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PLANNING COMMISSION MINUTES

March 6, 2008
CALL TO ORDER:

Chair George C. Myers called the meeting to order at 1:04 P.M.
ROLL CALL:

Present:

Chair George C. Myers
Vice-Chair Stella Larson

Commissioners Bruce Bartlett, Charmaine Jacobs, John Jostes, Addison S. Thompson and Harwood A. White, Jr.

STAFF PRESENT:

Bettie Weiss, City Planner

Jan Hubbell, Senior Planner

N. Scott Vincent, Assistant City Attorney

Rob Dayton, Principal Transportation Planner

Steve Foley, Supervising Transportation Planner 

Barbara Shelton, Environmental Analyst
Michael Berman, Environmental Analyst

Debra Andaloro, Project Planner

Irma Unzueta, Project Planner

Susan Reardon, Project Planner
Allison De Busk, Project Planner

Kathleen Kennedy, Associate Planner
Peter Lawson, Associate Planner

Stacey Wilson, Associate Transportation Planner 
Chelsey Swanson, Assistant Transportation Planner 
Julie Rodriguez, Planning Commission Secretary

I. PRELIMINARY MATTERS:

1. Requests for continuances, withdrawals, postponements, or addition of ex-agenda items.

Senior Planner Jan Hubbell announced that Agenda Items III, 565 Yankee Farm Road, and IV, 210 Miegs, 216 Miegs and 290 Lighthouse Road, would be heard out of order.
2. Announcements and appeals.

i. Ms. Hubbell made the following announcements:

a. The 517 Chapala Street appeal was upheld by City Council granting preliminary approva1, with some recommendations back to the Historic Landmarks Commission.
b. 3470 State Street Planning Commission denial has been appealed by the applicant to City Council with a date pending.

c. The 1236 San Andres Street appeal will be heard by City Council next week.  Commissioner Jacobs will represent the Commission.
2. Chair Myers acknowledged that UCSB Students from the Environmental Studies Program were in attendance.

3. Commissioner Jacobs announced that she will be recusing herself from hearing 1250 Coast Village Road project on March 13, 2008 due to her husband’s law firm representing the applicant.
3. Comments from members of the public pertaining to items not on this agenda.

Chair Myers opened the public hearing at 1:07 P.M. and, with no one wishing to speak, closed the hearing.
II. CONTINUED ITEM: (these items require more detail)
ACTUAL TIME:  1:45 P.M.   
The following item was continued from December 6, 2007 and was heard after Item IV.
APPLICATION OF JESSICA GRANT & NILS HAMMERBECK AGENTS FOR ANDREAS VON BLOTNITZ, 565 YANKEE FARM ROAD, 047-030-005 A-1/SD-3 ZONES, GENERAL PLAN DESIGNATION:  RESIDENTIAL (MST2005-00759)

The proposed project involves demolition of an existing single family residence, with attached carport, and constructing a new residence with an attached garage. The proposed two-story residence would be approximately 6,960 square feet with an attached 730 square foot garage and an attached 402 square foot workshop. Additionally, a swimming pool with a 450 square foot cabana would be constructed approximately twenty-five feet south of the residence. Approximately 2,945 cubic yards of cut and 2,600 cubic yards of fill would be required for the project. The excess 345 cubic yards would remain on site. Access to the site would be provided by the existing driveway, which will be repaved and widened to sixteen feet, once utilities are installed. A fire hydrant would be installed at the end of a hammer head turnaround and is part of fire access and safety plan consistent with Fire Department requirements.

The discretionary applications required for this project are:  

1. Coastal Development Permit (SBMC § 28.44.060 Permit Required).
The Environmental Analyst has determined that the project is exempt from further environmental review pursuant to the California Environmental Quality Guidelines Section 15303, New Construction or Conversion of Small Structures.

Case Planner: Peter Lawson, Associate Planner

Email: plawson@santabarbaraca.gov

Ms. Hubbell requested that the Planning Commission waive the Staff Report.

Peter Lawson, Associate Planner, gave the Staff presentation and clarified the project ownership.
Staff answered Planning Commission’s questions about the difference in elevation between the project site and the neighborhood below the project site; whether the property is in the Campanil neighborhood or the Braemar Ranch neighborhood; and the definition and calculations of net floor area.
Nils Hammerbeck, Architect, gave the applicant presentation.

