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location for infill housing.  Although there are general benefits gained by a larger creek 
setback, a larger setback would likely reduce the number of units that could be provided on the 
site, or would require demolition of the existing residence, a three-story structure and/or 
removal of existing oak trees.  Staff finds that the proposed 25-foot creek setback strikes a 
reasonable balance between creek protection, infill housing and neighborhood compatibility.  
Therefore, Staff recommends that the Staff Hearing Officer approve the project, making the 
findings outlined in Section IX of this report, and subject to the conditions of approval in 
Exhibit A. 

 

 
Vicinity Map – 1135 San Pascual Street 
 
IV. BACKGROUND / ISSUES 

There are several site constraints that should be considered as part of any development of the 
subject parcel: 

1. Old Mission Creek runs adjacent to the western property line; the eastern bank is on the 
subject parcel. 

2. The site is a narrow (50 feet in width) corner lot with two street frontages and, 
therefore, has two front setbacks. 

Project 
Site 

Old Mission Creek 
(aboveground reaches) 

Mission Creek 
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3. The project site has been identified as having low levels of soil contamination (lead and 
hydrocarbons).   

4. Several existing oak trees are on site, which are desirable to retain.   

5. Although not deemed historic,1 the existing residence is a good representation of the 
original development pattern of the neighborhood, and its retention is desirable. 

This project was conceptually reviewed by the Staff Hearing Officer and Planning Commission 
at a joint meeting on May 28, 2014.  The primary areas of discussion during that meeting 
included the setback from Old Mission Creek, the requested interior setback modification, and 
circulation (vehicles backing out onto the street).  These three topics remain as important issues 
relative to the proposed development and they are addressed within this staff report. 

V. SITE INFORMATION AND PROJECT STATISTICS 
A. SITE INFORMATION 

Applicant:  Rich Ridgeway 
Property Owner: 1135 San Pascual, LLC 
Site Information 
Parcel Number: 039-201-003 Lot Area: 11,250 square feet (net and gross) 
General Plan: Medium High Density 
Residential 

Zoning: R-3 (Limited Multiple-Family 
Residence) 

Existing Use: single-family residence Topography: 2% (excluding creek bank) 

Adjacent Land Uses 

North – W. Anapamu St., Boys and Girls Club and Bohnett Park East - Residential 
South – Residential     West – Old Mission Creek and Residential 

B. PROJECT STATISTICS 

 Existing Proposed 

Living Area 1,152 square feet 

1,294 square feet (Unit 1) 
1,294 square feet (Unit 2) 
1,294 square feet (Unit 3) 
1,452 square feet (Unit 4) 

5,334 square feet 

Garage 385 square feet 
296 square feet (Unit 1) 
296 square feet (Unit 2) 
296 square feet (Unit 3) 
385 square feet (Unit 4) 

                                                 
1 Per City’s Urban Historian: The Craftsman bungalow was constructed prior to 1928.  The building still has most of its 
original windows, siding and features so that it retains a high amount of integrity, but does not rise to the level of being 
individually eligible as a Structure of Merit.  There are two other craftsman bungalows on W. Anapamu St.; however, most 
of the surrounding context has been altered so that the building could not contribute to a historic district.  Therefore, the 
property is not a historic resource. 
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1,273 square feet 
 

VI. ORDINANCE AND POLICY CONSISTENCY  
A. ZONING ORDINANCE CONSISTENCY 

The subject property is zoned R-3 (Multiple Family Residential), which provides two 
residential density options for development depending on the number of units proposed:    
1) the Average Unit-size Density Incentive Program (AUD), or 2) base density.  The 
proposed four-unit project is using the AUD Program.  With a maximum density of 27 
dwelling units per acre, use of the AUD program would allow up to six units on this parcel 
(with a maximum average size of 905 square feet).  To provide four units, the maximum 
average unit size shall not exceed 1,360 square feet.  On the project site, AUD provides 
incentives such as reduced parking (one space per unit), reduced setbacks for third floors, 
and allowance for a four-story building.  

