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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
December 15, 2009
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department
SUBJECT:
Two-Year Review Of Neighborhood Preservation Ordinance
RECOMMENDATION:  
That Council: 

A. Review and comment on the attached report, Two-Year Review of Neighborhood Preservation Ordinance/Single Family Design Guidelines Update (NPO Update);
B. Initiate recommended changes with Staff to work with a subcommittee of the Single Family Design Board and the Ordinance Committee; and

C. Direct Staff to return to Council with ordinance and guideline amendments for adoption.
EXECUTIVE SUMMARY:

Planning Staff was directed to report back to Council on the effectiveness of the NPO Update which was adopted in May 2007. In general, Staff concludes that the NPO Update regulations are functioning as intended.  Staff does not recommend major changes in the five topic areas that Council had expressed interest in receiving a report on. However, Staff does recommend that specific guidelines and ordinance sections be further clarified and suggests process improvements for better efficiency of reviews as outlined in the attached report.   
Staff completed discussions with the Single Family Design Board (SFDB), several community organizations and neighborhood groups in order to prepare the attached report.  The report summarizes comments, concerns and ideas relative to the effectiveness of the current NPO and Single Family Residential Design Guidelines (SFRDG).  A public workshop was also held to provide additional feedback on Staff recommendations.  Staff has incorporated some of the input into the current recommendations with the understanding that there is little interest in expending more Staff time in re-opening controversial issues or topics that were debated in lengthy subcommittee discussions from 2004 to 2007.  Staff recommends some guideline improvements by briefly working with a subcommittee of SDFB members to address review areas that can be further clarified.  If Council agrees, Staff expects to develop some of these guidelines and ordinance amendments and return to the Ordinance Committee early next year.
DISCUSSION:
I.
Council Directed Review Topics
When the NPO Update Package was adopted in May 2007, Council directed Staff to track the following five topics and report back to Council on the topics and overall NPO Update performance after two years.  Research results for each of the following five Council-directed research topics are in Part 1 of Attachment 1 and are listed below.  
1.
20 closest homes database effectiveness and reliability.

2. The appropriateness of floor to lot area ratios (FARs) as guidelines (current practice) versus standards for single-family homes in multi‑family zones.

3.
Should roofed porches and covered decks be included in net floor area for FAR calculations?  (They are not included now.)

4.
Carports and their inclusion in FAR calculations (current practice).

5.
Private View Issues.
Staff concluded for each item that changes to the implementation of the NPO and SFRDG related to these topics are not needed.
In general, the NPO Update regulations are functioning as intended.  The FAR limits, guidelines and application requirements appear to generally be resulting in an appropriate range of development options, proposals and approvals.  Applications for homes approved by the SFDB in the past two years were studied and revealed that homes are now being designed to meet the new FAR limits for applications proposed on lots 15,000 square feet or less.  In addition, the statistical analysis indicates the SFDB does provide some guideline flexibility to allow larger homes on lots in excess of 15,000 square feet (see Attachment 2).
The level of controversy and debate surrounding larger homes has been significantly reduced from past years.  There has been a decrease in the number of appeals of single family homes to the City Council since the NPO Update was adopted (see Part 4 of Attachment 1).  The SFDB is functioning well.  Also, it was helpful to have the SFDB in place to handle the numerous expedited project rebuilds posed by the Tea and Jesusita Fires.

II.
Additional Topics & Recommended Changes

In addition to the topics which Council specifically asked to consider and report on, Staff gained ideas for changes through meetings and interviews. In the summer of 2009, Staff met with a number of neighborhood organizations including the Allied Neighborhood Association, local chapter of the American Institute of Architects, Citizens Planning Association, City-Wide Homeowners Association, La Mesa Neighborhood Association, League of Women Voters, and the Santa Barbara Association of Realtors.  Additionally, Staff reviewed a report which summarizes interviews conducted in 2009 of SFDB members and former NPO Steering Committee Members asking their opinions regarding the NPO Update and any needed changes.  The report was prepared by Jason Smart, former city staff-member and recent graduate of the University of British Columbia School of Community and Regional Planning Master’s Degree program.
As a result of these meetings and interviews, a number of proposals for change have been considered by Staff.  Those which are considered appropriate for implementing, given budget constraints and goals for a simple, clear, efficient and fair process, are listed briefly below and described in more detail in Part 2 of the attached report.  Items which are not recommended to change are listed in Part 3 of the report with a brief explanation as to why the change is not advisable.

Staff Recommended Changes

Noticing

Change 1:  Eliminate noticing for additions of less than 150 square feet to existing second stories.  

Change 2:  Reduce hand-delivered noticing to the closest 10 lots, rather than the closest 20 lots.  

