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1.0 REQUEST 

Hearing on the request of Antonia J. Robertson and Lawrence Dworet to consider the appeal, 
Case No. 14APL-00000-00009 [appeal filed on April 7, 2014], of the decision of the Zoning 
Administrator to approve the Coastal Development Permit, Case No. 13CDH-00000-00024, for 
the Walker Demo/New Single Family Dwelling project in compliance with Section 35-182 of the 
Article II Coastal Zoning Ordinance, on property located in the 1-E-1 zone; and to determine the 
project is exempt from the California Environmental Quality Act (CEQA) pursuant to Sections 
15301 and 15303 of the State Guidelines for the Implementation of CEQA.  The application 
involves AP No. 155-140-014, located at 454 Toro Canyon Road, in the Toro Canyon Plan Area, 
First Supervisorial District.   

2.0 RECOMMENDATION AND PROCEDURES 

Follow the procedures outlined below and deny the appeal, Case No. 14APL-00000-00009, and 
affirm the decision of the Zoning Administrator to approve the Coastal Development Permit, 
Case No. 13CDH-00000-00024, for the Walker Demo/New Single Family Dwelling project, 
based upon the project's consistency with the Comprehensive Plan, including the Coastal Land 
Use Plan and the Toro Canyon Plan, and based on the ability to make the required findings. 

Your Commission's motion should include the following: 

1. Deny the appeal, Case No. 14APL-00000-00009 of the decision of the Zoning 
Administrator to approve the Coastal Development Permit, Case No. 13CDH-00000-
00024;  

2.  Make the required findings for approval of the project specified in Attachment A of this 
staff report, including CEQA findings; 

3.      Determine that the project is exempt from the provisions of CEQA pursuant to State CEQA 
Guidelines Sections 15301 and 15303, as specified in Attachment C; and 

4. Grant de novo approval of the project, Case No. 13CDH-00000-00024, subject to the 
conditions included as Attachment B, thereby affirming the decision of the Zoning 
Administrator. 

Refer back to staff if your Commission takes other than the recommended action for appropriate 
findings and conditions. 
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3.0 JURISDICTION 

This project is being considered by the County Planning Commission (CPC) based on Article II, 
Section 35-182.4.A, which states that any decision of the Zoning Administrator to approve a 
Coastal Development Permit may be appealed to the CPC.  The Planning Commission’s review 
of the project is de novo. 

4.0 ISSUE SUMMARY 

The proposed project is located in a coastal Existing Developed Rural Neighborhood, on a lot 
zoned 1-E-1, in the Toro Canyon Area.  At 1.14 acres, the lot is conforming as to size.  The 
project includes demolition of the existing single-family dwelling and detached garage, and 
construction of a new single family dwelling and detached garage with a guesthouse located 
above the garage.  Construction of the proposed development would be in the same general 
footprint of existing development.  No protected trees will be removed, though one six inch palm 
tree and one six inch ficus tree would be removed.  The existing swimming pool and all existing 
landscaping would remain.     
 
The Zoning Administrator approved a Coastal Development Permit (CDH) for the project.  The 
appellants appealed the Zoning Administrator’s decision, asserting that the size (specifically the 
square footage) of the proposed project is incompatible with the surrounding neighborhood.  
Subsequent to the appeal of the CDH, the design of the project received preliminary approval 
from the South Board of Architectural Review (SBAR).  The SBAR preliminary approval was 
not appealed.  In granting preliminary approval, SBAR commented that the size, bulk and scale 
of the project are compatible with the neighborhood.  Neither County code nor policy place 
limits on the size of development on the subject lot.   
 
The evidence presented herein supports the approval, on a de novo basis, of the Coastal 
Development Permit case number 13CDH-00000-00024. 

5.0 PROJECT INFORMATION 

5.1 Site Information 

Site Information
Comprehensive Plan Designation Coastal Zone, Rural, EDRN, Residential, RES-1.0 (one 

single family dwelling per acre), Toro Canyon Plan Area 
Ordinance, Zone  Article II Coastal Zoning Ordinance, California Coastal 

Commission Appeal Jurisdiction, 1-E-1, Single Family 
Residential, 1 acre minimum parcel size 

Site Size 1.14 Acres 
Present Use & Development Single Family Dwelling, Detached Garage, Swimming Pool 
Surrounding Uses/Zone(s) North: Single-family residence, 1-E-1 

South: Single-family residence, AG-I-10 



Appeal of Walker Demo/New Dwelling 
Case No. 14APL-00000-00009 
Hearing Date:  August 27, 2014 
Page 4 

 
Site Information

East: Single-family residence, 1-E-1 
West: Single-family residence, 1-E-1 

Access Toro Canyon Road  
Public Services Water Supply: Montecito Water District 

Sewage: Private Septic System 
Fire: Santa Barbara County Fire Department 
Police Services: County Sheriff 

 
5.2 Setting 
The 1.14 acre parcel is located on Toro Canyon Road, approximately one half mile south of East 
Valley Road.  The parcel is currently developed with an existing, two-story single family 
dwelling (3,972 gross sq. ft.), detached garage (530 gross sq. ft.) and a swimming pool.  The 
subject lot is a part of the Torito Existing Developed Rural Neighborhood (EDRN).  As defined 
by the County’s Comprehensive plan, EDRNs are neighborhood areas that have developed 
historically with lots smaller than those found in the surrounding Rural or Inner Rural lands. The 
purpose of the neighborhood boundary is to keep pockets of residential development from 
expanding onto adjacent rural and agricultural lands.  Residentially developed parcels located 
within the Torito EDRN range from 1.00 to 2.83 acres in size, and include single and two-story 
dwellings ranging from 876 gross sq. ft. to 7,006 gross sq. ft. in size.   
 
5.3 Statistics 
Development To Be Demolished (gross SF) To Be Constructed (gross SF) 
Residence 3,972 5,344 
Garage 530 1,023 
Guesthouse -------- 825 
Total 4,502 7,192 
 
 
5.4 Description 
The project is for a Coastal Development Permit for the demolition of the existing 3,972 gross 
sq. ft. two-story single-family dwelling and the construction of a new 5,344 gross sq. ft. two-
story single-family dwelling.  The permit is also for the demolition of an existing 530 gross sq. 
ft. garage and construction of a new 1,023 gross sq. ft. garage with an 825 gross sq. ft. 
guesthouse above.  No protected trees will be removed as a part of the project (though one six 
inch palm tree and one six inch ficus tree will be removed).  Approximately 855 cubic yards of 
cut and 33 cubic yards of fill are required.  The parcel will continue to be served by the 
Montecito Water District, a private septic system, and the Montecito Fire District.  Access will 
continue to be provided off of Toro Canyon Road.  The project is located at 454 Toro Canyon 
Road (APN 155-140-014), on a 1.14 acre parcel zoned 1-E-1.  The project site is located within 
the Coastal Zone of the Toro Canyon Plan area, First Supervisorial District. 
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6.0 PROJECT ANALYSIS 

6.1 Appeal Issues and Staff Responses 
 
As noted above, in section 4.0 of this staff report, the appeal focuses on the square footage of the 
proposed project.  The appellants contend that the project is incompatible with the surrounding 
neighborhood due to its size and, thus, is incompatible with the Toro Canyon Plan.  No specific 
policies of the Toro Canyon Plan are referenced in the appeal.  The appellants also contend that, 
considering the current drought, the proposed project’s size represents an increase in water 
demand and, accordingly, is inappropriate.   
 
The appellants’ appeal issues have been summarized below and are followed by staff’s response. 
Please see Attachment D for the appellant’s statement of appeal.   
 
 

Issue: Neighborhood Compatibility  
The appellants contend that the size of the proposed development is incompatible with the 
neighborhood and, thus, the Toro Canyon Plan.  No specific policies of the Toro Canyon Plan 
are referenced in the appeal.  The appellants’ letter includes data compiled on the square footage 
of existing development on 28 parcels surrounding the subject lot.  According to the appellants’ 
calculations, the average size of a dwelling located on the 28 lots examined is 2,837 sq. ft., and 
the median size 2,664 sq. ft. (these figures were not defined as net or gross).  Additionally, the 
appellants contend that the vegetative screening that currently exists on the project site may 
change in the future, thereby making the purported incompatibility of the project more visible.   
 
