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CITY OF SANTA BARBARA

COUNCIL AGENDA REPORT

AGENDA DATE: 
February 13, 2007
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department

SUBJECT: 
Appeal Of The Planning Commission Approval For 1575 La Vista Del Oceano Drive
RECOMMENDATION:

That Council deny the appeal of Matthew Edwards, and uphold the Planning Commission’s decision to approve the Modifications for the proposed new residence at 1575 La Vista del Oceano Drive, making the findings in the Council Agenda Report and subject to the Conditions of Approval in Planning Commission Resolution 055-06.
EXECUTIVE SUMMARY:

On December 21, 2006, the Planning Commission approved modifications for a proposed new residence.  The appellant requests that the Council deny the project, asserting that the modification requests are excessive, and the design is not in conformance with the Hillside Design District nor appropriately located on the site.  While Staff has had concerns with the development on this steep small lot, it is Staff’s position that appropriate consideration has been given to the City’s applicable policies and ordinances.

DISCUSSION:

Project Description

The project consists of the construction of a new two-story, split-level 2,800 square foot (net) residence (see Attachments 2 and 3).  The lot would be accessed from the northern portion of the lot off La Vista del Oceano Drive.  Due to topographical site constraints, numerous retaining walls (which vary in height) will be required for this project.  The tallest retaining wall would reach approximately 13 feet including a 3½-foot guard rail on top.  However, most of the retaining walls would be approximately four feet in height.  Additionally, guard rails/fences will be required in certain areas for safety purposes.  The proposal involves the merger of two vacant parcels (035-170-023 and 035-170-022).  In terms of grading, approximately 255 cu. yds. of cut and 93 cu. yds. of fill are proposed under the main building footprint.  Outside of the main building footprint, approximately 157 cu. yds. of combined cut and fill are expected.
Environmental Review

A Final Mitigated Negative Declaration (MND) adopted by the Planning Commission on October 6, 2005, together with an Addendum dated November 30, 2006, for the revised project have been determined by the Planning Commission to be adequate environmental documentation for this project and satisfy all the requirements of CEQA.  The Addendum to the Final MND describes the minor changes between the original and revised residential project.  The primary change to the project is the revised house design, making the residence less vertical.  The Addendum did not identify new significant environmental effects.  These documents will be considered by the City Council prior to acting on the project.  Please refer to Attachments 4 (Addendum) and 5 (Final MND).
Planning Commission Action

On October 6, 2005, this project was reviewed by the Planning Commission as part of five inter-related applications located at the end of the lower portion of La Vista del Oceano Drive (see Attachment 6).  This area is currently unimproved and is centrally located in that neighborhood.  The completion of the roadway and three out of the four residences (1568, 1570 and 1576 La Vista del Oceano Drive) were approved by the Planning Commission.  The development on 1575 La Vista del Oceano Drive was continued indefinitely with the following comments to the Architectural Board of Review (ABR):  1) guest parking shall be relocated to the driveway for the garage; 2) minimize the amount and overall height of the retaining walls; 3) reduce the overall height, mass, bulk and scale of the building; 4) restudy the vehicular and pedestrian access surrounding the property; 5) consider a lower floor area ratio given the steeper slope of this lot compared to the others; and 6) the Commission will consider modifications along the lower part of La Vista del Oceano Drive rather than modifications along the upper part of the site, as it brings the house down the hill and is less obvious on the hillside.

Following the hearing, the applicant redesigned the project and returned to the Planning Commission at a meeting on January 19, 2006, to confirm that the project was going in the right direction prior to returning to the ABR for further review.  Overall, Commissioners found the revised project to be consistent with their earlier comments.  The house was redesigned to be more linear along the south elevation.
The project was reviewed by the ABR on several occasions (see Attachment 7). The Board appreciated the split-level concept of the revised proposal.  Board members looked for the use of “natural” materials and landscaping to reduce the massing of both the residence and the walls.

On December 21, 2006, the Planning Commission held a public hearing on the revised project and approved the project (see Attachments 8 and 9).  The Commission discussed the challenges of the site, the massing of the building, drainage, landscaping, and modifications being requested.  One member of the public spoke in opposition to the project, expressing concerns about the size of the development.  Following the discussion, the Commission approved the project on a 6-0 vote, with revised conditions of approval, including conditions that require the landscaping to be installed as soon as possible, that the ABR consider a slight reduction in the size of the garage, and that solar panels be incorporated into the design.

Appeal Issues

On December 26, 2006, the project approval was appealed on the basis that the modification requests are excessive, and the design is not in conformance with the Hillside Design District nor appropriately located on the site (see Attachment 1).
Modifications
The appellant asserts that the modifications are excessive.  Due to site constraints, which include steep slopes, street frontage on three sides, and a narrow lot configuration, the Planning Commission found that it is not possible to propose development on this existing legal lot without the granting of modifications.  During the deliberation on the project, alternatives were discussed.  Throughout the process, Staff has had concerns about this site; however, Staff believes that the Planning Commission has taken those concerns into consideration in the review of this proposal.  In their discussions, the Commission recognized the difficulties of developing the site and gave direction on how to minimize the impacts.

In order to reduce the extent of the modifications, the footprint would require significant reduction.  In Staff’s opinion, it is questionable how much would be gained by such a solution, given the site constraints.  In any case, the number of modifications required would not change with any solution because they are driven by the lot configuration, not the size of the development.

