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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
November 25, 2008
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department

SUBJECT:
Appeal Of The Single Family Design Board Approval Of 1057 Arbolado Road
RECOMMENDATION:  
That the Council deny the appeal of Jacqueline M. Page and Joyce Siefker Searls, and uphold the Single Family Design Board Preliminary Approval for proposed additions and alterations to the existing one-story, single-family residence for Ann S. De Bruyn Kops at 1057 Arbolado Road.

EXECUTIVE SUMMARY:

On September 29, 2008, the Single Family Design Board (SFDB) granted preliminary approval for one- and two-story additions and alterations to the existing one-story single-family residence at 1057 Arbolado Road.  Two neighbors have filed an appeal regarding the approval.  The appellants request that Council deny the project (see Attachment 1), asserting that the additions and alterations to the residence should not have been approved and will:
· Negatively impact the privacy of the appellant, Ms. Page, at 1054 Arbolado Road;
· Not be compatible with the existing homes on the downhill side of Arbolado Road which mostly have one-story profiles, or have under stories, or are designed so they do not block views;
· Block public views of the town, harbor, and ocean from Arbolado Road and Roble Lane.
Staff believes that the SFDB considered the concerns of the appellants and other neighbors at several hearings.  As part of the SFDB review of the project, significant changes were made to the project designs which were primarily intended to minimize potential private view blockage and loss of privacy impacts.  The project’s design was improved by shifting the second-story mass, lowering roof and plate heights, eliminating and reducing second-floor decks, and reducing and eliminating chimneys and architectural projections.  Staff believes the proposed project is consistent with all applicable good neighbor policies and Hillside Design Guidelines and that the SFDB made the appropriate Neighborhood Preservation Ordinance (NPO) findings required to approve the project.  Staff recommends that Council deny the appeal and uphold the SFDB approval. 
DISCUSSION:
Project Description

The project site is located in the Hillside Design District within the Riviera neighborhood.  The 13,504 square foot lot is situated on the corner of Arbolado Road and Roble Drive approximately one block north of Alameda Padre Serra.  The project is directly across the street from the appellants’ homes (Attachment 2).  The project involves additions and remodeling for an existing one-story, 2,024 square foot single-family residence, including a 531 square foot attached two-car garage.  Proposed additions consist of a new 636 square foot second story, 620 square feet at the first floor, and demolition of 189 square feet on the first floor.  The project includes 331 square feet of second-story decks, replacement of all roofing, complete exterior remodel, demolition of 1,070 square feet of patio, 681 square feet of new first-floor patio, repaving the driveway, and 50 cubic yards of fill grading.  Zoning modifications were approved for additions and alterations in the front setback, and for part of the required open yard to be provided in the front yard.  The proposed total of 3,091 square feet is 74% of the maximum allowable Floor-To-Lot-Area-Ratio (FAR). 

Single Family Design Board Approval

The SFDB initially reviewed the project designed by Mike Gones on October 15, 2007, and determined that the project should be restudied to reduce size, bulk, and scale, particularly of a tower and stair element.  The Board considered the comments of several neighbors concerned about the height of the project and the blockage of private views. The Board indicated a requirement for story poles if a two-story proposal returned (Attachment 3).  
The project returned to SFDB for review of a completely new design by Jeff Shelton on May 12, 2008.  Story poles were in place before the hearing.  The new design had the second-story moved eastward on the property to reduce view impacts.  The second-story mass was placed downhill from the higher part of Arbolado Road as the road goes up the hillside.  The total size was reduced, height was lowered, the second story was reduced, and second-floor decks were increased in size.  The Board moved to continue the project indefinitely for the applicant to study reducing the height of the two-story element as much as possible.  A straw vote of the six Board members present showed unanimous support for a two-story element on the property. 
Story poles were installed for the May 27, 2008 hearing, which demonstrated that the project was revised by lowering the height, expanding the first and second floors toward the north, and pushing back the south face of the second story.  Floor area increased, including increases to the second floor and second-floor deck area.  The Board moved to send the project to the Staff Hearing Officer, and on July 2, 2008, the Staff Hearing Officer approved modifications to allow alterations and additions within the front setback, and for part of the required open yard area to be provided in the front yard (Attachment 4).

