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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:

September 16, 2008

TO:



Mayor and Councilmembers

FROM:


Planning Division, Community Development Department
SUBJECT:

Introduction Of Compatibility Review Criteria Ordinance
RECOMMENDATION:



That Council introduce and subsequently adopt, by reading of title only, An Ordinance of  the Council of the City of Santa Barbara Amending Chapters 22.22, 22.68, 27.07, 28.05 and 28.06 of Title 28 of the Santa Barbara Municipal Code Formalizing the Project Compatibility Analysis Process for the Architectural Board of Review and the Historic Landmarks Commission.
DISCUSSION:

Background 

Implementing Municipal Code amendments to establish project compatibility review criteria for the City Design Review process will improve the quality of project reviews and assist the City’s decision makers in achieving better projects.  The Architectural Board of Review (ABR), Historic Landmarks Commission (HLC) and Ordinance Committee all support the proposed amendments and have forwarded them to City Council for introduction and adoption.  
Staff believes that the ABR and the HLC need to strengthen project reviews at the concept review level in order to improve the way in which larger projects are evaluated.  Improved communication between the ABR/HLC and the Planning Commission is necessary so that the ABR/HLC can identify design or building height concerns and clearly convey these opinions in early concept review comments to the Planning Commission.  Compatibility review criteria have been developed that provide for a specific set of questions to be utilized by the HLC/ABR for verifying a project’s compatibility with surrounding development.  
The compatibility review criteria consist of questions regarding the following subjects: 

· Compliance with ordinances and general consistency with City design guidelines 

· Architectural character compatibility

· Appropriate size, mass, bulk, height and scale

· Sensitivity to adjacent Historic Landmarks/Resources

· Protection of public views of the ocean and mountains

· Sufficient open space and landscaping
The intent of the proposed compatibility review criteria was to reaffirm the ABR and HLC’s role in evaluating a project’s proposed height and compatibility with existing development at the Concept Review level and to serve as a checklist of necessary issues that the Design Review Board would need to consider and comment on prior to the project proceeding to the Planning Commission or Staff Hearing Officer (SHO). ABR and HLC members would also use these proposed questions to ensure compliance with the City’s Urban Design Guidelines and foster greater communication with the Planning Commission on specific design issues, such as project compatibility and building height. Where a project is to be reviewed solely by the ABR/HLC, similar consideration of compatibility review criteria would serve as an analytical tool and a project review framework to more carefully consider the possible size, bulk, scale and height issues with any proposed development.  
In addition, through Plan Santa Barbara (PlanSB) a variety of changes to City policies are being considered, including re-examining zoning standards in order to encourage smaller size dwelling units, increasing building setbacks and step-backs for taller buildings, and special standards for projects near historic structures in El Pueblo Viejo District and adjoining residential areas.  Council has also directed staff and the Ordinance Committee to consider an interim ordinance as the PlanSB process continues.

Ordinance Committee Review 

The Ordinance Committee discussed the draft compatibility review criteria proposal at two meetings in 2008.  On February 12, 2008 the Ordinance Committee first considered the new project compatibility tool for projects subject to review and approval by the Planning Commission, Historic Landmarks Commission (HLC), and Architectural Board of Review (ABR).  The Ordinance Committee reviewed the City’s current discretionary review process to determine how to best implement and integrate the compatibility review criteria prior to granting preliminary design approval for a project.  It was determined that new approval findings were not the right tool and that the questions format was the best approach to improve meeting minutes which serve to record consistency with adopted design guidelines.
The Ordinance Committee asked staff to research if additional criteria for examining public benefits could be considered.  City staff indicated that this issue should best be included as part of the PlanSB community discussions to consider a variety of options including defining the concept of “community benefit” land uses and when larger affordable housing, multi-story commercial and mixed-use development projects could be supported.  Staff is concerned about inserting this type of complex question into the project design compatibility review criteria without a clear definition of what constitutes a “community benefit.”  It is staff’s view that this question will need to be further developed in PlanSB and, if deemed appropriate, handled on a programmatic basis through future amendments to the Municipal Code.

On August 19, 2008, the Ordinance Committee reviewed the draft ordinance and supported the approach that was presented to improve communication between the design review boards and the Planning Commission or SHO.  Refinements or minor edits were suggested by several speakers as part of public hearing, primarily related to making improvements to specific sections of the ordinance.  The Ordinance Committee instructed staff to include some of the changes that were being suggested from the public comments received and the Ordinance responds to those comments and direction from the Ordinance Committee.
Environmental Review
Staff has determined that the proposed amendments qualify for an exemption from the California Environmental Quality Act under Section 15305, Minor Alterations to Land Use Limitations, because they do not result in any changes in land use or density and do not change planned uses in an area.
RECOMMENDATION:

Implementing an ordinance stressing certain project compatibility review criteria for the Design Review process would be a valuable tool and will assist the City in achieving better projects.  Therefore, staff recommends the Council introduce and subsequently adopt the Ordinance regarding the proposed Municipal Code amendments.

ATTACHMENT:
Ordinance Committee Agenda Report dated August 19, 2008, without attachments 
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Jaime Limón, Senior Planner II

SUBMITTED BY:
Paul Casey, Community Development Director
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