
CPMS 
 Agenda Item C.1 

CONCEPTUAL/PRELIMINARY REVIEW 
Meeting Date: July 22, 2025 

TO:    Goleta Design Review Board 

SUBMMITED BY: Travis Lee, Associate Planner 

SUBJECT: 250/270 Storke Rd Site Improvements 250/270 Storke Rd APN 073-
100-032 Case Nos. 25-0005-SCD/25-0021-DRB

DRB ACTIONS FOR CONSIDERATION: 

1. Adopt DRB and California Environmental Act Findings provided as Attachment A;
2. Recommend adoption of CEQA Categorical Exemption Section 15301(a) as

provided in Attachment B; and
3. Conduct Conceptual and Preliminary review and recommend approval or approval

with conditions.

PROJECT DESCRIPTION: 

This is a request for Conceptual/Preliminary Review. The applicant requests a 
Substantial Conformity Determination (SCD) to the previously approved Development 
Plan 19-024-DP to facilitate the following: 

• Remove 3 palm trees.

• Install new 256 square foot patio and 2 new Ginkgo trees.

• New storefront door/window at south side of 270 Storke Rd.

• Remove 4 parking spaces and construct new 365 square foot patio.

• New curb ramp path of travel from 270 to 250 Storke.

• New bicycle parking.

No new square footage is proposed to the existing buildings. 

The subject property has a Zoning and General Plan Land Use designation of Community 
Commercial (CC) and are located in the Inland Zone and is subject to the Goleta 
Commercial Architecture and Design standards. The project does not include a request 
for adjustments or modifications, and no development is proposed within 100 feet of an 
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Environmentally Sensitive Habitat Area (ESHA). The project was filed by Scott Branch, 
of BBP Architecture, for Storke Road II LP, property owner. 

DISCUSSION: 
The proposed project is consistent with all setbacks, building height, and parking 
associated with the development standards for the CC designation. 

The Goleta Architecture and Design Standards for Commercial Projects apply to 
commercial and industrial development and include standards relating to site layout, 
project design, landscaping, and transportation access.  

Several policies in the City’s Visual and Historic Resources Element of the General Plan 
are applicable to the Project and are shared below.  

VH 4.5 Retail Commercial Areas. [GP] The following standards shall be applicable to retail 
commercial development:  
a. Buildings and structures shall be designed to be compatible with adjacent development
relative to size, bulk, and scale.
b. Where appropriate, buildings should be sited at or near the front setback line to project
a desirable architectural image contiguous to the street and to promote pedestrian
access.
c. Quality architectural design shall be maintained through the use of detailing and high
quality, durable materials. Blank wall planes shall be avoided.
d. Safe, convenient pedestrian and bicycle access shall be provided and encouraged via
continuous sidewalks; bike lanes; and sufficient, secure, and protected bicycle parking.
Landscaping should be used where possible to buffer pedestrians and cyclists from traffic.
Where feasible, other pedestrian amenities such as outdoor seating shall be provided.
e. Commercial displays, outdoor dining, and outdoor shopping cart storage shall not
encroach into pedestrian accessways.
f. Shopping cart returns should be conveniently located and screened.
g. Public transit shall be encouraged through effective placement of stops for local and
regional transit services. Existing stops shall be upgraded as appropriate.
h. Landscaping, including canopy trees, shall be used extensively to unify the structural
development, reinforce the pedestrian scale, minimize heat and glare from pavement,
and break up expanses of parking.
i. Shared vehicular access shall be considered to minimize the number of driveways and
curb cuts.
j. Where appropriate, parking lots should be located behind, beside, or beneath buildings
to minimize visibility. Where buildings do not screen parking, landscaping, berms, or low
walls shall be used to screen cars from adjacent roadways and other developments.
k. Parking lots should provide adequate space for maneuverability and safety. Angled
parking spaces are encouraged rather than 90- degree parking stalls to increase visibility
for drivers and pedestrians.
l. Loading areas and recycling and trash facilities shall be easily accessed and shall be
screened from view with landscaping, fencing, or walls. Adjacent uses shall be considered
when such areas are sited.
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m. Roof mounted equipment shall be screened and considered as part of the structure
for height calculations.

VH 4.9 Landscape Design. [GP] Landscaping shall be considered and designed as an 
integral part of development, not relegated to remaining portions of a site following 
placement of buildings, parking, or vehicular access. Landscaping shall conform to the 
following standards: 

a. Landscaping that conforms to the natural topography and protects existing specimen
trees is encouraged.
b. Any specimen trees removed shall be replaced with a similar size tree or with a tree
deemed appropriate by the City.
c. Landscaping shall emphasize the use of native and drought-tolerant vegetation and
should include a range and density of plantings including trees, shrubs, groundcover, and
vines of various heights and species.
d. The use of invasive plants shall be prohibited.
e. Landscaping shall be incorporated into the design to soften building masses, reinforce
pedestrian scale, and provide screening along public streets and offstreet parking areas.

