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CITY OF SANTA BARBARA


ORDINANCE COMMITTEE AGENDA REPORT

AGENDA DATE:
March 30, 2010
TO:
Ordinance Committee
FROM:
Planning Division, Community Development Department
SUBJECT:
Neighborhood Preservation Ordinance Two-Year Review
RECOMMENDATION:  

That the Ordinance Committee review and comment on the proposed changes in Titles 22 and 28 of the Santa Barbara Municipal Code (SBMC) and forward proposed amendments to Council for adoption. 
EXECUTIVE SUMMARY:

Staff has followed direction provided by Council on December 15, 2009 to implement ordinance and guideline amendments related to a two-year review of the NPO Update.  Staff has met with the Single Family Design Board (SFDB) and the Planning Commission (PC) for review of proposed Ordinance changes.  The SFDB and PC unanimously supported the proposed changes presented to them.  The two-space uncovered parking option elicited split votes at both hearing bodies due to issues of minimum required storage, screening, square footage distribution, and neighborhood compatibility.  Staff has adjusted the two-space uncovered parking proposal to address each item of concern discussed at the SFDB and PC.
DISCUSSION:
On December 15, 2009, City Council:

· Initiated changes recommended in the “Two-Year Review of Neighborhood Preservation Ordinance/Single Family Design Guidelines Update (NPO Update)”; with staff to work with a subcommittee of the SFDB and the Ordinance Committee; and

· Directed staff to return to Council with ordinance and guideline amendments for adoption.

Since January 2010, staff has met with a subcommittee of the SFDB three times, the full SFDB twice and the PC once to review proposed changes to the Single Family Residential Design Guidelines (SFRDG), Single Family Design Board Guidelines (SFDBG) and ordinance changes.  After final presentation of revised draft SFRDG to the SFDB, both the guidelines and ordinance proposals are planned to be presented to Council for adoption consideration April 27, 2010.  

Proposed ordinance revisions are in Attachment 1. Strike-out indicates deletion of existing text and underlining indicates proposed new text within existing text. Attachment 2 provides details regarding uncovered parking guideline revisions related to uncovered parking ordinance proposals (see pages 3-4 of this report). The December 15, 2010 staff report provides background information (Attachment 3).  Proposed ordinance changes directed by Council are discussed below.  
I.  Ordinance Revisions

In addition to the changes discussed in the December 15, 2009 CAR, the expiration of Design Review approvals has been clarified, in particular for projects with multiple approvals. These revisions are found in proposed SBMC sections 22.22.180, 22.68.110, and 22.69.090.  Also, the draft ordinance proposes a refinement to the basement net floor area calculation procedures in section 28.15.083.B.1.b.
Noticing

Eliminate noticing for additions of less than 150 square feet to existing second stories or higher.  (SBMC 22.69.040.A.3 and .4)  Reduce hand-delivered noticing to the closest 10 lots, rather than the closest 20 lots.  (SBMC 22.22.132.C and 22.69.040.C)
Design Review Triggers

Clarify and simplify the trigger for Design Review for roof alterations in the Hillside Design District.  (SBMC 22.69.020.B.2.b) 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.  (SBMC 22.69.020.C.8)
One Uncovered Parking Space Encroachments
Disallow uncovered parking encroachments on large lots for single-family residential projects that propose an uncovered parking space. Also, permeable paving is required where feasible.  (SBMC 28.90.100.G.1.b) 
Green Building Standard for Large Residences

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.  (See SBMC 22.69.055 and 22.22.131) Exempt additions of less than 500 square feet from the green building requirement. (SBMC 22.69.055 and 22.22.131) 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.  (SBMC 22.22.131)
II.  Two Uncovered Parking Spaces Exception Option

Summary.  During the review of the NPO Update staff recognized that defining when two uncovered parking spaces may be acceptable could bring substantial benefits in achieving storm water quality goals, street friendly home facades, increased housing affordability and flexibility for constrained and non-conforming lots.  However, 
modifications to the covered parking ordinance requirement to allow two uncovered spaces have not traditionally been supported for single family development.  Staff presented potential benefits and disadvantages of studying this provision to the Council as an option for further consideration on December 15, 2009. Council directed staff to study an option whereby two uncovered parking spaces might be allowed on a case by case basis by the SFDB for homes under 80% of the maximum FAR with required Design Review.  The SFDB initially had concerns regarding a modification process for two uncovered parking spaces and staff worked to address these issues. Rather than the modification process, an exception requiring SFDB approval was approved by the SFDB on March 15, 2010.

Two uncovered parking spaces would typically require only 333 square feet (18' by 18.5'), whereas a two-car garage requires 400 square feet (interior 20' by 20').  In addition to minimum ordinance standards, SFDB Guidelines (Attachment 2) were drafted for consideration.
Benefits.  This change to the ordinance and guidelines would result in these benefits.
· Minimize the unfriendly/bulky appearance of garages on street facades and allow for more "open" site designs.
· Maximize permeable surfaces on lots, helping with Storm Water Management Program clean water goals.
· Provides opportunity to allow flexibility for a constrained lot, such as a lot that is less than 55’ wide or less than 10,000 square feet. 
· For lots legally non-conforming as to parking, provides opportunity to allow flexibility to avoid demolition of major portions of existing structures to accommodate an addition that triggers a two-car parking requirement where there was previously only a legally non‑conforming one-car garage on site.
· Reduce overall single-family housing construction costs, benefiting housing affordability, as uncovered parking spaces are much less expensive to construct than garages or carports.