Standard Requirement/ 
Allowance Existing Proposed 

Setbacks 
   -Front  
 
   -Interior 
 
 
 
   -Rear 

 
10’ 
 

6’ 
 
 
 
6’ (1st floor) 
10’ (2nd floor) 

 
13’ (San Pascual) 
0’ (Anapamu, garage) 

8’ 
 
 
 
144’ 

 
No change to existing, 
10’ (Anapamu, new) 

No change to existing, 
6’ (to new triplex),  
0’ to new raised deck* 
 
36’ (1st and 2nd floors) 

Distance Between 
Buildings 

10’ (main bldgs) 

5’ (any bldg) 
11’ 15’ (main bldgs) 

5’ (house to garage) 

Building Height 45’, 4 stories 17’-6”, one-story No change to existing 

25’-6” new triplex, 
two-stories 

Vehicle Parking 1 space / unit 1 space (garage) 4 spaces (garages) 

Bicycle Parking 1 space / unit N/A 4 spaces (in garages) 

Maximum 
Average Unit Size 

1,360 net sf N/A 1,221 net sf 

Density 15-27 du/acre 4 du/ac (1 unit) 16 du/ac (4 units) 

Outdoor Living 
Space 

15% of net lot 
area (1,688 sf) 

56.7% (6,380 sf) 16.8% (1,900 sf) 

Lot Coverage 
-Building 

 
N/A 

 
1,510 sf          13%  

 
4,450 sf          39.5%  
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-Paving/Driveway 
-Landscaping 

N/A 
N/A 

     20 sf            1% 
9,720 sf          86% 

1,630 sf          14.5% 
5,170 sf          46.0% 

*Modification requested 

With the approval of the Modification described below, the project would meet the 
requirements of the Zoning Ordinance. 

1. INTERIOR SETBACK MODIFICATION 
The project is requesting an interior setback modification because the proposed wood 
deck located behind Units 1 and 2 would be 12-24 inches in height above existing 
grade.  The deck is being proposed at this height due to the slope of the property and the 
grade change to the adjacent property to the south, to preserve the existing oak trees by 
minimizing grading, to prevent direct contact with the soil2, and to line up with the 
elevation of the foundation proposed for the residences.  Only decks ten inches or less 
in height can encroach into required setbacks per SBMC §28.87.062.B.1.   

At the joint concept hearing, there was skepticism about the need for this deck, and 
comments were made that it could not be supported as proposed.  In order to make the 
deck more useful and integral to the project, the applicant modified the floor plans to 
include direct access to the deck from Units 1 and 2 through their respective kitchens, as 
well as through their garages.  

Given the topography of the site and the desire to protect the existing oaks, staff is 
supportive of this setback modification request.  Given the slightly elevated grade of the 
adjacent parcel to the south, the height of the deck should not adversely affect the 
neighbor.  

2. MISSION CREEK SETBACK (SBMC §28.87.250) 
More than 50 years ago, Mission Creek was routed to the east side of Highway 101, and 
the channel that remained became known as Old Mission Creek.  The watercourse of 
Old Mission Creek currently serves significantly less drainage area than it did prior to 
the realignment of Mission Creek, and receives greatly reduced flows.  However, Old 
Mission Creek is subject to the Mission Creek setback identified in SBMC §28.87.250, 
which was developed to address impacts associated with flooding.  The required 
setback is a minimum of 25 feet from the calculated top of bank.  The applicant has 
submitted calculations identifying this top of bank, and the proposed development 
would exceed the code-required 25 feet from the calculated top of bank; the proposed 
setback is a minimum of 36 feet from the calculated top of bank.   

However, for the subject parcel, the physical top of bank (as opposed to the calculated 
top of bank) serves as a more appropriate starting point for establishing the creek 
setback for biologic and water quality purposes.  The proposed development would be 
set back 25 feet from the physical top of bank.  Although the Creeks Division continues 
to recommend a 50-foot setback from the physical top of bank, at the joint concept 
hearing, the Planning Commission and Staff Hearing Officer expressed support for the 

                                                 
2 In response to the soil contamination on site. 
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proposed 25-foot setback.  See discussion under General Plan Consistency for 
additional analysis of the creek setback. 