The need actions associated with the proposed changes include Design Review (Chapter 
17.58) and a Substantial Conformity Determination (Section 17.52.100(B). Should the 
DRB approve the design elements associated with the project, staff will proceed with 
processing a Substantial Conformity Determination for the PER Director’s approval. The 
Director must determine that the alterations are in substantial conformity with the previous 
discretionary approval such that the changes would not be substantially different than the 
original project and would not alter the scope and intent of the approval the Review 
Authority originally acted on. 

ENVIRONMENTAL REVIEW (NOE): 

Pursuant to the requirements of the California Environmental Quality Act (CEQA) (Public 
Resources Code, §§ 21000 et seq.), the regulations promulgated thereunder (14 Cal. 
Code of Regulations, §§ 15000, et seq.: State CEQA Guidelines), and the City’s 
Environmental Review Guidelines, the project has been found to be exempt from CEQA 
under Sections 15301 and 15311 of the CEQA Guidelines and a Notice of Exemption is 
proposed.  

The City of Goleta is acting as the Lead Agency for this project. The project has been 
found to be exempt from CEQA Guidelines per Sections 15301(a) and Section 15311 
because the proposed project includes minor exterior alterations involving negligible or 
no expansion of the use at an existing commercial shopping center. Further, the addition 
of the patio areas are minor accessory improvements that will enhance the viability of the 
center’s tenants.  

Moreover, none of the exceptions to the categorical exemptions set forth in State CEQA 
Guidelines section 15300.2 apply to the project. The exception set forth in State CEQA 
Guidelines section 15300.2(a), Location. Class 11 are qualified by consideration of where 
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the project is to be located and the project is not located in or have an impact on an 
environmental resource of critical concern that is designated, precisely mapped, or 
officially adopted pursuant to law by federal, state, or local agencies. Section 15300.2(b)’s 
exception, relating to cumulative impacts, does not apply as there are no other successive 
projects of the same type in the same place that could result in significant cumulative 
impacts. Section 15300.2(c)’s exception does not apply because there are no “unusual 
circumstances” that apply to the project; exterior improvements to an existing building is 
not unusual. Section 15300.2(d)’s exception does not apply because the project is not 
located near any scenic highways. Section 15300.2(e)’s exception does not apply 
because while the project site does contain hazardous waste none of the improvements 
are altering the ground. Finally, Section 15300.2(f)’s exception does not apply because 
the project has no potential of causing a substantial adverse change in the significance 
of a historical resource. Additionally, the project’s site does not contain any identified 
significant cultural resources. 

NEXT STEPS 

If the DRB grants the applicant’s request, the next steps include: (1) a 10-day DRB appeal 
period; (2) SCD approval and appeal period; (3) Final DRB review; (4) ministerial 
issuance of a Zoning Clearance; and (5) review and approval by Building & Safety 
(“Building Permits”). 

If the DRB action is appealed and the appeal is upheld, DRB’s action will be rescinded 
and the DRB process will start over. 

ATTACHMENTS: 
Attachment A - Findings of Approval 
Attachment B – Notice of Exemption 
Attachment C – Project Plans 
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ATTACHMENT A 

FINDINGS OF APPROVAL 
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DRB Findings for Development 
250/270 Storke Road Site Improvements 

Case No. 25-0005-SCD, 25-0021-DRB 

DESIGN REVIEW FINDINGS (GMC SECTION 17.58.080) 

1. The development will be compatible with the neighborhood, and its size, bulk and
scale will be appropriate to the site and the neighborhood.

The proposed project is limited to tree replacement, new patios, new storefront
door/window, and new bike parking adjacent to an existing building. No new
building floor area is proposed. No additional square footage to the buildings is
proposed and the changes will be in scale with the size and bulk of on-site
development. The existing building with the proposed exterior changes is
compatible with the neighborhood.

2. Site layout, orientation, and location of structures, including any signage and
circulation, are in an appropriate and harmonious relationship to one another and
the property.

There is no change to the layout, orientation, or location of the building as the
building already exists. Furthermore, the proposed exterior changes are limited to
tree replacement, new patios, new storefront door/window, and new bike parking
which will not affect the site layout, orientation, or location of the existing structures.
The layout, orientation, and location of the existing building is in an appropriate
and harmonious relationship with one another and the property. Signage is not part
of this review.

