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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:

October 10, 2006

TO:



Mayor and Councilmembers

FROM:


Planning Division, Community Development Department

SUBJECT:

Appeal Of Architectural Board Of Review Approval Regarding 
216 E. Calle Laureles
RECOMMENDATION:   
That Council deny the appeal of Carolyn Griffith and Robert Taylor and uphold the Architectural Board of Review decision granting Preliminary Approval for the application of Paul Poirier, agent, for Paula and Sam Schaefer for proposed additions to an existing residence at 216 E. Calle Laureles. 
DISCUSSION:


The subject property on East Calle Laureles is located in the East San Roque neighborhood, a single family residential zone located approximately one block north of Peabody School (see Attachment 2).  
The project scope involves a proposal for a 1,052 square foot addition to an existing 743 square foot, one-story, single family residence on a 6,352 square foot lot.  Proposed are a 474 square foot first floor addition, a 578 square foot second floor addition, an 81 square foot second story covered deck, and a 183 square foot addition to the existing attached 210 square foot garage, to create a two-car garage (see Attachment 3). 

On July 17, 2006, the Architectural Board of Review (ABR) granted Preliminary Approval of the proposed project.  The appellants filed their appeal letter dated July 27, 2006 (see Attachment 1) and are primarily concerned with the compatibility of a second story covered deck being introduced into the primarily one-story neighborhood.  The appellants also believe this upper deck feature detracts significantly from the privacy of others and should not be approved in the rear yard location facing other neighbors. 
The ABR understood the neighbor’s compatibility concerns, worked to reduce the possible impacts by requiring additional screening methods, and concluded that this type of second story covered deck element is not unusual for a two-story residence.  The ABR concluded that the deck design size was modest and conducted a quality review of the application. Staff agrees with the ABR’s decision to not require the applicant to eliminate the deck or to redesign their project to move the deck to face the street.  Staff’s opinion is that the second story deck has been reduced in size from the original proposal, and that the impact on the neighbor’s privacy would be minimal. 
ABR Review of Project

The ABR review of the project was triggered by the adoption of the Neighborhood Preservation Ordinance (NPO) Interim Ordinance in October 2005.  The review was required based on the size and height of the additions (project exceeds 17 feet in height and is more than 50% of the existing size of the residence).  Once ABR review is triggered, the primary ABR responsibility is to review the project for neighborhood compatibility and compliance with the Neighborhood Preservation Ordinance.  The ABR ensures compliance with design guidelines by utilizing infill design techniques to achieve appropriate size, bulk, and scale for development which is consistent with the neighborhood.  
The second story proposal was first reviewed by the ABR on July 3, 2006.  At this concept review hearing, the Board indicated support for “the modest, second story addition that blends nicely with the existing structure and steps back on all sides of the building.”  The majority of the Board supported a second story covered deck, but requested that privacy concerns be addressed.  Due to objections received by neighbors, the Board asked the applicant to restudy relocating the deck to the front street and requested panoramic photos from the second story showing views of all adjacent properties.  
On July 17, 2006, the project returned for additional review where the applicant’s architect (Paul Poirier) presented a slightly redesigned project to respond to the Board’s previous direction.  The project’s roof design was revised, the covered deck was reduced in length by 3 feet and an additional wing wall with a small opening was proposed to address the neighbor’s privacy concerns. Additional photos were presented that showed the views to other adjoining neighbors. 
The ABR responded favorably to the redesign, and indicated support, stating that “the revisions to the second floor design are enhancements over the previous proposal.”  The appellant repeated objections based on the potential impacts to privacy.  The ABR voted by a unanimous 7/0/0 vote to grant Preliminary Approval, also finding that the Neighborhood Preservation Ordinance criteria had been met. The Board determined only minor changes remained and forwarded the project to the Consent Calendar for Final Approval (see ABR Minutes, Attachment 4).

Issues
The ABR is aware of the types of concerns raised by neighbors adjacent to new two-story proposals and the possible perceived impacts on privacy.  The ABR also reviews infill projects to ensure that the design will properly “fit” into the neighborhood, and is required to make neighborhood compatibility findings.  Consideration of public comments and letters received by the neighbors is also utilized by the ABR to determine neighborhood compatibility (see Attachment 5). 
The ABR did consider the concerns from the appellants about potential project impacts to privacy.  Good neighbor policies, as outlined in the Single Family Design Guidelines (SFDG), direct designs to “orient your upper floor balconies toward your yard area.”  In this particular case, the ABR, in response to nearest neighbor’s concerns, asked the applicant to consider restudying the deck location to possibly orient it towards the street.  The applicant, however, elected not to alter their deck location but rather proposed screening the deck areas with wing walls and reducing the size of the deck.  
Staff is of the opinion that the ABR carefully reviewed the project design, and requested consideration from the applicant to adjust the orientation/location of the upper deck towards the street.  The ABR was successful in making positive changes in the project design.  The ABR did achieve some concessions to limiting or screening possible impacts to the neighbor’s privacy.  The ABR appeared satisfied that the proposed upper deck area was consistent with design guidelines and not oversized, and worked towards finding possible solutions to lessen loss-of-privacy concerns.  The final approved design shows a decrease in deck size and a small opening in the wing wall facing the neighbor (see Attachment 6).
Staff believes that the ABR made the correct determination and made the required findings pursuant to the Neighborhood Preservation Ordinance (SBMC §22.68.060). The ABR was sufficiently satisfied with the project’s design that they referred the matter to the Consent Calendar for final review and approvals.

RECOMMENDATION:

Planning Staff supports the decision of the ABR given the reasonable size of the project and design elements included to help shield the second story deck area from neighbors.  Furthermore, based on the ABR’s careful review and deliberation on the privacy impact and neighborhood compatibility issues, Staff recommends that Council deny the appeal and uphold the Architectural Board of Review’s decision to grant Preliminary Approval of the proposed additions and approve the project. 
ATTACHMENTS:    1.
Appellant’s letter dated July 27, 2006




2. IF <> "" "ATTACHMENTS:    " "" 


Reduced Vicinity Map 




3.
Reduced Site Plan

4. ABR minutes  

5. Copies of letters submitted to ABR 
6. Proposed building elevations/floor plans of residence

Note:


Plans and exhibits to Attachment 1 are on file at Mayor and Council Office.
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Paul Casey, Community Development Director
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