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PROJECT DESCRIPTION

This is a continued preliminary review of a proposal to allow the development of two
new detached single-family dwellings on a vacantlot at 190 Holly Avenue. Unit A is
proposed to include approximately 2,229 square feet (gross) with a 534 square foot two-
car garage. Unit A is proposed to be approximately 22'-I0" in height (26, -4- from the
sidewalk). Unit B is proposed to include approximately 2,760 square feet (gross) of
habitable space with a 512 square foot two-car garage. The height of unit B is
approximately 23'-70" (26'-0- from the sidewalk). Approximately 870 cubic yards of
soil is needed to raise the driveway and the area of the lot beneath the buildings with just
over two and a half feet of fill. The proposal includes a landscaping plan for the entire
site. Plans are attached as Exhibit A.

PROJECT HISTORY

This project had extensive review in2006 by the ARB and Planning Commission,
wherein a recommendation of Preliminary approval was given by the ARB on March 16,
2006. The Planning commission approved the project on Novemb er 6,2006. A
condition of project approval indicated that approval of the Development Plan/Coastal
Development Permit would expire one year after approval, unless prior to the expiration
date a Building Permit had been issued or the permittee had diligently worked toward
Building Permit issuance. While a time extension could have been granted for good
cause, the applicant neither secured the Building Permit or applied for a time extension;
thus the permits granted in2006 expired.

Subsequent to the Planning Commission approval of the original project, the applicant's
team has been working with the Santa Barbara County Flood Control District in order to
work out an arrangement to allow the on-site drainage channel to remain in its current
location rather than shift five feet to the south. The applicant has submitted this new
Development Plan indicating this, and other architectural changes that have been made to
the project as described in the Analysis section of this staff report.

Project:
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This new project was reviewed by the ARB on April i6th, wherein the Board members
commented that overall, the project had improved since the last review, due in part to the
lower finished floor elevation and reduced roof pitch. The Board also commented that the
concerns voiced by several neighbors regarding windows looking into their backyards
could be lessened by raising the window sill heights in the second story rooms. All of the
Board members thought the architecture could also benef,rt from additional detailing.

The ARB continued the project review, with the direction for the project to address the
following elements:

o Address the backyard privacy issues voiced by neighbors;
o Provide additional (richer) detailing for both structures including varying the size

and appearance of the bay windows;
o Look into reducing the roof pitch of the residences;
o Show a different roofcolor for the rear house;
o Eliminate any invasive plant species;
o Provide more building articulation for the front house as seen from Hollv: and
o Provide more detailing for the front fence.

Minutes from the April 16th ARB meeting are included as Exhibit B.

Revised plans submitted June 8th show that unit A has been reduced in size
approximately 100 feet, and Unit B has gained two square feet. Most notably, the
architecture and detailing have been revised in response to the comments above.

Second floor windows on the north side of Unit B have been reduced in size and raised
higher above the floor in order to help reduce the backyard privacy issues voiced by
neighbors. Many of the bay windows have been eliminated, now replaced with
additional arliculation of the building façade especially on the south side of Unit A. Knee
braces under the eaves provide additional detailing on both structures. The roof pitches
on both units have been reduced, thus lowering the overall height of the structures by as
much as 18 inches. V/hile still at a preliminary stage, the building detailing and colors
are more noticeably different between the two units.

PROJECT SETTING

The project site is located in the Downtown Beach Neighborhood, Design Subarea 1. The
subject parcel is zoned Planned Residential Development (PRD-20) with a Flood Hazard,
Overlay (FH). The project site is also located within the Coastal Appeals Overlay (CA). The
General Plan/Coastal Plan designation is Medium Density Residential (MDR). Access to the site
would be from Holly Avenue. The site has an enclosed flood control storm channel located
along the entire site, north of the proposed residences.

The neighborhood is developed with single-family residences, multi-family structures,
and vacation rental properties exhibiting a collection of different architectural styles
which is a defining characteristic of the Beach Neighborhood. Surrounding residences
display architectural styles ranging from Ranch, Craftsman, Cape Cod, Contemporary,
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Spanish and Califomia Bungalow. The proposed project incorporates design elements
that arc characteristic of cape cod/craftsman-style architecture.

Surrounding structures range from one to three stories in height. Newer structures are
raised significantly higher than the older existing buildings in order to comply with Flood
Control and FEMA resulations.

PROJECT ANALYSIS

The following table lists the project's conformance with Municipal Code requirements
for the PRD zone.

' As noted in the project description, due to the necessary fill under the structures, Unit A would be
approximately 26'-4" in height as measured from the Holly Avenue sidewalk and Unit B would be
approximately2í'-0" in height as measured from the sidewalk.