· Achieve an overall increase in the amount of off-street parking actually available/in use on a day to day basis in some single-family neighborhoods, since a number of garages are illegally converted to storage and uncovered spaces are less likely to be converted to storage.

Issues.  Debate on this topic centered on the following items.
Amount of minimum storage to be required.  The original recommended storage for these proposals was 200 cubic feet, consistent with condominium storage requirements (SFDB March 1, 2010 hearing). The SFDB expressed concern that the storage could be provided in cupboards, whereas full-height storage areas are more appropriate for single family homes.  In response, staff increased the minimum storage requirement to a 100 square feet recommendation for PC review.  The PC expressed concern that even with 100 square feet of minimum storage, that unsightly storage problems could proliferate on a property without a garage.  As a result, staff increased the minimum 
storage recommendation to 150 square feet for the second SFDB review on March, 15, 2010.  This amount was considered potentially excessive by the SFDB.  The SFDB recommended that the Ordinance Committee further consider this issue. A 120 square feet storage minimum is now recommended by staff along with guidelines addressing adequate storage area design (Attachment 2).

Screening.  Concern that uncovered parking might not be appropriately screened was expressed by both SFDB and PC members.  A member of the PC had particular concern regarding the use of gates for screening.  In response, staff proposes that the SFDB would be charged with determining appropriate screening on a case by case basis.  If the SFDB finds that a project cannot be appropriately screened, the SFDB would deny the application.

Square Footage.  A member of the SFDB and a member of the PC strongly felt that garage or carport square footage should not be able to be “transferred” into habitable living space with no maximum FAR penalty. Their opinion was that uncovered parking spaces should only be implemented in cases where the square footage of the home is modest, at least 400 square feet less than the maximum allowed FAR for the property.  Requiring an FAR of no more than 80% of the maximum ensures the projects would be limited to at least 400 square feet less than the maximum FAR in all cases.

Compatibility with Existing Neighborhood. Concern was expressed by two SFDB members that allowing no covered parking on some lots would constitute incompatible neighborhood development patterns and therefore should never be allowed.  Other members also saw this as an issue, but felt that exceptions for two uncovered parking spaces could rarely be allowed on a case by case basis for constrained lots.  As currently proposed, if a majority of the SFDB finds a project proposing two uncovered parking spaces does not meet neighborhood compatibility findings, the two‑uncovered parking space exception request would be denied.

PC and SFDB Votes.  The result of the debates was an evenly split vote of three in support and three against the proposal at the Planning Commission on March 4, 2010.  The initial SFDB vote on this topic on March 1, 2010 was 5 against and 1 abstention.  After staff changed the ordinance proposal in response to SFDB and PC concerns, SFDB opinions changed; four voted in favor and two against the revised proposal on March 15, 2010. 
Proposal. The proposed ordinance contains revisions crafted to address concerns expressed by PC and SFDB members. The ordinance proposal for this option requires the following for an exception to allow two-uncovered rather than the standard two covered parking spaces:

· No more than 80% of the maximum floor to lot area for the property’s lot size is allowed

· 120 square feet minimum of exterior storage

· Screening of the parking space

· Permeable paving

· SFDB review and approval for appropriate high quality design and details.  Also, the SFDB must find the project consistent with Neighborhood Preservation Ordinance findings, including neighborhood compatibility findings. 

(SBMC 28.90.100.G.1.c, 22.69.020.C.12, and 22.22.132.A.9)

BUDGET/FINANCIAL INFORMATION:

Guideline changes will accompany this package for final Council consideration.  The guideline changes which will be presented to Council include some shifts of projects away from full board SFDB review toward either less labor intensive Consent Calendars or Administrative (staff) review. Some changes proposed in these ordinance revisions will result in insignificant decreases in staff workload (noticing, Design Review triggers and green building requirement adjustments) and some will result in insignificant increases (Design Review triggers).  
SUSTAINABILITY IMPACT:  

Providing an alternative green building program for additions for homes over 4,000 square feet to have a green building component supports Santa Barbara’s sustainability.  The current requirement has generated some resistance from some architects and designers and the revisions will make the program more readily acceptable to applicants.  Continuing the green building requirement for large homes will continue to ensure improved site, water, energy, materials use reduction, and indoor air quality improvements. 
NOTE:  The following documents have been provided to the Ordinance Committee and are available for public viewing at the City Clerk’s office:

· Existing adopted versions of the SFRDG and SFDB Guidelines (available on-line at www.santabarbaraca.gov/Resident/Home/Guidelines/) 
· December 15, 2009 Council Agenda Report (available on-line at http://www.santabarbaraca.gov/CAP/).  

· Proposed SFRDG amendments discussed by the SFDB (available on-line at www.santabarbaraca.gov/Resident/Major_Planning_Efforts/NPO/). 
ATTACHMENTS:
1.
Draft Amendments to SBMC Titles 22 and 28.

2.
Proposed Guideline Revisions Regarding Uncovered Parking Spaces
3.
December 15, 2009 Council Agenda Report:  Two-Year Review of Neighborhood Preservation Ordinance Update
PREPARED BY:
Heather Baker, AICP, Project Planner
SUBMITTED BY:
Paul Casey, Assistant City Administrator/Community Development
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