Change 2A:  Eliminate the administrative practice of ensuring the 20 closest homes are noticed and simply maintain the standard 300 foot mailed noticing radius.
Design Review Triggers

Change 3:  Clarify the trigger for design review for roof alterations in the Hillside Design District to specify “new roof area” or “alterations to existing roofs that increase height or volume” for projects where the proposed work will be over 17’ tall or two or more stories.
Change 4:  Change the trigger for Design Review for walls, fences or gates in front yards from six feet and greater in height to greater than 3.5 feet in height.  

Staff Administrative Approvals
Change 5:  Give Staff the authority to approve retaining walls as well as freestanding walls that meet the existing criteria for staff administrative approvals.  

Change 5A:  Give Staff the authority to approve black chain link fencing outside of front yards. 
Single Family Residential Design Guidelines
Change 6:  Create new guidelines and provide more detail on selected topics in the Single Family Residential Design Guidelines and SFDB Guidelines. 

Uncovered Parking Allowances
Change 7:  Disallow uncovered parking encroachments on large lots for single-family residential projects that propose an uncovered parking space and require that the uncovered parking space be screened.  
Optional Change 7A:  This option would allow case by case waivers which could be granted by the SFDB for two uncovered parking spaces for homes under 80% of the maximum FAR outside any front yards.  Design Review would be required for the uncovered parking spaces.  
Green Building Standard for Large Residences
Change 8:  Update the Ordinance to clarify that green building programs equivalent to the Santa Barbara Contractor Association’s Built Green program are acceptable for homes over 4,000 square feet.  
Change 8A:  Exempt additions of less than 500 square feet from the green building requirement.  
Change 8B:  Clarify that both Historic Landmarks Commission and SFDB single family home projects resulting in over 4,000 square feet are subject to the Built Green requirement.
Budget Reduction Adjustments

Change 9:  Study reducing the number and type of Design Review projects and increasing Staff administrative approvals.  

Change 9A:  Implement two specific proposals to reduce single family residential design review functions. 
III.
Review Process

Single Family Design Board Review

In order to evaluate single family residential projects, the SFDB and Staff visited nine completed or under construction projects on September 14, 2009. The projects had obtained approvals after the 2007 NPO Update.  Photographs of the projects visited are in Part 5 of Attachment 1.  
Various drafts of the attached report were commented on by the SFDB at their
October 12 and November 9 hearings, and three SFDB members attended the October 24, 2009, public workshop.  The SFDB concurs with Staff’s recommended changes, with the following exceptions: 

· Optional Change 7A, regarding the potential for the SFDB to allow two uncovered spaces on a case by case basis, the SFDB members had a split vote in favor and opposed to the change.
· Change 9.1 regarding allowing Staff review of any project which are not publicly visible, the SFDB felt needed further clarification.  The SFDB was concerned that landscaping should not be considered in determining whether or not a project is publicly visible.
The SFDB especially hopes the Council directs Staff to work with a subcommittee of the SFDB to make changes to the Single Family Residential Design Guidelines listed in Change 6.  The SFDB declined to make a motion regarding Parts 1 or 3 of the report, but felt that it was important for City Council to receive the entire report.  In addition, the SFDB expressed their preference for one-story homes greater than 4,000 square feet to continue to have architectural as well as landscaping review.

Public Workshop
Notes, survey results and a public comment letter from an October 24, 2009, public workshop which was widely noticed are provided in Attachment 3.  All applicants and interested parties for projects the SFDB reviewed in the last two years were sent a mailed notice regarding the workshop.  Optional Change 7A, regarding uncovered parking spaces, had split votes for and against the option in a written survey conducted at the workshop, similar to the SFDB vote results for the item.
BUDGET/FINANCIAL INFORMATION:

In general, staffing resources are increasingly limited due to new City budgetary constraints.  As a result, only the most important changes are recommended for implementation. 
Some reductions in the quantity of projects which are reviewed by the SFDB and methods to allow more Staff approvals are included in the recommended changes (items 6 and 9).  This will help to address some upcoming budgetary constraints.  However, further reductions in the scope of projects reviewed by the SFDB may be required to achieve future larger budget reduction goals.
SUSTAINABILITY IMPACT:  

Change 8 supports sustainability in Santa Barbara.  Change 8 proposes key refinements to green building program requirements for additions for homes over 4,000 square feet..  By continuing to require homes over 4,000 square feet to participate in a green building program, site, water, energy, materials use reduction, and indoor air quality improvements are achieved. 
NOTE:  A copy of the existing versions of the Single Family Residential Design Guidelines and SFDB Guidelines have been provided to the Mayor and Council and are available for public viewing at the City Clerk’s office as well as online at www.santabarbaraca.gov/Resident/Home/Guidelines/.
ATTACHMENTS:

1. Report to Mayor & Council Two-Year Review of Neighborhood Preservation Ordinance / Single Family Design Guidelines Update (NPO Update)
2. Project Statistics

3. October 24, 2009, Public Workshop: Notes, Survey Results & Comment Letter
PREPARED BY:
Heather Baker, AICP, Project Planner
SUBMITTED BY:
Paul Casey, Community Development Director
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