3. The development demonstrates a harmonious relationship with existing adjoining
development, avoiding both excessive variety as well as monotonous repetition,
but allowing similarity of style, if warranted.

The proposed improvements are harmonious with the existing building’s
architecture as the exterior modifications are not deviating from the current style
and materials.

4. There is harmony of material, color, and composition on all sides of structures.

No changes are proposed to the existing building as the project is limited to site
improvements. The existing materials and colors are appropriate for a commercial
building and are in harmony with each other.

5. Any outdoor mechanical or electrical equipment is well integrated in the total
design and is screened from public view to the maximum extent practicable.
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No outdoor mechanical or electrical equipment is proposed. 

6. The site grading is minimized, and the finished topography will be appropriate for
the site.

No grading is proposed other than the minimal amount necessary to create the
patio areas from the planter areas.

7. Adequate landscaping is provided in proportion to the project and the site with due
regard to preservation of specimen and protected trees, and existing native
vegetation.

Three existing palm trees on the south side of 270 Storke are proposed for removal
and will be replaced with two new Ginkgo trees. Four new lemon trees are
proposed on the south side of 250 Storke with the new patio. No specimen or
protected trees are proposed for removal.

8. The selection of plant materials is appropriate to the project and its environment,
and adequate provisions have been made for long-term maintenance of the plant
materials.

The new Ginkgo trees will provide shade in lieu of the replaced palm trees. The
existing irrigation system will ensure the new trees are maintained for the future.

9. All exterior lighting, including for signage, is well designed, appropriate in size and
location, and dark-sky compliant.

No new exterior lighting is proposed.

10. The project architecture will respect the privacy of neighbors, is considerate of
private views, and is protective of solar access off site.

The proposed project to create two new patio areas to serve the commercial
businesses that are within an existing shopping center consisting of mostly large
buildings. The proposed improvements will not affect privacy of neighbors, impact
existing views, and will not result in obstruction of solar access to other adjacent
properties given the nature and place of the improvements.

11. The proposed development is consistent with any additional design standards as
expressly adopted by the City Council. (Ord. 20-03 § 6).

As well as the City of Goleta Zoning Ordinance, the City of Goleta Architecture and
Design Standards for Commercial Projects document, adopted on April 7, 2003, is
applicable for this project. The project conforms to the applicable standards related
to building colors and materials as identified in the document.
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CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDING  
 

 
Pursuant to the requirements of the California Environmental Quality Act (CEQA) 
(Public Resources Code, §§ 21000 et seq.), the regulations promulgated 
thereunder (14 Cal. Code of Regulations, §§ 15000, et seq.: State CEQA 
Guidelines), and the City’s Environmental Review Guidelines, the project has been 
found to be exempt from CEQA under Sections 15301 and 15311 of the CEQA 
Guidelines and a Notice of Exemption is proposed.  

 
The City of Goleta is acting as the Lead Agency for this project. The project has 
been found to be exempt from CEQA Guidelines per 15301(a) and Section 15311 
because the proposed project includes minor exterior alterations involving 
negligible or no expansion of the use at an existing commercial shopping center. 
Further, the addition of the patio areas are minor accessory improvements that will 
enhance the viability of the center’s tenants.  
 
Moreover, none of the exceptions to the categorical exemptions set forth in State 
CEQA Guidelines section 15300.2 apply to the project. The exception set forth in 
State CEQA Guidelines section 15300.2(a), Location. Class 11 are qualified by 
consideration of where the project is to be located and the project is not located in 
or have an impact on an environmental resource of critical concern that is 
designated, precisely mapped, or officially adopted pursuant to law by federal, 
state, or local agencies. Section 15300.2(b)’s exception, relating to cumulative 
impacts, does not apply as there are no other successive projects of the same type 
in the same place that could result in significant cumulative impacts. Section 
15300.2(c)’s exception does not apply because there are no “unusual 
circumstances” that apply to the project; exterior improvements to an existing 
building are not unusual. Section 15300.2(d)’s exception does not apply because 
the project is not located near any scenic highways. Section 15300.2(e)’s 
exception does not apply because while the project site does contain hazardous 
waste none of the improvements are altering the ground. Finally, Section 
15300.2(f)’s exception does not apply because the project has no potential of 
causing a substantial adverse change in the significance of a historical resource. 
Additionally, the project’s site does not contain any identified significant cultural 
resources and no grading is proposed. 
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ATTACHMENT B 
 
 

CEQA NOTICE OF EXEMPTION 
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NOTICE OF EXEMPTION (NOE)  
 

1 

 

To:  Office of Planning and Research  From: City of Goleta 
  P.O. Box 3044, 1400 Tenth St. Rm. 212  130 Cremona Drive, Suite B 
  Sacramento, CA  95812-3044   Goleta, CA  93117 
 
