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1702, 1706, and 1708 La Vista del Oceano – Vicinity Map (2008) 

 

 
 

IV. BACKGROUND 

The parcels in question are three of six SFR lots approved by the Planning Commission in 2004 

that were part of a larger project in the Rogers Tract to consolidate numerous small parcels into 

7 parcels comprised of the six SFR lots and one ( rezoned from E-1 to R-2) to contain 14 

duplex condominium units.  The condominium units, of which seven are affordable units, have 

since been built and issued certificates of occupancy.  Building permits have been issued for all 

six SFR lots and all are currently in construction. 

V. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant:  L&P Consultants 

Property Owner: 
Vista Oceano La Mesa Venture LLC; Jody F. Herrick Trust & 

Tommy Herrick Trust 

Site Information 

Parcel Number:  

1702 La Vista del Oceano, 035-480-061  

1706 La Vista del Oceano, 035-480-062  

1708 La Vista del Oceano, 035-480-063 

Lot Area:  

46,369 sf 

49,628 sf 

45,031 sf 

1702 

1706 
1708 
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General Plan: Low Density Res – 3du/ac Zoning: E-1 

Existing Use: SFR (under construction) Topography: 5-30% slopes 

Adjacent Land Uses 

North - SFR East - SFR 

South - Duplex West - SFR 

B. PROJECT STATISTICS 

SFR Parcels 
Existing Proposed 

Open Space Dev. Envelope Open Space Dev. Envelope 

1702 LVdO 

1706 LVdO 

1708 LVdO 

26,997 sf 

31,904 sf 

28,111 sf 

19,372 sf 

17,724 sf 

16,920 sf 

25,844 sf 

32,694 sf 

28,474 sf 

19,372 sf 

16,665 sf 

17,979 sf 

Totals 87,012 sf 54,016 sf 87,012 sf 54,016 sf 

VI. POLICY AND ZONING CONSISTENCY ANALYSIS 

A. ZONING ORDINANCE CONSISTENCY 

The following table presents key requirements of the E-1 Zone for the proposed project. 

Standard 
Requirement/ 

Allowance 
Existing Proposed 

Setbacks 

   -Front 

   -Interior 

   -Rear 

 

30 ft 

10 ft 

10 ft 

 

1702, Mod approved  

All >10 ft 

All >10 ft 

 

N/C 

N/C 

N/C 

Parking 2 / lot 3 / lot 3 / lot 

Minimum Lot 

Area 

45,000 sf 

(Slope Density Ord.) 
>45,000 sf >45,000 sf 

Open Yard 1,250 sf >1,250 sf >1,250 sf 

No modifications are requested in conjunction with the proposed LLA.  As part of the original 

subdivision permit, the Planning Commission granted modifications for 1702, 1706 and 1708 

La Vista del Oceano to waive public street frontage requirements and a modification for Lot 4 

for a front yard set-back of less than 30 ft (See Exhibit E for PC Reso 053A-04). 

1. LOT LINE ADJUSTMENT 

a. Proposed Lot Line Adjustment 

In order to provide 1708 La Vista del Oceano with more usable yard space, it is 

proposed to transfer 1,422 sf from 1706 to 1708.  This can be achieved without 

abrogating the requirements for minimum lot size or interior set-backs, and does not 

reduce the total amount of land in the natural area dedicated to the City.  The 

developers of the lots also wish to increase the distance between the development 

area on 1706 and the interior lot line to the southwest shared with 1702 to provide 
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more flexibility for location of the pool, patios and landscaping.  Consequently, it is 

proposed to transfer 1,153 sf from 1702 to 1706 La Vista del Oceano.  This 

proposed transfer also does not abrogate the requirements for minimum lot size or 

interior set-backs, and does not reduce the total amount of land in the natural area 

dedicated to the City.  As indicated in the table under Project Statistics above, the 

amount of area in the development envelope relative to the area in the dedicated 

natural open space does change slightly for all three lots, but the total amount of 

area in development envelopes and in dedicated open space for all three lots remains 

the same.  Stated differently, the boundary line between developable area and 

dedicated area remains unchanged from the original project approved by the 

Planning Commission. 

b. Landscape Plans 

Each lot is divided into two areas for landscaping:  the development area or 

envelope which includes all buildings and structures and related landscaping for the 

use and enjoyment of the residents; and the natural open space area dedicated to the 

City.  This latter area must be restored as necessary and planted per the original 