Staff Response:  The Toro Canyon Plan contains one policy addressing compatibility of 
development with the surrounding area: 
 

Policy VIS-TC-2: Development shall be sited and designed to be compatible with the 
rural and semi-rural character of the area, minimize impact on open space, and avoid 
destruction of significant natural resources. 

 
The Toro Canyon Plan does not contain design guidelines with specific recommendations 
limiting the size of proposed development (such as floor area ratio guidelines, for instance).  
Accordingly, the Toro Canyon Plan does not specifically limit the size of proposed development. 
  
The project is located within the Torito Existing Developed Rural Neighborhood (EDRN).  Staff 
conducted a neighborhood study addressing development within the Torito EDRN.  Data were 
collected from the records of the County Assessor’s Office, which provided the square footage 
(gross) of dwellings for each parcel.  Records from the County Assessor’s Office do not provide 
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figures regarding the size of accessory structures.  As used in the following response from staff, 
“neighborhood” means the 47 residentially developed lots within the Torito EDRN.   
 
The neighborhood surrounding the project site is comprised of parcels ranging from 
approximately 1.0 to 2.83 acres in size.  The mean size of a dwelling within the neighborhood is 
2,591 gross square feet.  The median size of a dwelling within the neighborhood is 2,576 gross 
square feet.  The neighborhood includes single family dwellings ranging from approximately 876 
to 7,006 gross square feet in size.  The subject lot is a 1.14 acre parcel, on which the applicant 
proposes to construct a 5,344 gross square foot dwelling.  Accordingly, the project on appeal 
falls within the existing range for the neighborhood.  The project on appeal would be the second 
largest dwelling in the neighborhood.  However, within the neighborhood, the average dwelling 
constructed since 1980 is 618 gross square feet larger than the average dwelling constructed 
before 1980.  Similarly, within the neighborhood, the median size home constructed since 1980 
is 737 gross sq. ft. larger than the median size home built prior to 1980.  Additionally, the largest 
dwelling in the neighborhood, 7,006 gross square feet in size, was constructed in 2012.  Clearly, 
newer homes in the neighborhood are increasing in size in comparison with the existing housing 
stock.   
 
It is important to note that size is not the sole criterion for determining neighborhood 
compatibility.  Rather, mass, bulk, scale and style come into play, as well as excellence in 
design.  In the instant case, the proposed dwelling is located approximately 290 feet from Toro 
Canyon Road and, due to existing landscaping, would not be visible from the Toro Canyon 
Road, nor to property owners located to the south, east or west.  The property owner of the lot 
adjacent to, and north of, the subject lot would have limited views of the proposed project.  
However, the owner of this property (AP No. 155-140-059) has not expressed any concerns 
regarding the proposed project.  Furthermore, views of the proposed project from AP No. -059 
would be compatible with the neighborhood (as determined by SBAR) and private views are not 
protected by County code or policy.  The proposed project would not be visible from the 
appellants’ property.  The rear of the proposed dwelling would be bunkered into existing slopes 
in order to conform to existing topography.  On June 21, 2013 and July 25, 2014, SBAR 
commented that the mass, bulk and scale of the project are compatible with the neighborhood 
(see Attachment E, SBAR Minutes).  SBAR further commented, during its July 25, 2014 review, 
that the project is an improvement over existing conditions.  In the instant case, the SBAR based 
its finding of neighborhood compatibility on the existence of vegetative screening, the success of 
the design, including the well articulated massing of the structure, and colors and materials 
appropriate to the rural setting of the site (see Attachment E, SBAR Minutes and Findings).    
 
In sum, the Toro Canyon Plan does not limit the size of development and the proposed project 
falls within the range of developed properties in the neighborhood.  Furthermore, the siting, 
design, vegetative screening and well articulated massing of the proposed project are consistent 
with County Policies addressing neighborhood compatibility (specifically, Coastal Land Use 
Policy 4-4 and Toro Canyon Policy VIS-TC-2, see Section 6.3).  Accordingly, the proposed 
development is compatible with the established physical scale of the area and Coastal 
Development Permit finding of approval No. 2.5 can be made (see Attachment A, Findings) 
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Issue: Water Service Availability   
The appellants contend that, considering the current drought, the proposed project’s size 
represents an inappropriate increase in water demand. 
 
Staff Response:  The proposed project would not result in an increase in the number of 
bedrooms or bathrooms on the property.  Furthermore, the project does not propose new 
landscaping.  Therefore, the proposed project’s water usage would be similar to the property’s 
historic usage and would not result in a significant increase in water demand.  The proposed 
project has received a Certificate of Water Service Availability from the Montecito Water 
District (see Attachment G).  Accordingly, adequate water services exist for the proposed 
project.   
 
 
Issue: Landscaping as Screening   
The appellants contend that, while current landscaping effectively screens the proposed project 
from Toro Canyon Road and the surrounding parcels, landscaping can change for many reasons, 
including the future years of drought.  Accordingly, the appellants contend, the proposed project 
could become significantly more visible in the future.   

 
Staff Response:  The project on appeal proposes no new landscaping.  Unlike grass and turf, 
which are most susceptible to drought conditions, the existing landscaping which provides 
screening is defined by well established trees.  Thus, it is safe to anticipate that the elements of 
the landscaping which provide screening will survive if the current drought conditions persist.  
Furthermore, the project has received Certificate of Water Service Availability from the 
Montecito Water District (see Attachment G). 
 
 
 
6.2 Environmental Review 
The proposed project is exempt from environmental review pursuant to Sections 15301 [Existing 
Facilities] and 15303 [New Construction or Conversion of Small Structures] of the Guidelines 
for Implementation of the CEQA.   

Demolition of the existing single-family dwelling and the 530 sq. ft. garage is categorically 
exempt pursuant to §15301(l)(1) and §15301(1)(4), respectively, of the Guidelines for 
Implementation of CEQA.  Section 15301(l)(1) specifically exempts the demolition and removal 
of individual small structures, including one single-family residence, and §15301(1)(4) 
specifically exempts the demolition and removal of accessory structures, including garages.  The 
construction of the new two-story 5,344 [gross] sq. ft. single-family dwelling  with  a new 1,023 
[gross] sq. ft. garage and 825 [gross] sq. ft. guesthouse is also categorically exempt pursuant to 
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§15303(a) and §15303(e), respectively, of the Guidelines for Implementation of CEQA.  Section 
15303(a) specifically exempts the new construction of one single-family residence, and 
§15303(e) specifically exempts the new construction of accessory (appurtenant) structures, 
including garages.  Therefore, the current project would fall within the limited scope of these 
exemptions.  Attachment C of this staff report contains the Notice of Exemption. 

6.3 Comprehensive Plan Consistency 

REQUIREMENT DISCUSSION 
Coastal Land Use Plan Policy 4-4. In areas 
designated as urban on the land use plan maps 
and in designated rural neighborhoods, new 
structures shall be in conformance with the 
scale and character of the existing community. 
Clustered development, varied circulation 
patterns, and diverse housing types shall be 
encouraged. 
 
Toro Canyon Policy VIS-TC-2: Development 
shall be sited and designed to be compatible 
with the rural and semi-rural character of the 
area, minimize impact on open space, and 
avoid destruction of significant natural 
resources. 
 

 

Consistent.  The subject parcel is designated 
as rural on land use plan maps and is located 
within the Torito Existing Developed Rural 
Neighborhood (EDRN) of Toro Canyon area.  
The extensive remodel proposed would 
constitute a demo-rebuild and therefore, the 
resulting structure would be considered a new 
structure.  
 
The Torito EDRN is composed of parcels 
ranging from approximately 1 to 2.83 acres in 
size, and includes single family dwellings 
ranging from approximately 876 to 7,006 gross 
square feet in size.  The subject lot is a 1.14 
acre parcel, on which the applicant proposes to 
construct a 5,344 gross square foot dwelling.  
Accordingly, the project on appeal falls within 
the existing range for the neighborhood.  The 
project on appeal would be the second largest 
dwelling in the neighborhood.  However, 
within the neighborhood, the average dwelling 
constructed since 1980 is 618 gross square feet 
larger than the average dwelling constructed 
before 1980.  Similarly, within the 
neighborhood, the median size home 
constructed since 1980 is 737 gross sq. ft. 
larger than the median size home built prior to 
1980.  Additionally, the largest dwelling in the 
neighborhood, 7,006 gross square feet in size, 
was constructed in 2012.  Clearly, the homes 
in the neighborhood are increasing in size.   