Requirem ent/Allowan ce

Setbacks:

Front 50 feet from centerline of
street or 20 feet from property
line, whichever is greater.

The front porch of Unit A is
proposed at 60 feet from
centerline, 20 feet from property
line. As allowed by the code,
the front eave can extend three
feet into the front yard setback.

Side 5 feet
The proposal provides a 13-foot
and a five-foot setback from the
south property line for Units A
and B respectively, and a 16-
foot setback from the north
property line for both units.

Rear 15 feet
Unit B is proposed to be setback
l5 feet.

Heisht Limit 30 feet Unit A is proposed at
approximately 22'-10" and Unit
B at approximately 23'-10-t.

Building Coverage Not more than 50Yo 30.9% (3,125 sq. ft.) shown.

Parking Each residence requires two
spaces within a garage.

Two covered spaces proposed
in a two-car garcge for each
unit. (A visitor space is also
proposed but is not required).

Common Open Space 20Yo or (2,021sq. ft.) 29Yo (2,939 sq. ft.) provided.
Density 1 unit per 2,178 square feet or

20 units per gross acre.
The lot is approximately 10,103
sq. ft. and could allow up to four
dwelling units; two are
proposed.
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General Plan/ Local Coastal Program Neighborhood policies

The project site has a General Plan/Local Coastal Plan designation of Medium Density
Residential (MDR). Review of the proposal is guided by the City's General Plan/Local
Coastal Plan and the general policy requirements contained in the Land Use Element and
the Community Design Element. The project site is in Design Subarea 1 (Downtown
Beach Neighborhood) in the community Design Element of the city,s General
PlarVlocal Coastal Plan.

CITYWIDE COMMUNITY DESIGN OBJECTIVES

Objective CD-l: The size, scale andform of buitdings, and their placement on a parcel
should be compatible with the adjacent and nearby properties, and with the dominant
ne i ghb or h o o d or dis tr i ct dev e I opm e nt p at t er n.

Objective CD-2: Architectural designs based on historic regional building types should
be encouraged to preserve and enhance the unique character ofthe city.

The neighborhood is developed with single-family residences, multi-family structures,
and vacation rental properties exhibiting a collection of different architectural styles
which is a defining characteristic of the Beach Neighborhood. Surrounding residences
display architectural styles ranging from Ranch, Craftsman, Cape Cod, Contemporary,
Spanish and Califomia Bungalow. The proposed project incorporates design elements
that are characteristic of cape cod / craftsman-style architecture.

Surrounding structures range from one to three stories in height. Newer structures are
raised significantly higher than the older existing buildings in order to comply with Flood
Control and FEMA regulations. Lot coverage and density are below the mãximum limits
as specified in the Municipal Code. The square footage of each residence is similar to
other single family dwellings in the neighborhood. Due to the onsite flood channel, lot
coverage is less than many of the newer residences in the neighborhood. Given the mix
of size, scale and form of buildings in this area of the Beach neighborhood, the ample
setbacks and separation between the two residences helps to make the finding that the
proposal is compatible with the nearby properties and neighborhood.

Objective CD-3: The design of the community should be consistent with the desire to
protect views of the mountains and the sea (Califurnia Coastal Act of 1976 53025I).

Views of the ocean are not available from this particular neighborhood due to the relatively flat
terrain. Views to the mountains from this neighborhood are best described as glimpses beiween
structures. More panoramic views of the mountains are gained from the north-south public
streets or the center of the intersections where required street setbacks provide a larger viewing
area. Staff notes that given the relatively narrow width of the streets rururing east and west,
mountain views are somewhat hidden by even single story structures. The break between Units
A and B helps to maintain some views of the mountains as seen from the adjacent apartments to
the south. Staff notes the proposed residences have been brought down in height approximately
three feet since the previous project had been approved by the Plaruring Commission in 2006. 

-

This was accomplished by lowering the finished floor elevation from L'-6" above the Base Flood
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Elevation (BFE) to now 6" above the BFE. The roof pitches have also been lowered from a
6:12to a4:12.

Objective CD-Sa: Main entrances to the home should be oriented to the street. Entry
elements such as porches, stoops, patios and forecourts are encouraged. Such entiy
elements should be selected for their compatibility with the adjacerl houru, and the
gener al nei ghb orho o d pattern.

Objective CD-Sc: Low walls, low fences and hedges should be encouraged along the
frontages to define the edge of the private yard area, where appropriate.

The front door of Unit A is oriented toward Holly Avenue, with a small front porch and
lowered front patio area behind a four-foot picket fence, consistent with these obiectives.

objective cD-Sb: Garages should not dominate views from any public street.

The proposed garages are situated in the center of the lot, which will not dominate the
front view of either unit.