  Clerk of the Board of Supervisors    
  County of Santa Barbara      
  105 E. Anapamu Street, Room 407 
  Santa Barbara, CA  93101 
 
Subject:  Filing of Notice of Exemption   

 
Project Title: 
250/270 Storke Rd Site Improvements 
Case No. 25-0005-SCD, 25-0021-DRB 
 
Project Applicant:  
Scott Branch of BBP Architecture 
On behalf of Storke Road II LP, property owner 
 
Project Location (Address and APN): 
250/270 Storke Road 
Goleta, CA 93117  
County of Santa Barbara 
APN: 073-100-032 
 
Description of Nature, Purpose, and Beneficiaries of Project:   
The applicant is proposing to remove 3 palm trees, install new 256 square foot patio and 
2 new Ginko trees, new storefront door/window at south side of 270 Storke Rd, remove 4 
parking spaces and construct new 365 square foot patio with four new lemon trees, new 
curb ramp path of travel from 270 to 250 Storke, new bicycle parking. No new square 
footage is proposed to the existing building. The purpose of the project is to enhance the 
useability of commercial building with the Property Owner as the beneficiary of the project.  
 
Name of Public Agency Approving the Project:   
Design Review Board of the City of Goleta 
 
Name of Person or Agency Carrying Out the Project:  
Scott Branch of BBP Architecture on behalf of Storke Road II LP, property owner 
 
Exempt Status: (check one)  

 Ministerial (Sec. 15268) 
 Declared Emergency (Sec. 15269 (a)) 
 Emergency Project (Sec. 15269 (b) (c))  
 Categorical Exemption: § 15301(a) (Exterior Alterations)  
 

Reason(s) why the project is exempt:  
 
Pursuant to the requirements of the California Environmental Quality Act (CEQA) (Public 
Resources Code, §§ 21000 et seq.), the regulations promulgated thereunder (14 Cal. 
Code of Regulations, §§ 15000, et seq.: State CEQA Guidelines), and the City’s 
Environmental Review Guidelines, the project has been found to be exempt from CEQA 
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NOTICE OF EXEMPTION (NOE)  
 

2 

 

under Sections 15301 and 15311 of the CEQA Guidelines and a Notice of Exemption is 
proposed.  
 
The City of Goleta is acting as the Lead Agency for this project. The project has been 
found to be exempt from CEQA Guidelines per Sections 15301(a) and Section 15311 
because the proposed project includes minor exterior alterations involving negligible or no 
expansion of the use at an existing commercial shopping center.  Further, the addition of 
the patio areas are minor accessory improvements that will enhance the viability of the 
center’s tenants.  

 
Moreover, none of the exceptions to the categorical exemptions set forth in State CEQA 
Guidelines section 15300.2 apply to the project. The exception set forth in State CEQA 
Guidelines section 15300.2(a), Location. Class 11 are qualified by consideration of where 
the project is to be located and the project is not located in or have an impact on an 
environmental resource of critical concern that is designated, precisely mapped, or 
officially adopted pursuant to law by federal, state, or local agencies. Section 15300.2(b)’s 
exception, relating to cumulative impacts, does not apply as there are no other successive 
projects of the same type in the same place that could result in significant cumulative 
impacts. Section 15300.2(c)’s exception does not apply because there are no “unusual 
circumstances” that apply to the project; exterior improvements to an existing building is 
not unusual. Section 15300.2(d)’s exception does not apply because the project is not 
located near any scenic highways. Section 15300.2(e)’s exception does not apply 
because while the project site does contain hazardous waste none of the improvements 
are altering the ground. Finally, Section 15300.2(f)’s exception does not apply because 
the project has no potential of causing a substantial adverse change in the significance of 
a historical resource. Additionally, the project’s site does not contain any identified 
significant cultural resources. 
 
City of Goleta Contact Person, Telephone Number, and Email:  
Travis Lee, Associate Planner 
805-562-5528 
tlee@cityofgoleta.org 
 
 

 
Signature     Title     Date  
 
If filed by the applicant:  

1. Attach certified document of exemption finding 
2. Has a Notice of Exemption been filed by the public agency approving the project?  

Yes   No 
 

Date received for filing at OPR: _____________________________________________ 
 
Note:  Authority cited: Section 21083 and 211110, Public Resources Code 
 Reference: Sections 21108, 21152.1, Public Resources Code  
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PROJECT PLANS 
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ATTACHMENT D 
 
 

ARCHITECTURE AND DESIGN STANDARDS FOR COMMERCIAL PROJECTS 
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