  

On June 21, 2013 and July 25, 2014, SBAR 
commented that the mass, bulk and scale of the 
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REQUIREMENT DISCUSSION 

project are compatible with the neighborhood 
(see Attachment E, SBAR Minutes).  SBAR 
further commented, during its July 25, 2014 
review, that the project is an improvement over 
existing conditions.  In the instant case, the 
SBAR based its finding of neighborhood 
compatibility on the existence of vegetative 
screening, the success of the design, including 
the well articulated massing of the structure, 
and colors and materials appropriate to the 
rural setting of the site (see Attachment E, 
SBAR Findings).    

 

The nearest mapped ESH to the project site is a 
Riparian Corridor / Oak Tree Canopy located 
approximately 50 feet to the north of the 
existing home.  All new development would be 
located outside of the 50-foot buffer applied as 
a standard to riparian corridors in urban areas.  
As discussed in the arborist report, prepared by 
Peter Winn and dated September 5, 2013 and 
as conditioned (see Attachment B, Condition 
#5) the proposed project will not negatively 
impact any oak trees.  Accordingly, ESH will 
be protected and adverse impacts on habitat 
resources and oak trees will be avoided. 
 
In sum, the Toro Canyon Plan does not limit 
the size of development and the proposed 
project falls within the range of developed 
properties in the neighborhood.  Furthermore, 
the siting, design and well articulated massing 
of the proposed project are consistent with 
Coastal Land Use Policy 4-4 and Toro Canyon 
Policy VIS-TC-2.  Additionally, as 
development will not occur within 50 feet of 
ESH and will not damage oak trees, the project 
will avoid destruction of significant natural 
resources.   

Toro Canyon Policy LUG-TC-7. In addition 
to the requirements of CLUP Policy 2-11, 
development shall be scaled, sited and 

Consistent.  The nearest mapped ESH to the 
project site is a Riparian Corridor / Oak Tree 
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REQUIREMENT DISCUSSION 

designed to protect resources such as 
environmentally sensitive habitat and visual 
resources and to respect site constraints such 
as steep slopes. Regulatory measures to 
ensure such protection shall include but not be 
limited to restrictions on the following: size; 
color; reflectivity and height of structures; 
roofs and other architectural features; length 
of roads and driveways; number and size of 
accessory structures; configuration and size of 
development envelopes including 
concentrating development in existing 
developed areas; amount and location of 
grading; vegetation removal; and night 
lighting. 
 

Canopy located approximately 50 feet to the 
north of the existing home.  All new 
development would be located outside of the 
50-foot buffer applied as a standard to riparian 
corridors in urban areas.  The proposed project 
would not impact views of the mountains or 
ocean.  Additionally, the proposed demolition 
and reconstruction activities would occur 
almost entirely within the footprint of the 
existing development, thereby avoiding 
impacts to EHS and steep slopes, and 
minimizing grading.  The project involves one 
accessory structure, located more than 50 feet 
from the nearest mapped EHS.  Lighting for 
the project will be of low wattage and will 
direct light downward (See Attachment B, 
Condition #3).   

 

Coastal Land Use Plan Policy 2-6. Prior to 
issuance of a development permit, the County 
shall make the finding, based on information 
provided by environmental documents, staff 
analysis, and the applicant, that adequate 
public or private services and resources (i.e., 
water, sewer, roads, etc.) are available to 
serve the proposed development. 
 

Consistent.  Public and Private Utilities:  All 
utilities are currently available to adequately 
serve the proposed development on the site. 

Water: The site is currently served by the 
Montecito Water District and will continue to 
be provided water services from the District 
(see Attachment G - Certificate of Water 
Service Availability).   
 

Wastewater/Sewer:  The current dwelling on 
the site received approval of a septic system 
when originally built in 1970.  Prior to 
issuance of this CDP, the existing septic will 
be reassessed and approved by the County 
Environmental Health Services to affirm that 
capacity and function are acceptable or 
otherwise permit any required improvements 
to the on-site septic system (see Attachment B, 
Condition #10). 
 

Roads:  Access to the property would continue 
to be provided by an existing driveway taken 
off of Toro Canyon Road.  This driveway 
connection meets all current visual clearance, 
driveway access and curb-cut requirements for 
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REQUIREMENT DISCUSSION 

County Public Works- Roads Division. 
 
 

Fire Protection: The project site is located 
within the Montecito Fire Protection District. 
The driveway connection with Toro Canyon 
Road meets all current driveway design 
standards and requirements for the District, 
including emergency override gate access and 
adequate setback for emergency vehicles to 
maneuver off of the road right-of-way while 
gaining access through the gate. 
 

Toro Canyon Policy WW-TC-3.  
Development shall incorporate appropriate 
water efficient design, technology, and 
landscaping. 
 

Consistent.  The proposed project is subject to 
the CA Water Conservation in Landscaping 
requirements.  As conditioned (see Attachment 
B, Condition #8), prior to issuance of the CDP, 
the applicant will demonstrate to staff that 
appropriate water efficient design, technology 
and landscaping has been incorporated into the 
proposed development.  

Toro Canyon Policy CIRC-TC-1. The County 
shall allow reasonable development of parcels 
within Toro Canyon while maintaining safe 
roadways and intersections at acceptable levels 
of service. 

Consistent.  The proposed development would 
neither intensify the residential use on the 
property nor increase vehicle trips to or from 
the subject parcel. As such, there would be no 
change in the level of service (LOS) of nearby 
roadways and intersections. 

Coastal Land Use Plan Policy 2-11.  All 
development, including agriculture, adjacent 
to areas designated on the land use plan or 
resource maps as environmentally sensitive 
habitat areas, shall be regulated to avoid 
adverse impacts on habitat resources. 
 

Coastal Land Use Plan Policy 9-35. Oak 
trees, because they are particularly sensitive to 
environmental conditions, shall be protected. 
All land use activities, including cultivated 
agriculture and grazing, should be carried out 
in such a manner as to avoid damage to native 

Consistent.  The nearest mapped ESH to the 
project site is a Riparian Corridor / Oak Tree 
Canopy located approximately 50 feet to the 
north of the existing home.  All new 
development would be located outside of the 
50-foot buffer applied as a standard to riparian 
corridors in urban areas.  As discussed in the 
arborist report, prepared by Peter Winn and 
dated September 5, 2013 and as conditioned 
(see Attachment B, Condition #5) the proposed 
project will not negatively impact any oak 
trees.  Accordingly, ESH will be protected and 
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REQUIREMENT DISCUSSION 

oak trees. Regeneration of oak trees on 
grazing lands should be encouraged. 
 

Toro Canyon Policy BIO-TC-1.  
Environmentally Sensitive Habitat (ESH) 
areas shall be protected and, where 
appropriate, enhanced. 
 
Coastal Land Use Plan Policy 9-1.  Prior to 
the issuance of a development permit, all 
projects on parcels shown on the land use plan 
and/or resource maps with a Habitat Area 
overlay designation or within 250 feet of such 
designation or projects affecting an 
environmentally sensitive habitat area shall be 
found to be in conformity with the applicable 
habitat protection policies of the land use 
plan. All development plans, grading plans, 
etc., shall show the precise location of the 
habitat(s) potentially affected by the proposed 
project. Projects which could adversely impact 
an environmentally sensitive habitat area may 
be subject to a site inspection by a qualified 
biologist to be selected jointly by the County 
and the applicant. 
 

adverse impacts on habitat resources and oak 
trees will be avoided. 

Toro Canyon Policy BIO-TC-2.  
Landscaping for development shall use 
appropriate plant species to ensure 
compatibility with and preservation of ESH. 
All landscaping shall utilize only non-invasive 
plants. 
 

Toro Canyon Policy BIO-TC-13.  Native 
protected trees and non-native protected trees 
shall be preserved to the maximum extent 
feasible. 

