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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
  July 3, 2007
TO:
Mayor and Council 

FROM:


Planning Division, Community Development Department

SUBJECT:
Single Family Design Board And Architectural Board of Review Guidelines
RECOMMENDATION:

That Council adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara to Adopt Updated Architectural Board of Review and New Single Family Design Board Guidelines. 

DISCUSSION:
After an intensive, three-year process, Council adopted a revised Neighborhood Preservation Ordinance (NPO) and updated Single Family Design Guidelines (“Design Guidelines”) on May 8, 2007.  As part of the update process, a new Single Family Design Board (SFDB) to review single-family projects will be created and convene in July 2007.  As a result of the NPO Update, the existing Architectural Board of Review (ABR) Guidelines have been revised (Attachment 1) and new Single Family Design Board Guidelines (“Board Guidelines”) created (Attachment 2) to guide project review by these boards.

Following are the major changes to the Guidelines:
ABR Guidelines revisions have removed single-family project design review from ABR purview.  Also, increased scope of administrative review standards with clear standards for project approvals listed, and minor updates to meeting and application processing requirements have been included.  

The new Board Guidelines are very similar to the ABR Guidelines, except that the Board Guidelines describe administrative and board review procedures for single-family residential projects only. The section in the Board Guidelines containing general architectural guidelines is not necessary because they are located separately in the Single Family Design Guidelines.  Information on building materials for architectural styles, skylights, Mission “C” tile, and Clay “S” tile have been added to the updated Design Guidelines.  Instead of architectural guidelines, the second section of the Board Guidelines covers special topics related to processing historic structures, energy efficiency, and green building design.  
Components of the new Design Guidelines include:
· Administrative Staff Review criteria have been expanded.  Standards for Administrative approvals are also more detailed than in the previous ABR Guidelines.

· Submittal requirements for single-family residential homes, including: new information required for projects proposing 500 cubic yards of grading or more; for homes proposing over 85% of the maximum square footage for a site; and for homes proposed on sloped vacant lots.
· Noticing methods, including neighborhood workshops for projects proposing over the maximum FAR and description of the required door-to-door noticing to occupants of the 20 closest neighboring parcels.
· FAR regulations explained
Both the ABR and SFDB Landscaping Sections (Part II) reflect suggested edits from Public Works and Parks Department Staff to bring the guidelines up to date with current City sustainable landscaping practices.
Other components new to both the ABR and Board Guidelines are as follows:

· An every-other-week Full Board meeting schedule with weekly Consent Calendars for both boards (as opposed to the previous weekly ABR meeting schedule).
· Per-meeting compensation provisions for Board members.
· Lack of “deadlines” for meeting scheduling, and instead, generally a “first come, first served” approach.

· The possibility of an appointment-only application submittal process with Staff to improve efficiency in procuring complete, quality application submittals for Board reviews.

· New story pole guidelines define three levels of story pole requirements and clarify when each is required.

· Landscape guidelines reflect current best review practices recommended by Public Works and Parks Department Staff.
SFDB GUIDELINES RELATIONSHIP TO SINGLE FAMILY RESIDENTIAL GUIDELINES AND MUNICIPAL CODE:  
The Board Guidelines complement the Design Guidelines and implement the Municipal Code.  The Board Guidelines are focused on procedural, landscaping, and administrative review, whereas the Design Guidelines provide extensive architectural and site-planning guidelines as well as information on various single-family development topics.  Where discrepancies exist among the two Guidelines and the Municipal Code, the Municipal Code would prevail.  For example, the May 2007 version of the Design Guidelines adopted by Council was found to be mismatched with the newly adopted Municipal Code with respect to how the 85% of maximum square footage of a home is calculated.  To remedy the discrepancy, the Municipal Code calculation formula was applied to subsequent printings of the implementing Design Guidelines.