Objective CD-13: Ensure that lighting of new development is sensitive to the character
and natural resources of the City and minimizes photopollution to the maximum extent
feasible.

Through the ARB process, and conditions placed on the project, the proposed lighting
will be reviewed for compliance with the above objective to minimize photopollution.

SUB AREA 1 OBJECTIVES & POLICIES

Objective CDS1-3: Ensure that the scale and character of new development is
consistent with the existing small-scale character of the residential neighborhood and
that it is consistent wíth the neighborhood "small beach town" image.birrourog, ,r*
development of large, "boxy" buildings, with groundfloors primarily devoted to garages.

Implementation Policy lz New buildings should discourage the groundfloor being dominated
by garage doors or "boxy" building design.

Implementation Policy 4: No more thanfifty percent of the façade width should be occupied by
garage doors.

The site is south of the railroad tracks and west of Linden Avenue in the Downtown
Beach Neighborhood. The zoning allows and encourages medium density on these lots.
The neighborhood block of the proposed site consists of a mix of single-family
residences and multiple residential units. The proposed units feature articulated first and
second floor elements and the garages for both units would be located adjacent to a
central courtyard not easily visible from the street. Therefore the project can be found
consistent with these obiectives.
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Implementation Poticy 2: To avoid blank groundfloor facades that discourage pedestrian life
on the street, the groundfloors of the residence should be between one andfivã Turt in height
above the public sidewalk, unless a greater height is mandated byflood prevention poticiãs.

Implementation Policy 3z Building walls below the groundfloor should be solid mqsonry or
stucco bases, solidwoodwalls, or undercrofts enclosed by lattice. Open carports or crawl
spaces between posts or columns should be avoided.

The project site is located within Flood Zone AE according to FEMA's Flood Insurance Rate
Maps. In order to meet flood zone requirements, the finished floor elevation of the new
residence would need to be approximately two and a half feet above existing grade. The
applicant intends to meet this requirement by raising the lot under the residenõe and at the
driveway with the importation of fill to ensure positive drainage to the street and constructing the
residence six inches above the Base Flood Elevation. The stepped down patio area in front of
Unit A would help make a more friendly pedestrian interface at Holly Avènue. The retaining
wall adjacent to the south property line would have a slump block finish.

Implementation Policy 5: Thefront door shouldface the street. Pedestrian-oriented
transitional spaces should be provided from the public sidewalk to the front door. Such spaces
may include landscapedfront yards, landscaped and/or hardscapedforecourts and raiseàfront
porches and dooryards. These spaces shouldbe designed to accommodate uses such as
children's play areas and/or sitting areas.

Implementation Policy 6z Front doors threefeet or more above the public sidewalk should
open to afront porch or raised dooryard of a usable size - e.g. sevenfeet by l0feet
recommended minimum.

The plans for the Unit A residence show the front door recessed into a small covered entry porch
and a low patio forecourt behind a four-foot picket fence consistent with the direction this policv
encourages.

Implementation Policy 7: To create a picturesque sþline, visible pitched roofs are
recommended, rather thanflat roofs with pqrapets or mansardfascias. On three-story elements,
visible pitched roofs should be required to prevent the buildings from "walling off" the beach
from town.

Consistent with this Policy, the proposed two-story residences would feature a mix of pitched
roof elements that would be visible from the street and serve to add architectural intereìt to the
building.

Implementation Policy 8: Building articulation is encouraged: e.g. balconies, bay windows,
dormers, porches and pergolas.

Implementation Policy 9: To avoid "top heavy' buildings, cantilevered elements of upper
floors should be supported by visible brackets or braces consistent with the architectuiãl snle.
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The architecture proposed for these residences includes balconies, bay windows and porches.
Decorative elements such as corbels and knee braces are also shown, consistent withìhese
policies.

Implementation Policy l0: New buildings on streets with existing one-story bungalows should
include porches and other one-story elements that are compatible in scale and spacing with the
existing development.

The proposed residences feature design elements typical of the Cape Cod/Craftsman-style
architecture which would help it to be compatible with the existing single-story bungalows and
cottages found in the neighborhood north of the project site. The second floor of Unit A is set
back approximately in order to break up the front element and provide something of a one-story
element to the street. Adjacent structures are two stories in height. The four-foot picket fence
def,rning the front patio forecourt would help make the proposal more compatible with the
structures located closer to Holly Avenue.

ISSUE AREAS

Staff would request that the
direction provided at the April

Board consider the revisions to the project in response to
16th ARB meetins.

STAFF RECOMMENDATION

Staff recommends that the ARB recommend preliminary approval of the project subject
to any recommended changes to the Planning Commission.