Consistent.  The final landscape plan for the 
proposed development would be reviewed and 
receive final approval by the SBAR prior to 
issuance of the Coastal Development Permit.  
All landscaping shall utilize only non-invasive 
plants and protected trees shall be preserved to 
the maximum extent feasible (see Attachment 
B, Condition #3). 
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REQUIREMENT DISCUSSION 

Coastal Land Use Plan Policy 3-13: Plans 
for development shall minimize cut and fill 
operations. Plans requiring excessive cutting 
and filling may be denied if it is determined 
that the development could be carried out with 
less alteration of the natural terrain. 
 
Coastal Land Use Plan Policy 3-14. All 
development shall be designed to fit the site 
topography, soils, geology, hydrology, and any 
other existing conditions and be oriented so 
that grading and other site preparation is kept 
to an absolute minimum. Natural features, 
landforms, and native vegetation, such as 
trees, shall be preserved to the maximum 
extent feasible. Areas of the site which are not 
suited for development because of known soil, 
geologic, flood, erosion or other hazards shall 
remain in open space. 
 
 
 

Toro Canyon Policy GEO-TC-1. Hillside 
and watershed areas shall be protected to the 
maximum extent feasible to avoid adverse 
geologic impacts and preserve watershed 
function. 

Consistent.  The proposed development would 
be located almost entirely within the footprint 
area of the existing home with the exception of 
an expansion of the home to the east and to the 
west and the construction of a new garage and 
guesthouse in the location of the existing 
garage.  Therefore, grading is minimized.  The 
proposed project bunkers into the slopes at the 
rear of the property and steps with the existing 
topography downward toward Toro Canyon 
Road.  Accordingly, the proposed development 
integrates with existing site conditions, 
including steeply sloped topography, soils, 
geology, and hydrology of the project site.  
Additionally, the proposed development is 
approximately 50 feet from a mapped ESH-
Riparian Corridor.  All protected trees shall be 
preserved to the maximum extent feasible (see 
Attachment B, Condition #3).  All potential 
impacts to hillside and watershed areas in the 
project area will be minimized by 
implementing the best management practices 
(BMPs) as discussed in Attachment B, 
Condition #6.   
 
 

Toro Canyon Policy LUR-TC-2. Residential 
development, including but not limited to the 
size of structures and development envelopes, 
shall be scaled to protect resources such as 
environmentally sensitive habitat and visual 
resources and to respect site constraints such 
as steep slopes. 
 

Consistent.  The proposed project would 
occur almost entirely within the existing 
building footprint and has been designed to 
step with the existing grade in order to 
minimize grading and impacts to the existing 
topography.  The project, therefore, has been 
appropriately designed and scaled to protect 
sensitive resources and natural terrain, as well 
as minimize grading.  The nearest ESH area is 
approximately 50 feet from the proposed 
development footprint.  The final plans for the 
proposed development, including, grading and 
landscaping plans would be reviewed and 
receive final approval by the SBAR prior to 
issuance of the Coastal Development Permit 
(see Attachment B, Condition #3).   
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REQUIREMENT DISCUSSION 

Toro Canyon Policy FLD-TC-2.  Short-term 
and long-term erosion associated with 
development shall be minimized. 
 
Toro Canyon Policy GEO-TC-2. Grading 
shall be designed to minimize scars in 
topography and avoid the potential for earth 
slippage, erosion and other safety risks. 

Consistent.  The proposed development is 
largely situated in the same location as the 
existing dwelling and garage on the site.  The 
proposed project bunkers into the slopes at the 
rear of the property and steps with the existing 
topography downward toward Toro Canyon 
Road.As such, grading and and scars in 
topography have been effectively minimized.  
Additionally, as conditioned (Attachment B, 
Condition #6), the implementation and 
maintenance of erosion controls (BMPs) is 
required throughout construction activity. 

Toro Canyon Policy GEO-TC-5. Grading 
shall be carried out in a manner that 
minimizes air pollution. 

Consistent.  As designed, the proposed 
development has minimized necessary grading 
and other site disturbance.  Additionally, as 
conditioned (Attachment B, Condition #4), the 
implementation and maintenance of dust 
controls components is required throughout 
construction activity. 

Coastal Act Policy 30211.  Development shall 
not interfere with the public’s right of access 
to the sea where acquired through use, custom, 
or legislative authorization, including, but not 
limited to, the use of dry sand and rocky 
coastal beaches to the first line of terrestrial 
vegetation. 

The project is located approximately 1.5 miles 
from the nearest beach.  No trails providing 
access to the sea are located on the subject lot 
and the proposed project would not adversely 
impact levels of service along Toro Canyon 
Road toward the sea.  Accordingly, the project 
would not interfere with the public’s access to 
the sea in any way. 

 
 

6.4 Zoning: Article II, Coastal Zoning Ordinance 
6.4.1 Section 35-169.1 – Purpose and Intent [of Coastal Development Permits] in the 
Coastal Zoning Ordinance states:  
 

This section establishes procedures and findings for approval, issuance and effective time 
periods for Coastal Development Permits that are required by this Article. The intent of this 
section is to ensure that development is in conformity with the provisions of this Article, the 
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Comprehensive Plan, including the Coastal Land Use Plan and any applicable Community 
Plan and any permit conditions established by the County, and to provide public hearing 
opportunities for development that is defined as appealable to the Coastal Commission in 
compliance with Section 35-182.  

 
Consistent:  As discussed above in Section 6.3 of this staff report, dated August 7, 2014, the 
proposed project would be consistent with the policies of the County Comprehensive Plan, 
including the Coastal Land Use Plan and the Toro Canyon Plan.  Additionally, as discussed 
below in Sections 6.4.2 – 6.4.3 and as conditioned in Attachment B of this staff report, the 
project would be in conformance with the applicable provisions of the Article II Coastal Zoning 
Ordinance. Furthermore, the project was also subject to a public hearing before the Zoning 
Administrator on April 7, 2014.  The decision of the Zoning Administrator to approve the project 
is now on appeal before your Commission and is appealable to the Coastal Commission in 
compliance with Article II, Section 35-182 (Appeals).   
 
6.4.2 Section 35-71.1 – Intent & Purpose of the E-1 Zone District 
 
The purpose of the E-1 zoning district is to reserve appropriately located areas for family living 
at a reasonable range of population densities consistent with sound standards of public health, 
welfare, and safety.  Furthermore, it is the intent of this district to protect the residential 
characteristics of an area and to promote a suitable environment for family life.  
 

Consistent:  Consistent with the purpose of the E-1 zone, the proposed two-story single-family 
residence would be the only dwelling on the subject 1.14 acre lot.  Adequate services exist to 
serve the project and, as designed, the proposed development on the lot would be consistent with 
setback requirements.  Accordingly, the project would be consistent with sound standards of 
public health, welfare and safety.  As conditioned, short-term impacts from noise, dust and 
erosion would be minimized through construction activity.  Finally, the project received 
preliminary approval from SBAR on July 25, 2014 and will be required to receive final SBAR 
approval prior to issuance of this Coastal Development Permit to ensure that the residential 
characteristics of the area are protected (see Attachment B, Condition #3). 
 
6.4.3 Development Standards for the E-1 Zone District 
Section 35-71.3. Permitted Uses Consistent: The proposed single-family dwelling, 

guesthouse and detached garage (accessory structure) 
are each specifically cited as allowable uses within the 
E-1 zone, pursuant to this section. 
 

Section 35-71.6 – Minimum Lot 
Area  

Consistent: The project site is a 1.14 acre lot that 
exceeds the minimum 1 acre (gross) lot size 
requirement for the 1-E-1 zone district.  Additionally, 
the lot width average of approximately 190 feet also 
exceeds the minimum 120-foot lot width requirement. 
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Section 35-71.7 – Setbacks for 
Buildings and Structures. 
 
Section 35-71.8 Permitted 
Variations of Setbacks for Buildings 

 
Consistent: The proposed development would be 
located approximately 290 feet from Toro Canyon 
Road.  Accordingly, the project would comply with the 
front setback requirement of 50-feet from centerline 
and 20 feet from the right-of-way line.   
 
The proposed development would be located 20 feet 
from the subject lot’s side property lines.  Accordingly, 
the project would comply with the required 10-foot side 
setback. 
 
