   
Although the appellant has appealed the September 10, 2009 Planning Commission approval, the letters from the appellant do not express concerns regarding the approved revisions which include the design of the northwest corner or the additional square footage in the Mission Village underground garage.  The concerns expressed regarding the Main Building, which received a building permit in 2007, are not relevant to this appeal.  The concerns expressed regarding the number of stories in Mission Village and the parking structure are not relevant to this appeal, were considered previously as part of the February 12, 2009 Revised Master Plan approval and are not a part of the revisions considered by the Planning Commission on September 10, 2009.  Greenhouse gas emissions were analyzed in the Final Mitigated Negative Declaration that was adopted by the Planning Commission on February 12, 2009.  No significant thresholds or regulatory guidance currently exists for the generation of greenhouse gas emissions.  Because the project would not add vehicle trips or stationary sources, long-term emissions are less than significant; therefore, impacts from greenhouse gas emissions were found to be less than significant.  The Addendum to the Mitigated Negative Declaration, prepared to address the project revisions, did not require additional analysis regarding greenhouse gas emissions.  Bicycle parking was addressed as part of the 2004 Master Plan and no changes were proposed as a part of the Revised Master Plan. 
Conclusion
As discussed above, the concerns expressed in the appeal letters are not relevant to the project revisions approved by the Planning Commission on September 10, 2009 and were previously considered by staff, the Planning Commission or the City Council.  If the Appellant was concerned about these aspects of the El Encanto Project, it would have been more appropriate for him to have appealed the initial February 2009 Planning Commission decision.
RECOMMENDATION:

It is staff’s position that the Planning Commission appropriately considered all relevant issues pertaining to the proposed revisions and made the appropriate findings to approve them.  Furthermore, the issues brought up by the appellant are not relevant to the approval granted by the Planning Commission.  Therefore, staff recommends that the Council deny the appeal and uphold the approval of the project revisions.

NOTE:  The Final Initial Study/Mitigated Negative Declaration is available at http://www.santabarbaraca.gov/Resident/Environmental_Documents/1900_Lasuen_Road. 
ATTACHMENTS:
1. 
Appeal letter dated 9/21/09; Letter to PC dated 9/10/09
2.
Planning Commission Staff Report for 9/10/09 
3.
Planning Commission Minutes and Resolution, dated 9/10/09
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