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    Notice Date: April 8, 2022 
     Decision Date: April 28, 2022 
 
Anthony Ford 
Hollister Pancakes Inc. 
1771 S. Victoria Ave  
Ventura, CA 93003 
 
HIP Plaza, LP 
Property Owner 
800 Garden Street #K 
Santa Barbara, CA 93101 
 
RE: Finding of Substantial Conformity (SCD) 
 7127 Hollister Avenue (APN 073-440-012) 
 Partial patio enclosure addition and walk in cooler and freezer 

installation 21-0003-SCD 
 
Dear Mr. Ford and HIP Plaza Property Owner: 
 
After the 10-day onsite noticing and website posting period, I intend to 
approve your request for a Substantial Conformity Determination (SCD) 
on April  14, 2022, as outlined below.  
 
The proposed project is a request for a Substantial Conformity 
Determination to the most recent Development Plan (89-DP-002) for the 
subject property. 
 
This SCD is consistent with the Development Plan and associated 
Amendment pertaining to the existing property known as University 
Plaza Shopping Center located at 7127 Hollister Avenue. The plaza is a 
88,614-square foot mix of one-story and two-story commercial retail 
spaces with 442 parking spaces on an approximately 9.3-acre parcel. 
The proposed tenant improvements are located on the north end of the 
existing center.  
 
This SCD project is related to minor improvements proposed for the 
lease space known as International House of Pancakes (IHOP). The 
request is to allow the enclosing of 186 square feet of an outdoor patio 
into interior restaurant space located on the east elevation and the 
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addition of an approximately 153 square foot walk-in cooler and freezer on the west 
elevation. The scope also includes expansion of a screen wall along the northwest and 
west elevation in order to screen the new walk-in freezer and cooler addition. The minor 
exterior improvements are proposed to match the existing exterior in terms of materials, 
fenestration, and paint color.  In addition, a new, low glass partition wall will be added 
on top of the existing low patio wall on the east elevation. 
 
The proposed project will not alter the existing parking or circulation as all 
improvements are within the existing roofline of the shopping center.  
 
General Plan and Zoning Consistency 
The land use designation (General Plan/Coastal Land Use Plan) and zoning on the 
property are CC (Community Commercial). The current use of the site by University 
Plaza remains consistent with Figure 2-1 of the City’s Land Use Element and the 
Community Commercial (CC) land use designation, which allows “relatively small 
commercial centers that provide convenience goods and services to serve the everyday 
needs of the surrounding residential neighborhoods.” The proposed addition and site 
changes, which are the subject of this SCD, remain consistent with the goals and 
policies of the General Plan as the revisions are considered minor as to scale.  The 
purpose of the changes is to enhance the functionality of the restaurant space soon to 
be occupied by International House of Pancakes.  
 
The design of the proposed enclosure and addition has been reviewed and approved by 
the DRB. This location and use of the site for restaurant use are consistent with the 
General Plan. Therefore, the project will remain consistent with the GP/CLUP Land Use, 
Open Space, Transportation, Visual Resources, and Conservation Elements. 
 
The proposed change in building coverage is consistent with Goleta Municipal Code 
Section 17.52.100 (B) (Changes to Prior Permits and Approvals), requiring an SCD. As 
designed, the applicant is adding 186 sq. ft. to the lease space and shopping center.  
The proposed additions will not result in an increase of 1,000 SF or more than 10 
percent of building coverage of new structures that would necessitate a Development 
Plan Amendment pursuant to Goleta Municipal Code Section 17.52.100(C) (Changes to 
Prior Permits and Approvals – Amendments).  Further, the proposed changes that are 
the subject of this SCD meet or exceed the applicable development standards outlined 
in Section 17.08.030 for the CC zoning district.  
 
Design Review Board  
The Design Review Board (DRB) reviewed the project on December 14, 2021 for 
conceptual review. The DRB granted preliminary and final approval on January 25, 
2022, subject to conditions. The conditions relate to window height on the west 
elevation and accurate representation of the existing planter and screen wall on the east 
elevation. DRB Member Dennis Whelan reviewed the revised plans on February 8, 
2022 and concluded that the DRB conditions were met. The DRB findings are provided 
in Attachment A, Exhibit 1. 
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Environmental Review 
The California Environmental Quality Act (CEQA) was passed in 1970, and the original 
Development Plan was applied for in 1975. No original environmental documents have 
been located for the original project. However, when the DP amendment (Case No. 
89-DP-002) was approved, a Negative Declaration (91-ND-30) was adopted 
concurrently with the amendment. The changes resulting from this SCD will not create 
additional traffic trips or parking needs, nor result in any new impacts not already 
addressed in the previously prepared environmental documents. Since the changes to 
the project are minor, the previous CEQA findings can be remade and an exemption for 
this SCD project is appropriate.   
 
The City of Goleta is the lead agency for this project pursuant to the requirements of the 
California Environmental Quality Act (CEQA) (Public Resources Code Sections 21000 
et seq.). The Project revisions have been found exempt from CEQA and a Notice of 
Exemption issued by the Director. Specifically, the project is categorically exempt from 
environmental review pursuant to CEQA Guidelines Section 15301(a) (Exterior 
alterations) and Section 15303(c) (New Construction or Conversion of Small 
Structures).  
 
Conclusion 
This SCD can be approved as outlined in the SCD Findings (Attachment A), as follows: 

• The project does not conflict with the original project conditions; 
• The project does not alter original project findings; 
• The project does not result in significant site alterations that create the potential 

for environmental impact; 
• The project is consistent with the guidelines established for substantial 

conformity determinations; 
• The project description is in substantial conformity with Development Plan 

75-DP-025 and associated Amendment (89-DP-002); and 
• The project changes are consistent with the City’s General Plan/Coastal Land 

Use Plan and zoning ordinance.  
 
You should be advised that this Substantial Conformity Determination is based on 
staff’s evaluation of current conditions, policies, environmental issues, and attached 
findings. To become effective, the proposed changes require an effectuating Zoning 
Clearance, following the SCD approval and its 10-day appeal period. 
  
Please contact Associate Planner Christina McGuire at (805) 961-7566 with any 
questions regarding this letter. 
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Sincerely, 
 
 
 
Peter T. Imhof 
Director, Department of Planning and Environmental Review 
 
cc: Lisa Prasse, Current Planning Manager 
     Mary Chang, Supervising Senior Planner 
 
 
Attachment:   
A - SCD Findings with DRB Findings as Exhibit 1  
B - Notice of Exemption  
C - Project Plans 


