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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
March 10, 2015
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department
SUBJECT:
Appeal Of Single Family Design Board Approval For Additions To Residence At 1912 Mission Ridge Road
RECOMMENDATION: 
That Council deny the appeal of Susan M. Basham of Price, Postel & Parma, LLP, agent for various neighbors, and uphold the Single Family Design Board decision to grant Project Design Approval for additions to an existing single-family residence. 

EXECUTIVE SUMMARY:

On January 26, 2015, the Single Family Design Board (SFDB) granted Project Design Approval of proposed additions and alterations to a one-story single family residence located at 1912 Mission Ridge Road.  An appeal was subsequently filed by Susan M. Basham of Price, Postel & Parma, LLP agent on behalf of immediate neighbors Roger and Stefanie Bacon and Rinaldo and Lalla Brutoco  The appellants assert that there will be “unacceptable privacy and view impacts” as a result of the project’s second floor addition (Attachment 1). The property is located in the Riviera neighborhood within the Hillside Design District and is owned by Craig Morrison.

The house design involves proposed additions and alterations that would result in a two-story, 3,251 square foot house which includes an existing 658 square foot attached garage. The project would be 69% of the maximum guideline Floor Area Ratio (FAR) which is well below the suggested maximum outlined by the Single Family Residence Design Guidelines (Guidelines) for the 25,601 square foot lot.   A new 530 square foot second story second story master bedroom addition is proposed over the garage. The house was reviewed at two SFDB hearings including a site visit conducted prior to the second SFDB hearing.   The SFDB determined the size, bulk and scale of the home is compatible with the neighborhood and indicated the project complies with the good neighbor policies.
Staff’s recommendation is to deny the appeal for the following reasons:  the proposed home size is reasonable (approximately 3,251 sq. ft.) for the location and is consistent with FAR guidelines for the size of the large lot.  In addition, the SFDB successfully worked with applicant to adequately minimize the possible impacts to privacy from the proposed second floor addition and stated this determination as part of the record. Staff believes that the project does not pose significant impacts to private views or privacy of the neighbors.  

BACKGROUND:

The subject property located in the Riviera neighborhood is zoned A-1 single family residential and is located on a 25,091 square foot flag parcel lot in the Hillside Design District.   The project proposes a 22 square foot first-floor addition and a 530 square foot second-floor addition to an existing 2,146 square foot one-story, single-family residence with an attached 658 square foot garage.  The proposal includes one new uncovered parking space, a 194 square foot covered patio at the entry, a 158 square foot second-story deck, a raised pool and surrounding deck, and interior remodel work (Attachment 2).  It also includes permitting an “as-built” air conditioning condenser unit, relocation of the pool equipment enclosure, and a new driveway and pedestrian gate. The proposed total of 3,251 square feet on a 25,091 square foot lot in the hillside Design District is 69% of the guideline maximum floor-to-lot area ratio (FAR).
SFDB Review

The project design was reviewed at two meetings by the SFDB.  At the first concept review hearing on December 15, 2014, the SFDB reviewed the project and heard public comments from several neighbors regarding possible project impacts. Although the SFDB found the design of the second story acceptable, in order to better evaluate possible impacts to privacy and degree of potential private view blockage, the applicant was asked to erect story poles before the item was to be reviewed again.  

On January 28, 2015, the SFDB conducted an organized site visit to review the story poles placed at the site and also observed the story poles from adjacent properties.  The project was reviewed later that same day and was granted Project Design Approval. The primary design issue the SFDB debated at that second hearing was consideration of a proposed balcony facing one of the neighbors.  The SFDB ultimately voted 5/1/0 to grant project design approval making the NPO findings with conditions to remove the balcony on the west elevation and study removing a bathroom window or utilizing frosted materials (Attachment 3).
DISCUSSION:

The primary goals of the Single Family Design Board (SFDB) are to promote neighborhood compatibility and quality design.  The Single Family Residence Design Guidelines (Guidelines) provide a framework for the design review process and a foundation for public, City staff, SFDB, HLC, Planning Commission and City Council project evaluation.  The Guidelines help homeowners and architects design projects that are compatible in both size and design.   The SFDB reviews projects for consistency with these guidelines to ensure changes to established neighborhoods are made with respect for design features and characteristics of surrounding properties.  

The Guidelines include two-story design concepts that illustrate design techniques to avoid crowding or overwhelming neighboring residences.  Additions should fit into a neighborhood, when they have an appropriate volume, bulk, massing and scale and have a size appropriate for its lot size and not significantly larger than the immediate neighborhood.  The Guidelines define these terms and provides examples of successful additions over existing garages. 