The required rear setback for the subject lot is 25 feet 
from the property line.  However, within the E-1 zone, 
the rear setback may be ‘varied’ and reduced to 15 feet. 
 The varied rear setback allows a portion of a building 
to be located within the required rear setback provided 
that the footprint area of the portion of the building that 
intrudes into the required rear setback is compensated 
by an equal or greater area that is not covered by any 
building footprint area located outside of and adjacent 
to the rear setback and the rear setback line. As 
depicted in project’s site plan, Attachment F to this 
staff report, the proposed project includes 402 sq. ft. of 
development within the rear setback.  All development 
within the rear setback is, at minimum, 15 feet from the 
rear property line.  A variable rear setback area, outside 
of any building footprint, is depicted on the site plan to 
compensate for this encroachment.  Accordingly, the 
proposed project complies with the setback 
requirements and variable allowances for the E-1 zone. 
 

Section 35-71.10 – Building Height Consistent: The maximum allowable height for the E-1 
zone is 25-feet.  However, a project utilizing a 4:12 
roof pitch would receive a 3-foot height bonus for a 
total allowable height of 28-feet.  Just as the existing 
home on the site, the proposed dwelling would utilize a 
4:12 pitched roof and would be a maximum height of 
26 feet from natural grade. 

 
 
6.5 Design Review 
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The SBAR reviewed the project on June 21, 2013, September 6, 2013, July 11, 2014 and July 25, 
2014.  Attachment E of this staff report contains the approved minutes from these meetings. 
 
The SBAR’s initial comments at the June 21, 2013 meeting stated that the mass, bulk and scale 
of the project were appropriate.  The remaining comments focused on the architectural design 
and style of the project.    

The applicant returned on September 6, 2013 for further conceptual review.  SBAR commented 
on the architectural design of the project (e.g., to thicken walls around windows, consider 
omitting stone coining around windows, restudy junction of stair tower with roof).  The applicant 
was told to return for preliminary approval following the Zoning Administrator’s action.  SBAR 
had no further comments regarding the mass, bulk and scale of the project.   

On April 7, 2014 the Zoning Administrator approved the Coastal Development Permit (CDH) 
and on the same day the appellants filed their appeal.  In order to avoid a scenario in which 
appeal of the CDH was resolved, only to have SBAR’s preliminary approval then appealed, the 
project returned to SBAR on July 11, 2014 for preliminary approval.  SBAR did not comment on 
the mass, bulk and scale of the project.  Rather comments focused on design elements of 
numerous elevations and the applicant was told to return for further preliminary review. 

On July 25, 2014 the applicant returned for further preliminary review and was granted 
preliminary approval by SBAR.  SBAR commented that the project is an improvement over 
existing conditions, the project’s additional size will not cause visual impacts due to it being 
shielded from public view and that the size, bulk and scale are compatible with the 
neighborhood.  No appeal of SBAR’s preliminary approval was filed. 

7.0 APPEALS PROCEDURE 

The action of the Planning Commission may be appealed to the Board of Supervisors within ten 
(10) calendar days of said action. For developments which are appealable to the Coastal 
Commission under Section 35-182.6, no appeal fee will be charged. 
 
The action of the Board of Supervisors may be appealed to the Coastal Commission within ten 
(10) working days of receipt by the Coastal Commission of the County's notice of final action 
and no appeal fee will be charged.   

ATTACHMENTS 

A. Findings 
B. Coastal Development Permit 13CDH-00000-00024 with Conditions of Approval 
C. Notice of Exemption 



Appeal of Walker Demo/New Dwelling 
Case No. 14APL-00000-00009 
Hearing Date:  August 27, 2014 
Page 18 

 
D. Appeal Application and Letter, South Board of Architectural Review Preliminary 
 Approval, Case No. 13BAR-00000-00103, and Coastal Development Permit, Case No. 
 13CDH-00000-00024 
E. South Board of Architectural Review Minutes & Findings for Approval, Case No. 

13BAR-00000-00103 
F. Reduced Site Plan 
G. Montecito Water District – Certificate of Water Service Availability 
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ATTACHMENT A:  FINDINGS 
 
1.0 CEQA FINDINGS 

The project is categorically exempt from environmental review under the California 
Environmental Quality Act (CEQA), pursuant to Sections 15301 [Existing Facilities] and 15303 
[New Construction or Conversion of Small Structures] of the State CEQA Guidelines.  See 
Attachment C for a more detailed discussion. 
 
2.0 COASTAL DEVELOPMENT PERMIT FINDINGS 

In compliance with Section 35-169.5.2 of the Article II Zoning Ordinance, prior to the approval 
or conditional approval of an application for a Coastal Development Permit subject to Section 
35-169.4.2,  the review authority shall first make all of the following findings: 

 
2.1 The proposed development conforms: 

a.  To the applicable provisions of the Comprehensive Plan, including the Coastal 
Land Use Plan; 

b.  With the applicable provisions of this Article or the project falls within the 
limited exceptions allowed under  Section 35-161 (Nonconforming Use of Land, 
Buildings and Structures). 

As discussed in Sections 6.3 and 6.4 of the staff report, dated August 7, 2014 and 
incorporated herein by reference, the project would conform to all applicable provisions 
of the County Comprehensive Plan, including the Coastal Land Use Plan and the Toro 
Canyon Plan.  The proposed project, consisting of the demolition of an existing single-
family dwelling and garage and construction of a new dwelling, garage and guesthouse 
would be developed in proportion (size, bulk, scale and height) to the surrounding 
neighborhood and consistent with the applicable Article II zoning requirements for the E-
1 zone.   

 
The subject property is located within an urban, coastal, developed neighborhood in the 
E-1 zone district.  Pursuant to Article II, Section 35-71.1: 

 
“The purpose of this district is to reserve appropriately located areas for family living 
at a reasonable range of population densities consistent with sound standards of 
public health, welfare, and safety. It is the intent of this district to protect the 
residential characteristics of an area and to promote a suitable environment for 
family life.”    

 
As discussed in Sections 6.1 of the staff report, dated August 7, 2014 and incorporated 
herein by reference, the proposed project for the demolition of the existing dwelling and 
garage and the construction of a new dwelling, garage and guesthouse would be consistent 
with surrounding residential development and uses.  Furthermore, the development would 
be situated in the rear of the lot and would be constructed within the area where the 
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existing dwelling and garage are located.  Therefore, the proposed project would be 
consistent with the purpose and intent of the E-1 zone. 
 
 

2.2 The proposed development is located on a legally created lot. 

The subject parcel is considered to be a legally created lot for planning purposes as it is 
currently developed with an existing single-family dwelling and has been validated by 
prior issuance of a County Building Permit.  Therefore, this finding can be made. 

 

2.3 The subject property and development on the property is in compliance with all 
laws, rules and regulations pertaining to zoning uses, subdivisions, setbacks and any 
other applicable provisions of this Article, and any applicable zoning violation 
enforcement fees and processing fees have been paid. This subsection shall not be 
interpreted to impose new requirements on legal nonconforming uses and structures 
in compliance with Division 10 (Nonconforming Structures and Uses). 

The subject property and all existing and proposed development are in compliance with 
all laws, rules and regulations pertaining to zoning uses, subdivisions, setbacks and any 
other applicable provisions of Article II, the Coastal Zoning Ordinance.  Therefore this 
finding can be made. 

 
 
2.4 The proposed development will not significantly obstruct public views from any 

public road or from a public recreation area to, and along the coast. 
  

The proposed project will be constructed on a portion of the site already developed with 
an existing dwelling and garage and will be the same overall height as the current 
dwelling so as to not add any new adverse effects to existing vistas and viewpoints.  
Additionally, as proposed, the project will not obstruct any public views from any public 
road or from a public recreation area to, or along the coast because of its distance from 
the coastline.  Therefore, this finding can be made. 