Mr. Hammerbeck answered the Planning Commission’s questions about bringing the Floor Area Ratio (FAR) down to less than 100%; shielding the solar panels from view of neighbors; clarification of the FAR calculations; clarification of the glass material used in the skylight; if the lighting in the driveway will be visible from the mountainside; clarification of ’zero net’ as a goal and how it will be measured; and accuracy of the tower slope.

Chair Myers opened the public hearing at 2:40 P.M.

The following people spoke in opposition to the project or with concerns:

1. Ronald Green, Braemar Ranch Homeowners Association, spoke on behalf of 50 members who signed a petition against the project.  The project is incompatible with the Breamar Ranch Neighborhood; wants the character of the neighborhood preserved.  Wants the Commission to closely adhere to the Single Family Design Guidelines.
2. Lori Rafferty spoke for 3 neighbors, on upper Yankee Farm Road, expressing concern about the size, bulk, scale, and incompatibility of the proposed project.  Concerned with how the project is defined with Neighborhood Preservation Ordinance (NPO) Guidelines; soil displacement; and historical ground water.  Would like to see the project reduced in size.
3. Patricia Foley, President, Braemar Ranch Home Owners Association, reminded the Commission that the neighborhood association was in support of the NPO Guidelines.  Concerned with the size, bulk and scale of the project; average house size in this neighborhood is 3,500 square feet.  There is concern for the 32’ height of project; the glass roof and impact on viewing night sky; and the visibility from other areas of the neighborhood.  Would like to see the project reduced in size and stepped up the hill.
With no one else wishing to speak, the public hearing was closed at 2:50 P.M.

Ms. Hubbell clarified the Campanil Neighborhood as defined by the General Plan.  

Commissioner’s comments:
1. Two Commissioners commended the applicant for all the efforts made. The project’s size, bulk, scale is not compatible with the neighborhood as outlined in the Single Family Design Guidelines.  The Commission directed the project to be reduced in size, but it is now larger.
2. One Commissioner stated that the project does fall within the Guidelines and spoke to the improvements being made by the applicant, including drainage improvements, and restoring the scarring on the hillside.  Will support project for playing by the rules.
3. One Commissioner expressed concern about the grading being taken to the limit of the 30% slopes.  
4. The Commissioner could not find that the project was in compliance with the City’s Design Guidelines and therefore could not support the project and cannot make findings for Coastal Development Permit.
5. The height, per the Single Family Design Guidelines, is still too tall and needs to be addressed.  The skylight functions as a beacon and does not comply with the City’s regulations on skylights, per the Single Family Design Guidelines.  
6. Acknowledged that the project was not requesting modifications; is using green building techniques and energy efficient design; provides balanced grading onsite; drainage improvements; and fire hazard improvements.  One Commissioner was concerned with the Floor Area Ratio (FAR) issue and wants to see the applicant take a voluntary approach to downsizing the project.  Would like to condition that the solar panels and equipment not be visible to the neighborhood.

7. One Commissioner appreciated the Green design, and the connection to the sewer, but felt that the project was still too large.  Could support the project if it was reduced to 100% of the FAR Guidelines.

8. One Commissioner was concerned with the sustainability issues with building a project of that size but felt that the applicant’s presentation mitigated the concerns.  The location of the home and its elevation puts it in the Campanil neighborhood.  Appreciates the compromise that has been made with the large homes above and the smaller homes below.  Would like to see a condition that the project returns to design review boards and that the square footage be reduced to no more than 100% of FAR.  

Staff answered an additional Planning Commission question about clarification of the FAR calculations; accessory structures are added into FAR.
MOTION:  Thompson/Bartlett
Assigned Resolution No.  011-08
Approve the Coastal Development Permit, making the findings in the Staff Report, and subject to the Conditions of Approval included in Staff Report Exhibit A, with the following added conditions: 1) Design review shall be done by the Architectural Board of Review, not the Single Family Design Board; 2). The applicant shall reduce the square footage to be no more than 100% of Floor Area Guidelines; 3). Solar equipment shall be shielded from view of the neighbors; 4).  Review the driveway lighting and skylight design to be consistent with the Lighting Ordinance. 
This motion carried by the following vote:  

Ayes:  4    Noes:  3 (Jacobs, Jostes, White)    Abstain:  0    Absent:  0
Chair Myers announced the ten calendar day appeal period.  

Chair Myers called for a recess at 3:30 P.M. and resumed the hearing at 3:45 P.M.
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