Additionally, with regard to flood hazards, the Applicant has worked with the Public 
Works Department to calculate the 25- and 100-year storm flows for the existing 
condition and the proposed development, per the City’s subdivision Ordnance (SBMC 
Title 27).  The City requires that storm drain design is based on a 25-year storm event 
and that the 100-year storm is able to pass overland through the site without impact to 
adjacent private properties.  Additional information has been provided to show that the 
project would not impacts adjacent properties related to flooding. 

3. PARKING ORDINANCE 
The City’s Parking Design Standards (SBMC §28.90.045) state that backing out of a 
parking space onto a public street is only permitted for a one-family or two-family 
dwelling where not more than four parking spaces are provided.  In this case, the new 
triplex is proposing parking for all three units that requires backing out onto the street 
from their respective one-car garages.  A total of four parking spaces would require 
vehicles to back out onto W. Anapamu Street (via three curb cuts).  The Public Works 
Director can approve a variation of this standard through a waiver.  The Transportation 
Division has reviewed the proposal and is supportive of a waiver in this case due to the 
available sight lines and existing traffic patterns.   

B. SUBDIVISION ORDINANCE CONSISTENCY 
The Subdivision Ordinance provides physical development standards required for new 
condominium projects (SBMC Chapter 27.13).  The standards include parking, private 
storage space, utility metering, laundry facilities, unit size and outdoor living space.  The 
project is designed to meet all applicable standards and the conditions of approval include 
proper allocation of parking spaces, a prohibition on storage of recreational vehicles, and a 
waiver of a right to protest the formation of public improvement districts as required by the 
condominium ordinance. 

Street Lighting 

Typical street improvement standards for new subdivisions include removing old light 
fixtures from existing Edison poles, and installing new light poles with decorative City 
standard street light fixtures.  For this subdivision, there are two cobra head style street 
lights on existing Edison wood poles along Anapamu Street that would be removed from 
the existing wood poles, and two new City standard street lights would be installed along 
the property frontage.  The applicant is proposing to keep the existing street lighting and 
use the money that would have been spent on replacing the street lights toward potential 
lighting improvements at the Boys & Girls Club across Anapamu Street.  The Boys & Girls 
Club building is a City-owned building on park land, leased to the Boys & Girls Club.  At 
the joint concept hearing, decision-makers seemed generally supportive of the idea initiated 
by the Applicant, in part because of the visual clutter that two new City standard street light 
poles would add along the subject property’s Anapamu Street frontage, and also because 
lighting at the Boys & Girls Club could improve safety in the neighborhood.  
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City staff appreciates the creativity of the applicant’s proposed off-site improvements, and 
is generally supportive of providing the most effective and appropriate street lighting for 
the neighborhood.  However, the Public Works Department does not support the applicant’s 
request for the following reasons:   

• The standard replacement condition follows the Outdoor Lighting and Streetlight 
Design Guidelines and City practice to install two City street lights that have been 
fully designed to provide adequate vehicular and pedestrian lighting.  The new City 
standard street light is designed to cast light downward and onto the street and the 
sidewalk.  

• The City has an interest in keeping street lighting fairly standard and uniform in 
design and placement. 

• City-standard lights provide consistency in terms of maintenance and ownership 
within the right-of-way. 

• There are no lighting projects currently identified for this neighborhood to which the 
applicant could readily contribute.  This means that a new project would need to be 
planned and designed by City staff. 

• The Boys & Girls Club is a tenant of the building, not the owner. 
Therefore, staff has included a draft condition of approval that leaves the placement of the 
new street lights to the discretion of the City Engineer based on the location of adjacent 
lights.  This means that a light could be installed within the right-of-way across Anapamu 
Street, in front of the Boys & Girls Club, if that makes more sense considering the overall 
existing street light locations.  