ATTACHMENTS

Exhibit A - Reduced Plan Set
Exhibit B - Minutes from the April 16,2009 ARB meeting

G:\Users\Project Files\2009 (1484 - present)\l489 Heath SFDs\ARB\Hearh 6.25 Cont. Preliminary ARB SR.doc
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ACTIONS, ARCHITECTURAL REVIEW BOARD Date: April16,2009
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PROJECT RE,VIEW

) Applicant: Carl Schneider for Bill Heath
Project Numben 09-1489-DP/CDP
Project Location: 190 Holly Avenue
Zoning: Planned Residential Development (PRD-20)

Planner: Steve Goggia

Hearing on the request of Carl Schneider agent for Bill Heath to consider Case No. 09-1489-
DP/CDP for preliminary review of a proposal to allow the development of two new single-
family dwellings on a vacant lot at 190 Holly Avenue. Unit A is proposed to include
approximately 2,219 square feet of habitable space with a 559 square foot two-car garage.
Unit A is proposed to be approximately 24 feet, six inches in height. Unit B is proposed to
include approximately 2,650 square feet of habitable space with a 493 square foot two-car
gatage. The height of Unit B is approximately 25 feet. Approximately 510 cubic yards of soil
is needed to raise the driveway and the area of the lot beneath the buildings with just over two
and a half feet of hll. The proposal includes a landscaping plan for the entire site. The
subject property is zoned Planned Residential Development (PRD-20) and has a land use
designation of Medium Density Residential (MDR).

In addition to the material presented in the staff report, staff indicated that recent approvals of single-
family homes in the beach neighborhood had less square footage on the second floor (i.e. 650/o firstfloor,
35olo second floor) as opposed to the approximately 50/50 split of the Heath residences. Staff also
indicated that the Floor to Area Ratio (not a development standard in the multi-family district) of 58.6yo
is on par with recently approved homes.

Project Architect Carl Snyder, explained that if it were not for the constraint of the 16-foot wide Flood
Control easement running the entire length of the property, more of the homes' area could be located on
the first floor.

Neighborhood Comments :

Letters from neighbors Dean and Caren were presented to the Board. Neighbors Hutchings (4861 3'd)
and Wilcock (4877 and 4891 3'd¡ indicated their concerns the size of the stiuctures and thã potential for
flooding due to the importation of fill to raise structures'foundations. The loss of views, solar access
and issues regarding the loss of privacy of their rear yards due to the second story windows especially
from Unit B were also raised.

Regarding the flooding issue, applicant Bill Heath noted that aletter from Penheld and Smith Engineers,
prepared for the earlier project, offsite flooding would not be exacerbated by the proposal, and in fact
would be improved by creating a concrete drain channel at the rear of the property. He noted that the 16-
foot wide flood control easement area would remain at its current elevation and not be filled with soil.

Boardmember comments:

Boardmember Nomura thought overall the project was improved since its original approval in 2006, but
thought the neighbors' privacy issues could be addressed. He also indicated some of the proposed vines
were invqsi*v-e, agt r:ggg$gdlþ"tll19Þ4qlgpgArchitect revise the plant palette.
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Boardmember Johnson thought some of the bay windows could be modified so that they do not all
appear the same (i.e. boxed or window seat style). He also indicated the architecture could benefit with
additional detailing as has been provided on recent residences in the neighborhood. He thought the roof
slope could be lowered even further, possibly to a 4:I2, and that the roof colors could be different for
each residence. He noted that the window sill heights could be raised to help with the privacy issues.

Boardmember Reginato agreed with the other comments made, also noting that the west elevation of the
front residence (fronting Holly Ave.) could be improved with additional articulation to help break up the
front façade. He also indicated that the front fence railing could use a little more detail.

ACTION: Motion by Boardmember Nomura, seconded by Boardmember Johnson, to continue the
to the meeting of May 14,2009 with the architect to address the following elements:

o Address the backyard privacy issues voiced by neighbors;
. Provide additional (richer) detailing for both structures including

appearance of the bay windows;
. Look into reducing the roof pitch of the residences;
o Show a different roofcolor for the rear house;
o Eliminate any invasive plant species;
o Provide more building articulation for the front house as seen from Holly: and
o Provide more detailing for the front fence.

VOTE 3-0 ( Araluce Abstain)

OTHER BUSINESS: NONE

CONSENT CALENDAR:
o Action Minutes of the Architectural Review Board meeting held February 26,2009.

ACTION: Motion by Boardmember Nomura, seconded by Boardmember Johnson to continue the
review of the revised Action Minutes to the next meeting.

VOTE: 4-0

o Action Minutes of the Architectural Review Board meeting held March 26,2009.

ACTION: Motion by Boardmember Nomura, seconded by Boardmember Reginato to approve Action
Minutes of. March 26th.

VOTE: 4-0
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