 
 

2.5 The proposed development is compatible with the established physical scale of the 
area. 

 
As discussed in Section 6.1, 6.3 and 6.4 of the staff report, dated August 7, 2014 and 
incorporated herein by reference, the proposed project for the demolition of the existing 
3,972 [gross] sq. ft two-story single-family dwelling and 530 [gross] sq. ft. garage and the 
construction of a new 5,344 [gross] sq. ft. two-story dwelling and a 1,023 [gross] sq. ft. 
garage with a 825 [gross] sq. ft. guesthouse above, will be compatible with the 
established physical scale of the area.  Furthermore, during its June 21, 2013 and July 25, 
2014 reviews of the project, SBAR stated that the mass, bulk and scale of the project was 
appropriate and that the project was compatible with the surrounding neighborhood.  
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Therefore, this finding can be made. 
 
 

 
 
2.6. The proposed development will comply with the public access and recreation 

policies of this Article and the Comprehensive Plan including the Coastal Land Use 
Plan. 

 
As discussed in Section 6.3 of the staff report, dated August 7, 2014 and incorporated 
herein by reference, the proposed project will be consistent with all applicable public 
access and recreation policies of the Comprehensive Plan, including the Coastal Land 
Use Plan.  Therefore, this finding can be made. 

 
 

2.7. In compliance with Section 35-60.5, adequate services and resources shall be 
available to serve the proposed development.  

 
The parcel will continue to be served by the Montecito Water District (see Attachment 
G), a private onsite septic system, the Santa Barbara County Sheriff and the Montecito 
Fire Department.  Access to the site will continue to be provided off of Toro Canyon 
Road.  Therefore, this finding can be made. 

 
 
   2.8 Pursuant to Section 35-194.4 of Article II (Coastal Zoning Ordinance), a Coastal 

Development Permit shall only be approved if the following additional Finding is 
made: 

 
In addition to the findings that are required for approval of a development project 
(as development is defined in this Article), as identified in each section of Division 11 
- Permit Procedures of Article II, a finding shall also be made that the project meets 
all applicable policies and development standards included in the Toro Canyon 
Plan. 

The proposed development is in conformance with all applicable policies of Article II, 
Coastal Zoning Ordinance, the Coastal Land Use Plan and the Toro Canyon Plan, as 
discussed in Sections 6.1, 6.3 and 6.4 of this staff report, dated August 7, 2014 and 
incorporated herein by reference.  Therefore, this additional finding can be made. 

 
    2.9 Additional Findings: 

 
 Coastal Land Use Plan Policy 9-1. 
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Prior to the issuance of a development permit, all projects on parcels shown on the 
land use plan and/or resource maps with a Habitat Area overlay designation or 
within 250 feet of such designation or projects affecting an environmentally sensitive 
habitat area shall be found to be in conformity with the applicable habitat 
protection policies of the land use plan. All development plans, grading plans, etc., 
shall show the precise location of the habitat(s) potentially affected by the proposed 
project. Projects which could adversely impact an environmentally sensitive habitat 
area may be subject to a site inspection by a qualified biologist to be selected jointly 
by the County and the applicant. 

 
 

As discussed in Section 6.3 of the staff report, dated August 7, 2014 and incorporated 
herein by reference, the proposed development on the subject parcel is approximately 50 
feet from a mapped ESH-Riparian Corridor and is separated from the ESH by a 
landscaped area.  All potential impacts to the riparian corridor will be minimized by 
implementing best management practices (BMPs) (see Attachment B, Condition #6).  
Therefore, this finding can be made. 
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ATTACHMENT C:  NOTICE OF EXEMPTION 
 
TO:  Santa Barbara County Clerk of the Board of Supervisors 
 
FROM: Ryan Cooksey, Planning & Development 
 
The project or activity identified below is determined to be exempt from further environmental 
review requirements of the California Environmental Quality Act (CEQA) of 1970, as defined in 
the State and County Guidelines for the implementation of CEQA. 
 
AP No.: 115-140-014      Case No.: 13CDH-00000-00024 
 
Location: 454 Toro Canyon Road, Toro Canyon, CA 
 
Project Title: Walker SFD & Garage Demo, New SFD, Garage and Guesthouse 
 

Project Description:  The project is for a Coastal Development Permit for the demolition of the 
existing 3,972 [gross] sq. ft. two-story single-family dwelling and the construction of a new 5,344 
[net] sq. ft. two-story single-family dwelling.  The permit is also for the demolition of an existing 
530 [gross] sq. ft. garage and construction of a new 1,023 [gross] sq. ft. garage with a 825 [gross] 
sq. ft. guesthouse above.  No protected trees will be removed as a part of the project and 
approximately 875 cubic yards of cut and fill is required.  The parcel will continue to be served by 
the Montecito Water District, a private septic system, and the Montecito Fire District.  Access will 
continue to be provided off of Toro Canyon Road.  The project is located at 454 Toro Canyon 
Road (APN 155-140-014), on a 1.13-acre parcel zoned 1-E-1.  The project site is located within 
the Coastal Zone of the Toro Canyon Plan area, First Supervisorial District. 

 
Name of Public Agency Approving Project:  County of Santa Barbara 
Name of Person or Agency Carrying Out Project: David Walker, property owner 
 
Exempt Status:   
 Ministerial 
 Statutory Exemption 
X Categorical Exemption 
 Emergency Project 
 Declared Emergency 
 
Cite specific CEQA Guideline Sections:   §15301: Existing Facilities; and  

§15303: New Construction or Conversion of Small 
Structures 

 

Reasons to support exemption findings: Demolition of the existing 3,972 [gross] sq. ft. SFD and 
the 530 sq. ft. garage is categorically exempt pursuant to §15301(l)(1) and §15301(1)(4), 
respectively, of the Guidelines for Implementation of the California Environmental Quality Act 
(CEQA).  Section 15301(l)(1) specifically exempts the demolition and removal of individual 
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small structures, including one single-family residence, and §15301(1)(4) specifically exempts 
the demolition and removal of accessory structures, including garages.  The construction of the 
new two-story 5,344 [gross] sq. ft. SFD with  a new 1,023 [gross] sq. ft. garage is also 
categorically exempt pursuant to §15303(a) and §15303(e), respectively, of the Guidelines for 
Implementation of the California Environmental Quality Act (CEQA).  Section 15303(a) 
specifically exempts the new construction of one single-family residence, and §15303(e) 
specifically exempts the new construction of accessory (appurtenant) structures, including 
garages. 
 
 
There is no substantial evidence that there are unusual circumstances (including future activities) 
resulting in (or which might reasonably result in) significant impacts which threaten the 
environment. The exceptions to the categorical exemptions pursuant to Section 15300.2 of the 
State CEQA Guidelines are:  

  
(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project 

is to be located -- a project that is ordinarily insignificant in its impact on the 
environment may in a particularly sensitive environment be significant. Therefore, 
these classes are considered to apply all instances, except where the project may 
impact on an environmental resource of hazardous or critical concern where 
designated, precisely mapped, and officially adopted pursuant to law by federal, state, 
or local agencies. 
 

There are no designated or mapped environmentally sensitive habitat (ESH), biological 
resources or other resources of hazardous or critical concern located within 50 feet of the 
proposed development.  The nearest mapped ESH area (Riparian Corridor) is approximately 
50 feet north of the location of the proposed project and is separated by an existing 
landscaped area.  Accordingly, the project would not impact the ESH mapped on the subject 
lot.   
 
The entirety of the proposed development will be located on already developed portions of 
the site and any exterior lighting would be conditioned to be low-wattage, hooded and 
directed downward in order to minimize any impacts off-site (see Attachment B, Condition 
#3).  Therefore, this exception to the categorical exemptions would not apply. 
 
 

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time 
is significant.  
  

The proposed project is for the demolition of an existing single-family dwelling and garage 
and the construction of new dwelling, garage and guesthouse in the same location as the 
existing structures.   The proposed development meets all applicable criteria of the Article II 
Coastal Zoning Ordinance and the Comprehensive Plan, including the Coastal Land Use 
Plan and the Toro Canyon Plan.  The proposed development would create no significant 
impacts and additional structural development in the surrounding neighborhood, developed 
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in conformance with applicable ordinance and policy regulations would not result in a 
cumulatively significant impact.  Past, present and future successive projects of the same 
type in the area would not cause cumulatively significant impacts.  Therefore, this exception 
to the categorical exemptions would not apply. 

 
 
(c) Significant Effect. A categorical exemption shall not be used for an activity where 

there is a reasonable possibility that the activity will have a significant effect on the 
environment due to unusual circumstances. 
 