Staff estimates that the streetlight replacement cost would be approximately $30,000.00.  
Although staff does not recommend forgoing the City standards and providing the savings  
to make improvements to the Boys & Girls Club, if decision-makers prefer that the lights be 
placed within the Bohnett Park property, rather than in the right-of-way, these funds could 
be given to the City Parks Department for lighting improvements at Bohnett Park.  Because 
there are no current plans for lighting improvements for the building or the Park, this would 
require design and planning by the Parks Department, who may not have staff available to 
work on such a project. 

C. GENERAL PLAN CONSISTENCY 
The project site is located in the Westside neighborhood.  The Westside is bounded on the 
north and east by Highway 101, on the south by Carrillo Street and the base of the Mesa 
Hills, and on the west by the base of the hills containing Bel Air Knolls.  The Westside 
neighborhood is developed with a mix of single family, duplex, and multi-family units.  As 
described in the General Plan, the area between Highway 101 and San Andres Street, 
including the subject parcel, has the highest density with a Medium High Density General 
Plan designation and R-3 zoning.  The subject parcel is located across Anapamu Street from 
Bohnett Park and the Westside Boys and Girls Club.   

Exhibit D includes a list of relevant, applicable General Plan policies.  The pertinent 
policies are summarized below. 
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1. LAND USE ELEMENT 
The Land Use Element calls for enhancement of community character and includes a 
possible implementation action to ensure that proposed buildings are compatible with the 
surrounding built environment by considering the context of the proposed structure in 
relation to surrounding uses and parcels along the entire block and ensuring the proposed 
development will not eliminate preservation of key visual assets of the block, including 
important views of specimen trees and other important visual resources.   

The neighborhood immediately surrounding the project site has several large multi-family 
buildings, including the building to the west (opposite side of the creek), the northeast 
corner of San Pascual and Anapamu Streets and the south end of San Pascual Street.  The 
proposed new building received very favorable comments from the Architectural Board of 
Review and was found to be compatible with the surrounding neighborhood and provides 
design elements and detailing consistent with the existing residence (to remain) and the 
City’s design guidelines.   

2. HOUSING ELEMENT 
As identified in the Land Use Element of the General Plan, one of the main goals of the 
2011 General Plan Update was to encourage smaller rental and workforce housing units 
close to transit, and within easy walking or biking distance to commercial services and 
recreational opportunities.  This was implemented through adoption of the Average Unit-
Size Density (AUD) Incentive Program.  The City’s Housing Element also includes policies 
that encourage housing on infill sites. 

The proposed units are being developed under the AUD Program.  Although the proposed 
units are being developed as condominiums rather than rental units, the project site is an in-
fill lot located close to commercial and recreational opportunities, and transit.  In addition, 
the applicant would be required to pay an in-lieu fee to the City’s Affordable Housing 
Inclusionary Fund pursuant to the City’s Inclusionary Housing Ordinance (SBMC 
§28.43.070). 

3. ENVIRONMENTAL RESOURCES ELEMENT 
The Environmental Resources Element provides policies for protection and restoration of 
creeks and their riparian corridors to improve biological values, water quality, open space 
and flood control in conjunction with climate change adaptation.  It includes 
implementation actions that call for setbacks of greater than 25 feet from top of bank for 
new structures adjacent to creeks and consideration of the Santa Barbara County Flood 
Control District’s general recommendation of setbacks for new development of 50 feet 
from the top of natural creek banks.  For new development closer than 50 feet to the top of 
bank, it calls for creek bank stabilization through planting of native trees and shrubs on and 
above creek banks.  It also calls for siting new development outside riparian woodlands and 
conditions of approval for habitat restoration of native oak woodlands. 
Staff generally discourages reducing existing building setbacks along creeks where 
reasonable.  The existing single family house and garage is set back approximately 130 feet 
from the top of bank, and the existing creek setback area is landscaped primarily with non-
native vegetation.  Buildings along Old Mission Creek have varying setbacks with some 
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less than 25 feet (approximately 21%), some between 25-50 feet (approximately 22%), and 
most (approximately 57%) more than 50 feet.   