On September 15, 2008 the project returned to the SFDB with total floor area reduced by 129 net square feet, the second floor reduced by 62 square feet, a second-floor deck moved to the south side of the house, and second-floor deck area reduced by 250 square feet.  The Board moved to continue the project for two weeks with direction to remove a second-story deck over the front entry, redesign a parapet roof element, limit the western extent of the second-story deck, restudy the vertical projections and chimneys, and return with color and material samples. 
Two weeks later on September 29, 2008 the project returned to the SFDB with refinements and second-story decks increased in size.  Having addressed all prior comments, the project received Preliminary Approval with direction to return for an in-progress review of details.  (A table showing a summary of the changes between reviews is found in Attachment 5).
Appeal Issues
The appellants list three reasons for their appeal.  There is concern about a negative impact to the privacy of the appellant, Ms. Page at 1054 Arbolado Road.  Ms. Page has a pool and deck area located in her front yard which would be visible from the new second-story deck.  Single family residential project approvals require Neighborhood Preservation Ordinance (NPO) findings.  NPO finding 6, Good Neighbor Guidelines, states that “The project generally complies with applicable privacy, landscaping, noise, and lighting Good Neighbor Guidelines.”  The appellants feel that a deck at the second-floor level that would allow people standing there to have an elevated viewpoint above street level into the pool and deck area of 1054 Arbolado Road is inappropriate.

The appellants believe that the project is not compatible with the existing homes on the downhill side of Arbolado Road and state that “Those homes have mostly single story profiles, a few with under stories and a quiet presence from the road.  Those homes that do have two stories are designed so that they do not inappropriately affect public or private views.”  NPO finding 2, Compatibility, states that “The proposed development will be compatible with the neighborhood, and its size, bulk and scale will be appropriate to the site and neighborhood.”  The appellants also assert that the proposal’s various roof styles, roof heights, and materials are not compatible with the neighborhood.
The appellants are concerned that the project will significantly impact the public’s views of the town, harbor, and ocean from Arbolado Road and Roble Lane.  They feel that the intersection of Arbolado Road and Roble Lane, with the adjacent existing one-story house offers an open area with scenic views for the public.  NPO finding 7, Public Views, states that “The development, including proposed structures and grading, will preserve any existing significant public scenic views of and from the hillside.”
Staff’s Position:  
Staff believes that the SFDB fulfilled its role and approved a project that balances the applicant’s wishes with the concerns of the neighborhood.  The project meets the intent of the NPO and applicable single-family residence design guidelines.  Numerous public speakers made comments at the hearings and submitted letters to the Board.  Staff believes that the SFDB not only heard and considered these comments, but they required revisions to the project based on public comment.  The Board members also gave direction based on their own expertise.  The applicant was very cooperative and complied with the direction from the Board.  Once the project was revised to what seemed to be the best compromise of massing, form, and architectural style and quality to satisfy concerned neighbors and the applicant, the Board made the NPO findings and granted Preliminary Approval.  
Staff believes that the project meets good neighbor guidelines regarding privacy.  The appellants are concerned about privacy impacts to 1054 Arbolado Road from the project’s second-story deck.  The location of the deck meets the guidelines in that it is located away from property lines and is at the front of the house, facing Roble Lane.  The privacy guidelines focus on providing privacy to side and rear neighbors and for downhill neighbors.  They do consider that there may be privacy impacts to neighbors across the street.  The deck does allow people to view towards the north, towards 1054 Arbolado Road located across the street and uphill from 1057 Arbolado Road.  Screening this northward view was rejected by the applicants because they prefer to maintain views of the Riviera and the mountains, also the appellants do not want screening that would encroach on their views looking over the house.  The outdoor living area with the pool and deck at 1054 Arbolado Road is located in the front yard.  Generally, privacy is not expected to be preserved in front yards unless it is provided by one’s own screening.  It is not expected that privacy for an outdoor living area in a front yard be maintained by the design and screening of neighboring properties. 
Staff is of the opinion that proposed project is compatible with the neighborhood because the size of the project and the size of the second story are reasonable, the massing is sensitively placed, and the beauty and quality of the architecture will be an asset to the neighborhood.  Furthermore, two-story houses and view decks are common in this part of the Riviera.  The subject property has particular constraints in being roughly triangular with two of the sides being front yards.  Zoning modifications were approved to allow the existing garage to be remodeled and part of the first-floor addition within the front setback, and for the addition to encroach into the open yard area.  The project’s location in the Hillside Design District requires that its scale be appropriate, and its appearance and height be minimized.  Staff believes the project does this because the size is 74% of the maximum floor-to-lot-area ratio, the building height is 21.75 feet, the mass is broken up and conforms to the slope of Arbolado Road, and the style is appropriate for Santa Barbara.
Staff disagrees with the appellant’s assertion that the public’s views of the town, harbor, and ocean from Arbolado Road and Roble Lane will be significantly impacted and that all views from public streets require protection from view blockage.  While they can offer spectacular views, all the streets in the Riviera are not designated as scenic by the City and are not considered to be significant public scenic viewpoints or given the same consideration as streets such as Cabrillo Boulevard, Shoreline Drive or public spaces and parks.  Although potential impacts to the private scenic views of neighbors are now considered as part of the SFDB review of projects, the City and the SFDB encourage the use of the “Good Neighbor Tips” in the “Single Family Residence Design Guidelines” to reasonably consider private views.  The SFDB heard public comment, discussed the issue at length, and required extensive revisions to this project to lessen view impacts to the neighbors.  
Finally, as previously discussed, the SFDB spent considerable time reviewing the project design.  Story poles were erected and site visits were completed by SFDB members.  The mass of the second story was reduced and moved to the east and north to keep an open view from the area of the intersection of Arbolado Road and Roble Lane.  The building height was reduced from 26 feet to 21.75 feet, upper deck area was reduced, and chimneys and vertical projections were reduced in height and number. Based on these project design changes, Staff believes the SFDB’s project approval should be supported. 
CONCLUSION:  