There are no designated or mapped environmental sensitive habitat (ESH), biological 
resources or other resources of hazardous or critical concern located within 50 feet of the 
proposed development.  The nearest mapped ESH area (Riparian Corridor) is approximately 
50 feet north of the location of the proposed project and is separated by an existing 
landscaped area.  All proposed development would be located on portions of the subject 
parcel that are already developed and maintained.  As conditioned (see Attachment B, 
Condition #5), the nearby oak trees would be protected throughout construction activity.  
Furthermore, the circumstances under which the proposed project is requested and under 
which construction is proposed are not unusual.  The demolition and rebuild of single family 
dwellings and accessory structures is commonplace within the area.  The proposed project 
consists of only minor development and there is no reasonable possibility that the activity 
will have a significant effect on the environment due to unusual circumstances.  Therefore, 
this exception to the categorical exemptions would not apply. 
 
 

(d) Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic 
buildings, rock outcroppings, or similar resources, within a highway officially 
designated as a state scenic highway. This does not apply to improvements which are 
required as mitigation by an adopted negative declaration or certified EIR. 
 

The project would be located entirely within the eastern, previously developed portion of the 
site.  This area is currently developed with an existing dwelling, garage and pool.  No 
development would be visible from any highway officially designated as a state scenic 
highway and there is no possible damage that could occur to any scenic resources (including 
trees, historic buildings, rock outcroppings, etc).  Therefore, this exception to the categorical 
exemptions would not apply. 
 
 

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located 
on a site which is included on any list compiled pursuant to Section 65962.5 of the 
Government Code. 
  

The proposed project is not located on a site that is included on any list compiled pursuant to 
§65962.5 of the Government Code.  Therefore, this exception to the categorical exemptions 
would not apply. 
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(f) Historical Resources. A categorical exemption shall not be used for a project which 
may cause a substantial adverse change in the significance of a historical resource. 
  

The proposed development would have no impact on any historical resource.  Therefore, this 
exception to the categorical exemptions would not apply. 
 

 
Lead Agency Contact Person:  Ryan Cooksey Phone #: (805) 568-2046 
 
Department/Division Representative: __________________   Date: __________ 
 
Acceptance Date: ___________________  
 
Distribution: Hearing Support Staff  

  
   Project file (when P&D permit is required)  
   Date Filed by County Clerk: ____________. 
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ATTACHMENT E:  SOUTH BOARD OF ARCHITECTURAL REVIEW MINUTES & 
BOARD OF ARCHITECTURAL REVIEW FINDINGS FOR APPROVAL 

(CASE NO. 13BAR-00000-00103) 

 
 

SBAR Minutes of June 21, 2013 

 

13BAR-00000-00103 IGW Residence Remodel and Addition Toro Canyon 

(No Assigned Planner) Jurisdiction: Toro  

Request of Chris Belanger, architect for the owner, David Walker, IGW Trust, to consider 
Case No. 13BAR-00000-00103 for conceptual review of a residence full remodel with an 
addition of approximately 992 square feet. The following structures currently exist on the 
parcel: a residence of approximately 3,562 square feet and two-car-garage of approximately 
523 square feet. The proposed project will require 138 cubic yards of cut and 24 cubic yards 
of fill. The property is a 1.13 acre parcel zoned 1-E-1and shown as Assessor’s Parcel 
Number 155-140-014, located at 454 Toro Canyon Road in the Toro Canyon area, First 
Supervisorial District.  

COMMENTS: 
a. SBAR appreciates the conceptual level of the drawing presented. 
b. Mass, bulk and scale are appropriate.  Drawings look great.   
c. In terms of size, seems modest for the neighborhood.    
d. House at west elevation seems to be stepping down only to the entry porch.  

Restudy to follow grade better throughout. 
e. Re., style: at east elevation, “eclectic” elements doesn’t work.  May have too 

many arches.  Rectangular doors/windows will be a nice contrast.  Arche3s 
should be a special element. 

f. Palladian door at north elevation doesn’t work; restudy. 
g. Return for further conceptual review with drawings that clarify what is existing 

and what is proposed.  Also return with existing elevations as well as proposed 
elevations. 

Project received further conceptual only, no action was taken. Applicant was asked 
to return for further conceptual review. 
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SBAR Minutes of September 6, 2013 

 

13BAR-00000-00103 Walker Residence Remodel and Addition Toro Canyon 

13CDH-00000-00024 (J. Ritterbeck, Planner) Jurisdiction: Toro  

Request of Chris Belanger, architect for the owner, David Walker, IGW Trust, to consider 
Case No. 13BAR-00000-00103 for further conceptual review/preliminary approval of a 
residence full remodel with an addition of approximately 992 square feet. The 
following structures currently exist on the parcel: a residence of approximately 3,562 square 
feet and two-car-garage of approximately 523 square feet. The proposed project will require 
138 cubic yards of cut and 24 cubic yards of fill. The property is a 1.13 acre parcel zoned 1-
E-1and shown as Assessor’s Parcel Number 155-140-014, located at 454 Toro Canyon 
Road in the Toro Canyon area, First Supervisorial District. (Continued from 6/21/13) 

 

COMMENTS: 
a. Thicken walls around windows to get depth and recesses.  Windows should not 

be located near the corners of the walls. 
b. Consider omitting stone coining around arched windows.  Simplify stone details 

overall. 
c. Restudy junction of stair tower with roof. 
d. Return for preliminary review following ZA action. 

Project received conceptual review only, no action was taken. Applicant may return 
for preliminary approval. 
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SBAR Minutes of July 11, 2014 
 

13BAR-00000-00103 Walker Residence Remodel and Addition Toro Canyon 

13CDH-00000-00024 (Ryan Cooksey, Planner) Jurisdiction: Toro  

Request of Chris Belanger, architect for the owner, David Walker, IGW Trust, to consider 
Case No. 13BAR-00000-00103 for further preliminary approval of a residence full 
remodel with an addition of approximately 992 square feet. The following structures 
currently exist on the parcel: a residence of approximately 3,562 square feet and two-car-
garage of approximately 523 square feet. The proposed project will require 138 cubic yards 
of cut and 24 cubic yards of fill. The property is a 1.13 acre parcel zoned 1-E-1and shown as 
Assessor’s Parcel Number 155-140-014, located at 454 Toro Canyon Road in the Toro 
Canyon area, First Supervisorial District. (Continued from 6/21/13 & 9/06/13) 

COMMENTS: 
 Show existing and proposed floor plan to clearly depict additions and changes; 

also on site plan. 
 Restudy the pop-out of the second story south elevation and either extend 

further or pull back and flatten. 
 Make the south elevation of the guest house as thick as the other walls for 

consistency. 
 Simplify the entry elevation to the guest house. 
 Make the lentils more proportional to the openings they are over. 

ACTION: Froscher moved, seconded by Romano and carried by a vote of 5 to 0 
(Ettinger and Chappell absent) to continue 13BaR-00000-00103 for further review, 
preliminary level.  
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SBAR Minutes of July 25, 2014 
 

13BAR-00000-00103 Walker Residence Remodel and Addition Toro Canyon 

13CDH-00000-00024 (Ryan Cooksey, Planner) Jurisdiction: Toro  

Request of Chris Belanger, architect for the owner, David Walker, IGW Trust, to consider 
Case No. 13BAR-00000-00103 for further preliminary approval of a residence full 
remodel with an addition of approximately 992 square feet. The following structures 
currently exist on the parcel: a residence of approximately 3,562 square feet and two-car-
garage of approximately 523 square feet. The proposed project will require 138 cubic yards 
of cut and 24 cubic yards of fill. The property is a 1.13 acre parcel zoned 1-E-1and shown as 
Assessor’s Parcel Number 155-140-014, located at 454 Toro Canyon Road in the Toro 
Canyon area, First Supervisorial District. (Continued from 6/21/13 & 9/06/13 & 7/11/14) 