In balancing the General Plan policies for creek protection and enhancement with providing 
additional infill housing with modest amenities (garages, separate entries) within a two-
story structure, staff supports the project with the proposed 25-foot creek setback (as 
measured from physical top of bank) with the habitat restoration and enhancement plan 
proposed by the Applicant.  If the proposed development were to be set back 50 feet from 
the top of bank, it would result in the loss of a housing unit, or possibly the addition of a 
third story or demolition of the existing residence in order to retain a four-unit 
development. 

The applicant provided a report concluding that the project, as proposed, would not result in 
any significant, adverse impact to biological resources.  The Applicant has proposed habitat 
restoration/enhancement as part of the development of the site (Exhibit F – Riparian Habitat 
Restoration/Enhancement Plan).  This restoration would include removal of non-native 
vegetation (including four eucalyptus trees) and trash, planting new native trees and 
vegetation on the creek bank and in the setback area, and maintaining these improvements 
(refer to Exhibit G – Amendment to Riparian Habitat Restoration/Enhancement Plan), 
which would enhance the quality of the riparian habitat.   

The project also proposes to retain the five existing oak trees on site, as well as two acacia 
trees, consistent with City policies to protect and retain existing trees.   

With regard to storm water management, the project qualifies as a Tier 2 project because 
there is less than 4,000 square feet of new/redeveloped impermeable area (because the new 
driveway is proposed to be permeable).  

VII. ENVIRONMENTAL REVIEW 
This four unit project is within the scope of buildout of the 2011 General Plan and the 
associated Program EIR.  The project is consistent with the residential density designated and 
analyzed in the Program EIR, and potential adverse, significant project-specific environmental 
effects are addressed with existing development standards and regulations.   

Staff has reviewed the following technical reports in support of this exemption: 

• Riparian Habitat Restoration/Enhancement Plan prepared by Watershed Environmental, 
Inc. and dated May 9, 2014 

• Amendment to the Riparian Habitat Restoration and Enhancement Plan prepared by 
Watershed Environmental, Inc. and dated July 28, 2014 

• Screening Level Analysis for Fault Surface Deformation Hazard prepared by Earth 
Systems Pacific and dated November 27, 2013 (Revised December 5, 2013) 

• Soils Engineering Report prepared by Earth Systems Pacific and dated January 15, 2014 
• Corrective Action Plan prepared by Rincon and dated January 24, 2014 
• Letter from Santa Barbara County Public Health Department dated February 18, 2014 

conditionally approving the Corrective Action Plan dated January 24, 2014 
• Preliminary Drainage Analysis prepared by Flowers & Associates, Inc. and dated 

December 13, 2013 
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• Arborist Report prepared by Quality Tree Care and dated September 9, 2013 
Based on City staff analysis, no further environmental document is required for this project 
pursuant to the California Environmental Quality Act (Public Resources Code §21083.3 and 
Code of Regulations §15183- Projects Consistent with the General Plan) and the CEQA 
Certificate of Determination (Exhibit I).  The City Council environmental findings adopted for 
the 2011 General Plan apply to this project.  A Staff Hearing Officer finding that the project 
qualifies for the §15183 CEQA determination is required. 

VIII. DESIGN REVIEW 
This project was reviewed by the Architectural Board of Review (ABR) on April 28, 2014 
(meeting minutes are attached as Exhibit E).  The ABR had very favorable comments about the 
project design and size and stated that the requested interior setback modification would have 
no adverse visual impacts. 

IX. FINDINGS 
The Staff Hearing Officer finds the following:   

A. ENVIRONMENTAL REVIEW 
The project has been found to be consistent with the General Plan.  Therefore, the project 
qualifies for an exemption from further environmental review under CEQA Guidelines 
Section 15183, based on the City staff analysis and the CEQA Certificate of Determination 
on file for this project.   