NEXT STEPS:
The immediate implementation schedule for the NPO/Design Guidelines Update is as follows:

· Council appointment of SFDB members:  July 3
· First SFDB hearing:  July 16
Review in Two Years.  Staff will hold a workshop in the summer of 2009 to allow the public to discuss a report on effectiveness of the NPO/Design Guidelines update.  The report will include information such as:

· the number of projects reviewed under the new ordinance

· the number of modifications for Floor to Lot Area Ratios granted

· the effectiveness and appropriateness of the FAR regulations and guidelines, SFDB reviews and Design Guidelines
· recommended amendments to the Ordinance, the Board Guidelines, including any suggestions from the SFDB, ABR, Historic Landmarks Commission (HLC), or Planning Commission.

Following the public workshop, Staff will present a report and the results of the workshop to the SFDB and then to City Council in July 2009.
BUDGET/FINANCIAL INFORMATION:
Significant budget impacts are not expected as a result of these Board Guidelines.  The budget submitted by the Community Development Department provides for additional staff training to accommodate proposed NPO programs.  The previously submitted Department budget for FY’07 – ’08 has been adjusted upwards to reflect proposals for up to $35,000 annually in stipends for ABR, SFDB and HLC member activities.  ABR, SFDB and HLC members are proposed to receive $50 per full board meeting attended and an additional $25 for each consent calendar review session.  New fees have been incorporated into 
FY’07 – ’08 Planning and Zoning fees to help cover the costs of some new aspects of the NPO/SFDG Update program.  Fees will be charged for: 1) Two-star Built Green compliance checks required of homes over 4,000 square feet, and 2)  20 closest homes analysis verification for homes proposed to be over the maximum FAR.
SUSTAINABILITY IMPACT:

The proposed revised ABR and Board Guidelines would improve the sustainability of single-family development patterns in the City in many ways, including the following, as part of the overall NPO Update:
· Environmentally sensitive landscaping encouraged.  
· Smaller home development patterns will result.  Homes are required to be under maximum square footage limits on lots of less than 15,000 square feet.  Smaller homes generally: use less building material resources; have fewer environmental impacts associated with construction; less long-term energy use and, over time, need less maintenance that might involve the use of toxic materials; and allow for more opportunities for site soil infiltration of storm water.
· Some smaller garages and less major site redevelopment may result.  Smaller garages have environmental benefits similar to smaller homes.  
· Built Green Program will be required for some homes.  Homes proposed to be more than 4,000 square feet are required to be built at a two-star Santa Barbara Built-Green level or higher.

· Grading environmental safeguards will be improved.  Additional safeguards and requirements for projects proposing significant grading are required.  The SFDG Hillside Housing chapter encourages minimal grading and provisions to encourage moderate retaining wall proposals.  Water quality, air quality and wildlife corridor qualities can be improved with less grading and fewer tall retaining walls.

· Sensitive site development encouraged.  A new chapter, “Site Planning and Structure Placement” is included in the updated SFDG.  The chapter addresses concepts such as: siting structures to preserve significant vegetation and natural features, passive and active solar design, and maximizing site permeability.

· Low-level exterior lighting encouraged.  The Lighting section of the SFDG Good Neighbor Guidelines encourages low-level, downward-directed energy, which can save energy Citywide and reduce impacts on wildlife in hillside areas.

CONCLUSION:

Updates to the ABR and Board Guidelines will effectively separate the project review roles for each Board.  The updated Guidelines are an important part of the NPO Update implementation package, which Staff believes achieve the majority of expected outcomes and incorporates the vision, goals and directives as first outlined to City Council in 2004.  
NOTE:  The following documents have been provided to the Mayor and Council under separate cover, and are available for review in the Council office, and the City Clerk’s office: 

1. Updated Single Family Design Guidelines, published May 2007

2. Previous Council and Ordinance Committee Staff Reports and Minutes

3. SFDG/NPO Update Package. published May 2006

ATTACHMENTS:    1. Architectural Board of Review Guidelines





2. Single Family Design Review Board Guidelines

PREPARED BY:
Heather Baker, AICP, Project Planner

SUBMITTED BY:
Paul Casey, Community Development Director

APPROVED BY:
City Administrator's Office
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