COMMENTS: 
 Project has addressed prior comments and improved design 
 Project is an improvement over existing condition 
 Additional size will not cause visual impact due to it being shielded from public 

and private views 
 Size, bulk, and scale of the project are compatible with the neighborhood 
 Preliminary Approval granted with the Findings for Approval as submitted by 

staff planner, Ryan Cooksey -  
LUDC, Section 35.82.070.F.1  
Findings required for all Design Review applications. A Design Review 
application shall be approved or conditionally approved only if the Board 
of Architectural Review first makes all of the following findings: 
a. Overall structure shapes, as well as parts of any structure (buildings, 

fences, screens, signs, towers, or walls) are in proportion to and in scale 
with other existing or permitted structures on the same site and in the 
area surrounding the subject property.  

b. Electrical and mechanical equipment will be well integrated into the 
total design concept.  

c. There will be harmony of color, composition, and material on all sides of 
a structure.  

d. There will be a limited number of materials on the exterior face of the 
structure.  

e. There will be a harmonious relationship with existing and proposed 
adjoining developments, avoiding excessive variety and monotonous 
repetition, but allowing similarity of style, if warranted.  

f. Site layout, orientation, and location of structures and signs will be in an 
appropriate and well designed relationship to one another, and to the 
environmental qualities, open spaces, and topography of the site.  

g. Adequate landscaping will be provided in proportion to the project and 
the site with due regard to preservation of specimen and landmark trees, 
existing vegetation, selection of plantings that are appropriate to the 
project, and that adequate provisions have been made for maintenance 
of all landscaping.  
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BOARD OF ARCHITECTURAL REVIEW FINDINGS FOR APPROVAL  

(ARTICLE II, SECTION 35-184.6) 
 
1. In areas designated as rural on the land use plan maps, the design, height, and scale of 
structures shall be compatible with the character of the surrounding natural environment, 
except where technical requirements dictate otherwise. Structures shall be subordinate in 
appearance to natural landforms; shall be designed to follow the natural contours of the 
landscape; and shall be sited so as not to intrude into the skyline as seen from public 
viewing places. 
 
The project is located in a designated urban area. 
 
2.  In areas designated as urban on the land use plan maps and in designated rural 
neighborhoods, new structures shall be in conformance with the scale and character of the 
existing community. Clustered development, varied circulation patterns, and diverse 
housing types shall be encouraged. 
 
The proposed project is located within a designated urban area on a lot measuring 1.13 acres in 
an area with generally similarly sized lots.  The project constitutes a rebuild and expansion of an 
existing residence, with exterior elevation improvements, as well as the demolition of an existing 
garage and the construction of a new garage with second story guest house.  SBAR finds the 
project design to be pleasing and harmonious.  Homes in the neighborhood range in size with the 
newer homes being generally larger than the older homes.  Consistent with this trend the 
proposed home is on the larger size of homes in the area although it is within the range of 
existing home sizes.  The subject lot is well vegetated and the proposed development is not 
visible from any public viewing area.  As a result, the proposed development is in conformance 
with the scale and character of the existing community.  As such, this finding can be made. 
 
3.  Overall building shapes, as well as parts of any structure (buildings, walls, fences, 
screens, towers or signs) are in proportion to and in scale with other existing or permitted 
structures on the same site and in the area surrounding the property. 
 
The proposed project massing is well designed.  The project is located on a heavily vegetated site 
rendering the house not visible from other homes, and other homes not visible from the subject 
property.  The house and garage/guest house are in proportion to and in scale with each other.  
As such, this finding can be made. 
 
4.  Mechanical and electrical and equipment shall be well integrated in the total design 
concept. 
 
The home is modest, with mechanical, electrical and other equipment well integrated into the 
total design.  Therefore this finding can be made. 
 
5.   There shall be a harmony of material, color, and composition of all sides of a structure 
or building. 
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Exterior materials include stone and stucco as well as wood shutters, windows, and doors.  
Coining, trellises and balconies are well integrated into the design.  Materials are used in an 
harmonious fashion to result in well designed exterior elevations.  Massing of the structure is 
well articulated and the house is stepped appropriately to the site.  Proposed colors are muted and 
appropriate to the rural setting.  As such, this finding can be made. 
 
6. A limited number of materials will be on the exterior face of the building or structure. 
 
The project uses a limited number of materials on its exterior elevations, including stucco walls 
with some stone cladding and coining.  Other well integrated materials include wood and 
wrought iron.  As such, this finding can be made. 
 
7.  There shall be a harmonious relationship with existing and proposed adjoining 
developments, avoiding excessive variety and monotonous repetition, but allowing 
similarity of style, if warranted. 
 
The proposed project is located deep in a lot that is fully vegetated resulting in a completely 
screened residential development.  Consistent with other residences in the area, the project is 
unique unto itself.  Regardless, it is consistent with other developments in the area which are all 
unique as well as located on similarly sized and well vegetated lots.  As such, this finding can be 
made. 
 
8.  Site layout, orientation, and location of structures, buildings, and signs are in an 
appropriate and well designed relationship to one another, and to the environmental 
qualities, open spaces, and topography of the property. 
 
The house and garage/guest house are well integrated into the site using preexisting developed 
areas and retaining and improving upon extensive existing landscaping.  The house and 
garage/guest house are in a logical and appropriate orientation to eachother on the site.  
Therefore this finding can be made. 
 
9.  Adequate landscaping is provided in proportion to the project and the site with due 
regard to preservation of specimen and landmark trees, existing vegetation, selection of 
planting which will be appropriate to the project, and adequate provisions for maintenance 
of all plantings. 
 
The subject lot is well vegetated with mature landscape materials such that the proposed 
development is well screened from any public views.  Proposed new development is located in 
an area of existing development on the site.  Landscaping is being preserved and improved where 
necessary as a result of redevelopment of the site.  Therefore this finding can be made.  
 
10.  Signs, including their lighting, shall be well designed and shall be appropriate in size 
and location. 
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The project does not include any signs.  Lighting is low level and directed downward consistent 
with residential development in the area as well as with development standards regulating 
lighting.  Thus this finding can be made. 
 
11.  The proposed development is consistent with any additional design standards as 
expressly adopted by the Board of Supervisors for a specific local community, area, or 
district pursuant to Section 35-144A of this Article. 
 
The proposed project is consistent with the 25 foot height limitation in the Toro Canyon area.  
The project is not subject to the Ridgeline and Hillside Development Guidelines.  The project 
does not include large understories or exposed retaining walls.  The structures have hipped and 
some gable roofs which harmonize with the rolling terrain surrounding the site.  Exterior 
surfaces of the home will be clad in non-reflective building materials and colors.  Outside 
lighting is minimized and directed downward.  Cut and fill slopes are minimized.  Therefore this 
finding can be made. 
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PROJECT SITE

GRADING: CUT - 855 CU.YDS  
    FILL -   33 CU. YDS
 

A.P.N.:
ZONING:
SITE AREA - GROSS:

OWNER:

155-141-014
1-E-1
1.13 ACRES

DAVID WALKER / IGW TRUST

IGW TRUST DEMO & REBUILD
PROJECT DATA

454 TORO CANYON RD, SANTA BARBARA, CA 93101

SCOPE OF WORK

PARTIAL DEMOLITION & REBUILD OF AN EXISTING SINGLE FAMILIY
RESIDENCE.

AREA      NET (SQ.FT) GROSS (SQ.FT.)
(E) RESIDENCE
 (E) BASEMENT     388    444
 (E) FIRST FLOOR   1928  2169
 (E) SECOND FLOOR    917  1359
(E) TOTAL     3233 SQ.FT 3972 SQ.FT

(N) RESIDENCE
 (N) BASEMENT       29      69
 (N) FIRST FLOOR     283    599
 (N) SECOND FLOOR    691    704
(N) RESIDENTIAL TOTAL  4236 SQ.FT. 5344 SQ.FT
(EXISTING - DEMO + ADDITION = TOTAL)

(N) GUEST HOUSE     780 SQ.FT.   825 SQ.FT

(E) DETACHED 2 CAR GARAGE  -530 SQ.FT.   -530 SQ.FT.
(TO BE DEMOLISHED)

(N) DETACHED 2 CAR GARAGE & STORAGE    
       1023 SQ.FT. 1023 SQ.FT.
(N) TOTAL FLOOR AREA  6039 SQ.FT 7192 SQ.FT
(EXISTING - DEMO + ADDITION = TOTAL)

   
    

GRADING  CUT   FILL
   875 CU.YDS 66 CU. YDS 
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