B. INTERIOR SETBACK MODIFICATION 
The Interior Setback Modification for the deck to encroach into the six-foot interior setback 
is consistent with the purposes and intent of the Zoning Ordinance and is necessary to 
secure an appropriate improvement on the lot.  The proposed deck serves as an outdoor 
living space for residents of the development, provides a barrier between residents and the 
contaminated soil below, and is designed to protect the existing oak trees.  Given that the 
deck is less than 24 inches above existing grade, and the grade of the adjacent property to 
the south is higher than the subject property, the deck is not anticipated to adversely impact 
the adjacent neighbor to the south. 
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C. THE TENTATIVE MAP (SBMC §27.07.100) 
As described in Section VI of the Staff Report, the Tentative Subdivision Map is consistent 
with the General Plan and the Zoning Ordinance of the City of Santa Barbara because it 
provides for four condominium units, creek restoration, and an adequate setback from the 
top of bank of Old Mission Creek.  The site is physically suitable for the proposed 
development because sufficient lot area is available away from the creek for the proposed 
development.  The project is consistent with the Average Unit-Size Density provisions of 
the Municipal Code and the General Plan because the average units size is less than 1,360 
square feet, and the proposed use is consistent with the vision for this neighborhood of the 
General Plan because it provides multi-family units at a density of approximately 16 units 
per acre in the Medium-High density (15–27 units/acre) residential area.  The design of the 
project will not cause substantial environmental damage because the project is required to 
include construction and post-construction storm water management best management 
practices, habitat restoration and monitoring, and associated improvements will not cause 
serious public health problems. 

D. NEW CONDOMINIUM DEVELOPMENT (SBMC §27.13.080) 
1. There is compliance with all provisions of the City’s Condominium Ordinance, as 

described in Section VI.B of the Staff Report. 

2. The project complies with density requirements, and each unit includes laundry 
facilities, separate utility metering, adequate unit size and storage space, and the 
required private outdoor living space, as described in Section VI of the Staff Report.   

3. The proposed development is consistent with the General Plan of the city of Santa 
Barbara because it provides three net new residential units, an adequate creek setback, 
and creek restoration, as described in Section VI of the Staff Report. 

4. The project can be found consistent with policies of the City’s General Plan including 
the Housing Element, Environmental Resources Element, and Land Use Element.  The 
project will provide infill residential development that is compatible with the 
surrounding neighborhood, with measures to protect and restore the riparian corridor, 
consistent with City policies, as described in Section VI.C of the Staff Report. 

5. The proposed development is consistent with the principles of sound community 
planning and will not have an adverse impact upon the neighborhood's aesthetics, parks, 
streets, traffic, parking and other community facilities and resources because an 
appropriate creek setback is provided, adequate parking is provided, and the two-story 
development is compatible with surrounding development, as described in Section VI of 
the Staff Report. 

6. The project is an infill residential project proposed in an area where residential 
development is a permitted use.  The project is adequately served by public streets, will 
provide adequate parking to meet the demands of the project and will not result in 
traffic impacts because, once the minimal number of new trips (AM and  PM peak hour) 
are added to the street network, there will not be an impact at any of the City’s 
identified year 2030 impacted intersections.  The design has been reviewed by the 
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City’s Architectural Board of Review, which found the architecture and site design 
appropriate, as described in Section VIII of the Staff Report. 

 
Exhibits: 

A. Conditions of Approval 
B. Site Plan 
C. Applicant's letter, dated September 5, 2014 
D. Joint Planning Commission/Staff Hearing Officer Minutes dated May 28, 2014 
E. ABR Minutes dated April 28, 2014 
F. Riparian Habitat Restoration/Enhancement Plan prepared by Watershed Environmental, Inc. 

and dated May 9, 2014 
G. Amendment to the Riparian Habitat Restoration and Enhancement Plan prepared by Watershed 

Environmental, Inc. and dated July 28, 2014 
H. Applicable General Plan Policies 
I. Certificate of Determination 
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