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 CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
November 15, 2011
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department
SUBJECT:
Appeal Of Planning Commission Decision For 415 Alan Road
RECOMMENDATION That Council: 
A.
Hear the appeal of Steven Amerikaner, agent for Mr. & Mrs. Andrew Seybold, of the Planning Commission’s denial of the staff recommendation that Council approve a General Plan amendment, Rezone, and Local Coastal Program amendment, and a proposed Lot Area Modification, the Tentative Subdivision Map, and the Coastal Development Permit at 415 Alan Road; and
B.
Take one of the following actions:
1. Deny the appeal, thereby upholding the Planning Commission’s denial of the project, and direct staff to return with findings and decisions; or
2. Uphold the appeal, and:
a. Approve the following applications, making findings in Attachment 8, subject to the conditions of approval in Attachment 9:
i. A Lot Area Modification to allow the proposed Parcel A to be less than the minimum lot size of 1.5 acres required for lots with slopes of 10%-20% in the A-1 Zone (SBMC §28.92.026.A); 

ii. A Tentative Subdivision Map to allow the division of one (1) lot into two (2) parcels (SBMC 27.07);

iii. A Coastal Development Permit for the development within the non-appealable jurisdiction of the Coastal Zone (SBMC §28.44.060).
b. Adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Approving A Local Coastal Program Amendment for an application of Patsy Stadleman, agent for Andrew Seybold, 415 Alan Road – Parcel B (MST2009-00083); 
c. Adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Approving a General Plan map amendment for an application of Patsy Stadleman, agent for Andrew Seybold,  415 Alan Road – Parcel B (MST2009-00083); and
d. 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 Campanil area neighborhood. 
DISCUSSION:
Project Description
The project consists of a subdivision of a 1.37 acre parcel that is currently developed with a single family residence with a garage. The subdivision would result in the creation of one 45,056 square foot lot (Proposed Parcel A), with the existing single-family residence remaining on this lot, and one 14,601 square foot lot (Proposed Parcel B), which would be vacant. A development restriction of a single story, 2,000 square foot maximum size residence with a 500 square foot garage, which would be constructed between the 40 foot contour line and the sidewalk, is proposed. Access to each of the proposed lots would be from Alan Road. 
As part of the project, a General Plan/Local Coastal Program Amendment and a Rezone are being requested for the proposed northern lot (Proposed Parcel B). A lot area Modification is being requested for the proposed southern lot (Proposed Parcel A) to be less than the minimum lot size of 1.5 acres as required under the slope density section of the Municipal Code. The following table provides more detail on the proposal.
	
	Proposed Parcel A
	Proposed Parcel B

	Zone District
	A-1/ SD-3
	E-3/ SD-3*

	Use
	Residential (Existing Res.)
	Residential (Vacant)

	General Plan Designation
	Residential, one unit per acre
	Residential, three units per acre**

	Slope
	14.40%
	19.90%

	Minimum lot area required (with slope density factor of 1.5)
	65,340 sq. ft.  (1.5 acres)
	11,250 sq. ft. (0.26 acres)

	Proposed Lot area
	45,056 sq. ft. (1.03 acres)***
	14,601 sq. ft. (0.34 acres) 

	Zoning 
	Nonconforming to Lot Area
	Conforming to Lot Area

	General Plan 
	Conforming to Density
	Conforming to Density


* Rezone and Local Coastal Program amendments are required
** General Plan and Local Coastal Program amendments are required

*** Lot Area Modification is required
Background

The property at 415 Alan Road is located in the Campanil neighborhood of the City, which is bordered on the north and east by Arroyo Burro Creek, on the south by the ocean and on the west by Hope Ranch.  The project site was originally comprised of 2.37 acres and developed with a single-family residence with a garage and accessory structure. A two lot subdivision was approved and was recorded in May of 1978 (Parcel Map No. 20,191), which left the residence on a 1.37-acre lot, the subject of the current proposal, and a vacant 1-acre lot to the south. The parcel to the south, which is bounded by Cliff Drive and Alan Road, was later developed with a single-family residence.