Planning Commission approval by the developer prior to issuance of any certificates 

of occupancy for the six SFRs.  The future residents of the six homes may make 

passive use only of the dedicated area, and are not permitted to do any further 

landscaping.  However, they are responsible for maintenance of the plants provided 

by the developer (including replacement if necessary) and for reduction of fire 

hazards on an ongoing basis.  The small transfers of land in the dedicated area 

between 1702 and 1706, and 1706 and 1708 should not affect the restorative 

planting plan as it applies to the entire area (including that on 1705 La Vista del 

Oceano which is not part of this LLA.)  It is recommended that conditions of 

approval from the original planning approval be reiterated in any approval for the 

LLA, to ensure clarity of the Planning Commission’s intent for future landowners. 

The LLA will most likely result in changes in the landscaping for the private yards 

for 1706 and 1708 La Vista del Oceano.  It is recommended that plans for revised 

landscaping be reviewed by the SFDB for adherence to plant palate and 

compatibility with the dedicated area.  

B. GENERAL PLAN CONSISTENCY 

The project has been reviewed for consistency with policies of the Land Use Element.  

Unless stated otherwise below, the project is deemed consistent with all relevant policies of 

the General Plan.  The policies identified below were considered to merit discussion. 

1. LAND USE ELEMENT 

a. LG14. Low Density Single Family Zoned Residential Areas.  

The proposed lot line adjustments would not affect the use of the single family lots 

or character of the houses and landscaping now in construction on them.  The house 

designs (height, scale and size) are considered appropriate for the Alta Mesa 

Neighborhood and were found to be consistent with existing residential 

development in the area by the Planning Commission in 2004. 
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2. OPEN SPACE, PARKS AND RECREATION ELEMENT 

a. OP1.  Variety and Abundance. 

The proposed lot line adjustments would not affect the amount of or preservation of 

open space on the three lots, nor would they affect the public trail easement that 

crosses the three lots in the dedicated natural opens space portion of the lots. 

3. ENVIRONMENTAL RESOURCES/CONSERVATION ELEMENT 

a. ER11.  Native and Other Trees and Landscaping. 

The proposed lot line adjustments would not prevent the developer from completing 

the restorative planting of native trees and shrubs and other suitable plant species in 

the dedicated natural open space on the three parcels, once construction is 

completed. 

VII. ENVIRONMENTAL REVIEW 

The project would be considered categorically exemption under CEQA §15305 as a minor 

alteration in land use limitations.  RC§15305 states:   “Class 5 consists of minor alterations in 

land use limitations in areas with an average slope of less than 20%, which do not result in any 

changes in land use or density, including but not limited to:  (a) Minor lot line adjustments, side 

yard, and set back variances not resulting in the creation of any new parcels”.   While the lots at 

1702, 1706 and 1708 La Vista del Oceano contain slopes ranging from 5% to over 30%, the 

location of the development envelopes are less than 20%.  The City’s List of Ministerial 

Projects and Categorical Exemptions interprets RC§15305 for local application to apply to the 

area of development only.  The LLAs would not change the average slope of the development 

envelopes.  Nor would they result in increased density or any new lots.  

VIII. DESIGN REVIEW 

The individual SFR projects for these three parcels were reviewed by the ABR or SFDB on 8 to 

14 separate occasions between 2005 and 2012.  All three projects were eventually approved, 

requested revisions which were also approved, and have since received their building permits.  

The SFR projects on all three lots are currently under construction.   

IX. FINDINGS 

The Staff Hearing Officer finds the following:   

A. LOT LINE ADJUSTMENT (SBMC §27.40.040) 

The proposed Lot Line Adjustment is consistent with the General Plan and the Zoning 

Ordinance of the city of Santa Barbara.  The proposed changes to the existing SFR lots are 

consistent with the vision for the Alta Mesa Neighborhood of the General Plan, and the 

adjustments in the sizes of the three lots respect the requirements of the E-1 zone, 

particularly:  the minimum lot size of 45,000 sf.; the buildings and structures remain within 

the interior set-backs for their respective lots, and the adjustments in lot-lines do not change 

the boundary established in the original subdivision approval between the development 

envelopes; the restrict area dedicated to the City as natural open space, and  no 
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infrastructure or utilities are affected by the lot-line adjustment, as described in Section VI 

of the Staff Report.   

Exhibits: 

A. Conditions of Approval 

B. Site Plan 

C. Applicant's letter, November 6, 2012  

D. Planning Commission Resolution 053A-04 
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