Hillside Design District
The appellant contends that the design is not in conformance with the Hillside Design Guidelines, nor appropriately located on the site.
Throughout the review process, alternate proposals for the site were discussed with the ABR and Planning Commission.  Although options providing the access from the bottom of the site were discussed early on, the design as approved was determined to be acceptable.  The project’s compliance with the guidelines was considered as part of its review, including minimizing grading, the height of site walls, the massing, and the building’s placement on the property.
When the Planning Commission reviewed the project in October 2005, the applicant presented elevations which showed the project site walls and project in the context of the approved surrounding development.  Information was also provided on how the neighborhood has been developed over the years for neighborhood compatibility (see Attachment 10).  The Commission’s comments on how to redesign were based on all the information provided.  The current proposal has a reduction in site walls both in number and height.  The building was also redesigned to be more linear and split-level, based on both the Planning Commission’s and ABR’s comments.  This results in the proposed house having less apparent height on the hillside when compared to a house that steps down the hill.  The project will be refined further at the design review level if the Planning Commission’s approval is upheld.
RECOMMENDATION:
Staff supports the Planning Commission’s approval of the proposed project, as it is an appropriate improvement to the site and the constraints of the site have been considered in the approval of the project.  Therefore, Staff recommends that the Council deny the appeal, thereby upholding the decision of the Planning Commission, making the following findings and subject to the Conditions of Approval contained in Planning Commission Resolution No. 055-06 (see Attachment 11).

Environmental Findings
1. The Planning Commission has considered the Addendum, dated November 30, 2006, for the residential development proposed at 1575 La Vista del Oceano Drive (MST2003-00652), together with the adopted Final Mitigated Negative Declaration (SCH#2005051106) for the original project, and public comments received.

2. The Addendum to Final Mitigated Negative Declaration (SCH#2005051106) has been prepared in compliance with California Environmental Quality Act requirements.  The Addendum and the adopted Final MND constitute adequate environmental analysis of the current proposed project at 1575 La Vista del Oceano Drive.

3. Mitigation measures identified in the Final Mitigated Negative Declaration have been agreed to by the applicant and incorporated into the current project as conditions of approval, and would avoid or reduce all potentially significant impacts to less-than-significant levels.  In the Planning Commission’s independent judgment and analysis based on the whole record, there is no substantial evidence that the proposed project at 1575 La Vista del Oceano Drive will have a significant effect on the environment.

4. A Mitigation Monitoring and Reporting Program has been prepared in compliance with the requirements of Public Resources Code §21081.6, and is hereby adopted.

5. The location and custodian of documents associated with the environmental review process and decision for the project at 1575 La Vista del Oceano Drive (MST2003-00652) is the City of Santa Barbara Community Development Department, 630 Garden Street, Santa Barbara, CA 93101.

6. There is no evidence that the proposed project at 1575 La Vista del Oceano Drive (MST2003-00652) would have any potential for adverse effect on wildlife resources.

seq level1 \h \r0 Modification Findings (SBMC §28.92.026)

7. Fence, Screen, Wall and Hedge Modification (SBMC §28.87.170)

The modification is necessary to secure appropriate improvements on the lot and is consistent with the purposes and intent of the Zoning Ordinance.  The modification is primarily required to enable development.  This will allow for appropriate development and access on the site.  The heights have been minimized to the greatest extent possible balancing all relevant factors on the sites.

8. Front Yard Setback Modification (SBMC §28.15.060)

The modification is necessary to secure appropriate improvements on the lot and is consistent with the purposes and intent of the Zoning Ordinance.  The modification is primarily required to enable development and recommended parking for this site.  This will allow for appropriate development on the site.  The modification is necessary to promote uniformity of improvement and secure an appropriate improvement on the lot and is consistent with the purposes and intent of the Zoning Ordinance.

9. Parking in the Front Yard Modification (SBMC §28.15.060 &§28.90.001.9)

The modification is necessary to promote uniformity of improvement and secure an appropriate improvement on the lot and is consistent with the purposes and intent of the Zoning Ordinance.  Approval of the modification will allow for guest parking to be provided in an area where no on-street parking is available, thus minimizing impacts in the surrounding neighborhood.

10. Open Yard Reduction (SBMC §28.15.060)

The modification is necessary to promote uniformity of improvement and secure an appropriate improvement on the lot, and is consistent with the purposes and intent of the Zoning Ordinance.  An equivalent undisturbed open area east of the building site will be designated as their “open yard area.”  Additionally, the applicant is proposing 719 square feet of patios, decks and paved areas, which will provide useable recreational areas onsite.

NOTE:
A set of the project plans is on file in the Mayor and Council Office.
ATTACHMENTS:
1.
Appellant’s letter received December 26, 2006 

2.
Site Plan and Elevations 
3.
Applicant’s letter dated November 10, 2006
4.
Final Addendum to Final Mitigated Negative Declaration dated November 30, 2006
The following the documents listed below have been separately delivered to the City Council and are available for public review in the Mayor and Council Office and the City Clerk's Office:

5.
Final Mitigated Negative Declaration
6.
Planning Commission Minutes dated October 6, 2005
7.
Architectural Board of Review Minutes

8.
Planning Commission December 21, 2006 Staff Report (Without Exhibits)
9.
Draft Planning Commission Minutes (December 21, 2006)
10.
La Vista del Oceano Drive Statistics
11.
Draft Planning Commission Resolution No. 055-06

PREPARED BY:
Marisela G. Salinas, Associate Planner

SUBMITTED BY:
Paul Casey, Community Development Director

APPROVED BY:
City Administrator's Office
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