Since 2003, the applicant has proposed to subdivide the subject 1.37-acre lot into two parcels with various configurations. For example, one proposal included adjusting lot lines with adjacent lots to achieve a lot configuration consistent with the zoning ordinance. The most recent proposal was submitted on February 2, 2009. The current proposal involves the division of the current lot into two lots and the adoption of zoning ordinance and land use plan amendments. 
A request to initiate a General Plan Amendment, a Rezone, and a Local Coastal Program amendment was presented to the Planning Commission on June 11, 2009 with a staff recommendation to deny the request (Attachment 2 – Staff Report). The recommendation was based, in part, upon the Land Use Element discussion that the Braemar Tract is an example of creating lots too small for the topographic setting of the area. Further, the proposed project would require a General Plan Amendment and Rezone in order to make the findings of consistency with the General Plan and the Zoning Ordinance. The Planning Commission denied the applicant’s request (Attachment 3 - Minutes), and the applicant appealed the denial to Council (Attachment 4 – Council Agenda Report). 
On November 9, 2009, Council upheld the applicant’s appeal, and initiated the General Plan Amendment, Rezone, and Local Coastal Program amendment by a vote of 5-2 (Horton and Blum, no) [Attachment 5 – Minutes].  The majority of the Council supported the initiation if the applicant could demonstrate that the future development of proposed Parcel B could be a middle income affordable unit through design. After Council’s action, the applicant adjusted the configuration of the lot split slightly to meet the slope density requirement for proposed Parcel B, and proposed a deed restriction on this vacant lot that the future development would be limited to a single 2,000 square foot residence and a 500 square foot garage. 
The project was presented to the Planning Commission on March 3, 2011 (Attachment 6 – Staff Report), with a recommendation of approval by staff based, in part, upon Council’s previous action and direction. Staff’s support of the project was also based upon the subdivision resulting in a net gain of one residential unit in the City’s housing stock, and the density of the proposed subdivision being compatible with the surrounding neighborhood. Proposed Parcel B would be similar in size to lots within the neighboring Braemar tract that begins on its northern and western lot lines and the proposed zoning designation would coincide with that tract’s zoning of E-3 (Residential 7,500 square feet minimum). 

The Planning Commission did not agree with staff’s reasoning and denied all of the project’s requests by a vote of 3-2 (Bartlett, Jordan).  The minutes of that hearing are included as Attachment 7. The Commission focused on the Lot Area Modification for proposed Parcel A as the main area of concern. Some Commissioners supported the Modification request because the existing residence of 3,000 square feet with an approximate 500 square foot garage would remain on this lot and thus not change the visual character of the neighborhood. Other Commissioners did not support the Modification because the intent of the slope density section of the Municipal Code was not met. According to the dissenting Commissioners, the intent was to provide more lot area for development on sloped parcels to reduce visual impacts, yet shrinking the lot size below the slope density lot size is inconsistent with that intent. 
Because a majority of the Commissioners did not support the Lot Area Modification, the Commission also voted to deny the proposed recommendation to Council of approval of the General Plan, Zoning, and Local Coastal Program Amendments by a 3-2 vote. The Commission denied all of the project’s requests because the project could not move forward without majority support of the Lot Area Modification. 
POSSIBLE ACTIONS BY COUNCIL:

Given the history of this project, staff is presenting two options for Council’s consideration without a recommendation. Option 1 follows the direction of the Planning Commission to deny the project. Option 2 would uphold the appeal, adopt the General Plan, Rezone, and Local Coastal Program Amendments, and approve the lot area modification, the tentative subdivision map, and the coastal development permit.
	ATTACHMENTS:
	1. Steve Amerikaner appeal letter dated March 11, 2011 
2. Planning Commission Staff Report, dated June 11, 2009

3. Final Planning Commission Minutes, dated June 11, 2009

4. Council Agenda Report, dated November 10, 2009

5. City Council Minutes, dated November 10, 2009

6. Planning Commission Staff Report, dated March 3, 2011

7. Final Planning Commission Minutes, dated March 3, 2011

8. Draft Findings of Approval

9. Conditions of Approval
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