Staff recommends that Council deny the appeal and uphold the decision of the Single Family Design Board and approve the project making the NPO findings outlined below. 
Neighborhood Preservation Ordinance Findings (SBMC §22.69.050)
1.
Consistency and Appearance.  The proposed development is consistent with the scenic character of the City and will enhance the appearance of the neighborhood by proposing an architectural style consistent with the area and the City. 

2.
Compatibility.  The proposed development is compatible with the neighborhood, and its size, bulk, and scale are appropriate to the site and neighborhood.  The size of the second story has been minimized and fits in with the neighborhood of predominantly two-story houses.  The proposed size is 74% of the maximum FAR.
3.
Quality Architecture and Materials.  The proposed buildings and structures are designed with quality architectural details. The proposed materials and colors are appropriate for this hillside neighborhood.  The proposed massing follows the grade of Arbolado Road.
4.
Trees.  The proposed project does not include the removal of or significantly impact any designated Specimen Tree, Historic Tree or Landmark Tree, or any other trees. 
5.
Health, Safety, and Welfare.  The public health, safety, and welfare are appropriately protected and preserved. 

6.
Good Neighbor Guidelines. The project generally complies with the Good Neighbor Guidelines regarding privacy, landscaping, noise and lighting. The proposed second-story decks have been minimized and oriented away from neighbors.

7.
Public Views. The development, including proposed structures and grading, preserves significant public scenic views of and from the hillside since the development is of small scale and limited grading is proposed.
NOTE:
The documents listed below have been separately delivered to the City Council for their review and are available for public review in the City Clerk’s Office:

· Public Comment Letters

· Project Plans

ATTACHMENTS:
1.
Appellants’ letter dated October 7, 2008

2.
Site Vicinity Map
3.
Single Family Design Board Minutes from October 15, 2007, May 12, 2008, May 27, 2008, September 15, 2008, and September 29, 2008.  
4.
Staff Hearing Officer Minutes from July 2, 2008
5.
Summary of reviews
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