Compatibility and House Size 

The proposed second story is relatively small at 535 square feet and therefore the potential impacts are not usually as significant as they would be for larger second stories.  The appellants claim “the massing of the second story master bedroom addition is out of proportion with the existing structure and adds significant volume and bulk scale which will result in the project looming over adjacent residences.”  Planning staff does not agree with this assertion.  There are other examples of two story structures in the neighborhood. The design height proposed is approximately 23 feet which is not considered tall for a two-story mass (Attachment 4)
The Floor Area Ratio standard found in the Zoning Ordinance applies to lots that have a lot area of  less than 15,000 square feet.  The project under appeal is located on a larger lot and the Floor Area Ratio (FAR) rules only apply as guideline ranges.  Applicants are encouraged to design homes under 85% of the maximum square footage for the lot size or within the guideline range.  The proposed house of 3,251 square feet would be 69% of the maximum guideline allowable floor area, which is within the range of house sizes generally found acceptable by the Single Family Design Board.
Good Neighbor Guidelines and Tips: Privacy 

The Guidelines have specific good neighbor design guidelines for minimizing impacts related to noise, lighting, landscaping and loss of privacy involving the location and screening of second story decks or balconies.  Additional guidance is provided for the placement of upper story windows that overlook neighbors (Attachment 5). The SFDB looks carefully at sites to determine if some of these design amenities can be adjusted to avoid direct sight lines from upper floors to neighbors’ windows and to private open yards.  Staff understands that it is difficult for adjacent neighbors to adjust to the introduction of a new second story addition which may result in some loss of privacy or private views.  Design changes to windows, upper floor deck locations and additional landscaping buffers can usually help reduce loss of privacy concerns. The SFDB appears to have addressed some of these privacy concerns with conditions placed on the project approval by requesting design changes to the upper floor.  
Good Neighbor Tips: Views

The City adopted “Good Neighbor Tips” as part of the last Neighborhood Preservation Ordinance (NPO) update to provide some consideration and direction on how to design projects to help minimize private view blockage.  The reason this were listed as “Tips” and not as guidelines was to provide a proper balance between maintaining private property rights and limiting government’s public interest in protection of private views.  The NPO does not prevent views from being blocked but encourages design adjustments to limit these impacts.  The SFDB primarily evaluates if design consideration has been given to all these good neighbor policies and tips to design projects with reduced impacts after development is completed.  A “good faith effort” to be generally consistent with these good neighbor policies is expected.     

Conclusion

The appellants are concerned about potential impacts of the proposed project to their properties and do not support a second-story addition that may impact their level of privacy or amount of private views.  Staff disagrees with the appellant’s claims that the SFDB did not properly evaluate and review the project.  The SFDB required story poles to be erected, visited the site, and made observations from other neighboring properties.
Planning Staff, therefore, supports the decision of the SFDB given the following factors: the reasonable size of the project’s second floor; the design changes required for the project to improve privacy levels; and the excellent architectural quality proposed for the residence.  Furthermore, based on the SFDB’s careful review and deliberation on the neighborhood compatibility issue, Staff believes that the required NPO findings can be made for the project.

RECOMMENDATION:

Staff recommends that Council deny the appeal and uphold the Single Family Design Board’s decision to grant Project Design Approval of the proposed additions and approve the project pursuant to the Neighborhood Preservation Ordinance (SBMC §22.68.060), making findings as listed below:

Neighborhood Preservation Findings

To grant Project Design Approval, City Council must make each of the following findings:

1.
Consistency and Appearance.  The proposed development is consistent with the scenic character of the City and will enhance the appearance of the neighborhood with an architectural style consistent with neighborhood.
2.
Compatibility.  The proposed development is compatible with the neighborhood, and its size, bulk, and scale are appropriate to the site and neighborhood.  The neighborhood has a variety of building sizes and lot sizes.  The proposed house is 69% of the maximum guideline house size, which is well within the City’s adopted floor area guidelines.  
3.
Quality Architecture and Materials.  The proposed buildings and structures are designed with quality architectural details.  The Spanish style architecture is c9nsisten with the Riviera neighborhood.
4.
Trees.  The proposed project does not include the removal of or significantly impact any designated Specimen Tree, Historic Tree or Landmark Tree.  The proposed project and the grading plan, to the maximum extent feasible, preserve and protect healthy, non-invasive trees with a trunk diameter of four inches (4") or more measured four feet (4') above natural grade, 
5.
Health, Safety, and Welfare.  The public health, safety, and welfare are appropriately protected and preserved with the high quality design of the additions to the existing house.

6.
Good Neighbor Guidelines.  The project generally complies with the Good Neighbor Guidelines regarding privacy, landscaping, noise and lighting.  The choice and placement of windows facing the neighbors, the landscaping provided, elimination of balcony and selection of lighting are consistent with the direction of the Good Neighbor Guidelines.
7.
Public Views.  The development, including proposed structures and grading, does not affect any significant public scenic views of and from the hillside.
Hillside Design District Findings

1.
Natural Topography Protection. The proposed development is appropriate to the site.  The building site is already developed with a residence.  The proposed addition does not involve much grading.  The grading that is proposed is designed to avoid visible scarring, and does not significantly modify the natural topography of the site or the natural appearance of any ridgeline or hillside
2.
Building Scale.  The development maintains a scale and form that blends with the hillside by minimizing the visual appearance of structures and the overall height of structures.  The size of the proposed second story addition is of an appropriate scale with relation to the existing house.
NOTE:  The project file and plans were delivered separately to City Council for review and are available for public review at the City Clerk’s office.
ATTACHMENTS:
1.
Appellant letter, dated February 4, 2015
2.
Reduced site plan, floor plan and photographs

3.
Single Family Design Board Minutes

4.
Reduced building elevations 

5.
Single Family Residential Design Guidelines Excerpts 
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