City of Santa Barbara
Community Development Department

Memorandum
DATE:

April 20, 2016

TO:

Historic Landmarks Commission

FROM:

Planning Division

SUBJECT:

800 SANTA BARBARA STREET (2015MST2015-00023)

The project proposes to demolish the existing 1,965 net square foot, one-story non-residential
building and construct a 20,083 square foot, three-story mixed-use building on an 18,568 square
foot lot. The project consists of 1,383 square feet of commercial floor area and 23 residential units
above a 12,682 square foot subterranean parking garage containing 29 parking spaces, storage,
and service areas. This is an AUD Priority Housing development with proposed density of 54
dwelling units per acre (54-56 dwelling units per acre allowed at the proposed average unit size).
The average unit size proposed is 779 square feet.
The subject property is located at the corner of De La Guerra and Santa Barbara Streets within El
Pueblo Viejo District and immediately adjacent to El Presidio de Santa Barbara State Historic
Park.
Background
The HLC is the decision-making body for this project. However the project was presented to the
Planning Commission for conceptual review and comments only, pursuant to Municipal Code
Section 28.20.080. The project was reviewed by the HLC and the Planning Commission on the
following dates:
•
•
•
•

May 6, 2015 – HLC, for initial concept review (plans dated April 6, 2015)
May 21, 2015 – PC, for PC conceptual comments (plans dated April 6, 2015)
August 12, 2015 – HLC, for second concept review (plans dated July 21, 2016 and August
3, 2015)
October 8, 2015 – PC, for second PC conceptual comments (plans dated September 28,
2015)

Below is a summary of the most recent Planning Commission comments received on October 8,
2015 in their review of plans dated September 28, 2015 (refer to attached Minutes).
• The project is heading in the right direction.
• Appreciative of the stepping back of the second and third stories and the reduction in the
first story to break up the massing.
• The setbacks, the lower height, over-parked, reduced square footage, and argument for
neighborhood compatibility of other uses and sizes of buildings in the neighborhood are
supportable.
• Attention should be paid to the design of the interior unit.

• The mature trees are important.
• Statistics on number of units and the number of bedrooms should be clarified.

Project Review
The applicant has revised the plans to respond to comments by the HLC and the Planning
Commission. Changes include a revised paseo design, including reduction of interior mass and
widening of the paseo area; elimination of one residential unit; variation on balcony and roofing
details; unit and room statistics added; tree plan added; visual simulations added; and updating of
the landscaping plan to match the current design. Refer to the attached letter from the applicant
for additional response to comments.
The HLC should review the project for concept design only, no action is to be taken on the
project. Staff recommends that the HLC consider the size, design and compatibility of the
proposal, in conjunction with the Planning Commission’s comments, in their review of the
conceptual design of the project. Applicable design guidelines for this project are the Urban
Design Guidelines and Chapter 5 of the El Pueblo Viejo Design Guidelines.
Attachments:
1. Planning Commission Minutes, October 8, 2015
2. Applicant Letter

cc: HLC File

April 11, 2016
RE: 800 Santa Barbara Street

The project was last reviewed by the HLC on August 12 2015.
The Minutes from that meeting were as follows:
1. Provide a photo simulation showing the building’s view impact on the mountains specifically
Montecito Peak.
2. Continue working with the neighbors.
3. The Commission is concerned with the viability and livability of the interior units.
4. The project is lacking an area for children’s activity.
5. Further reduction of mass, bulk, and scale are requested.
6. Provide compatibility with the neighborhood and its historic character.
7. The Commission had positive comments regarding the landscape plan.
8. The 8 ft. separation between the balconies and the 10 ft. separation between the windows
in the paseo is not acceptable.
9. Deep set windows need to be traditional.
10. The architecture is lacking charm. Provide more rustic and poetic context.
11. The challenge is to make this the best AUD project in the City.
12. The arborist report is requested to address the impact of the garage excavation on the
existing trees.
13. Work at reducing the duplication of architectural elements, specifically balconies windows
and roof lines.
14. The Commission supports the north elevation and finds the two story element on the north
façade is appropriate to the site.
15. The architecture should align with the corner configuration.
16. Show the outline of the subterranean garage on the landscape plan.
17. The commission is incorporating the comments from the meeting dated March 15 , 2015.
Requests additional input from the PC after the next HLC review.
On October 8 2015 the Planning Commission Reviewed the proposal with some changes that were made
To address comments made at the HLC at the August 12 2015 meeting.
1. View simulations were prepared to address the HLC’s request. These view simulations will
be presented to the HLC at the upcoming April 20th HLC meeting. The majority of PC
commissioners felt the project was moving in the right direction. Specifically, Commissioner
Jordan, commented “ the applicant has taken care of views”. Higgins : “The streetscape
interaction with De La Guerra is fantastic. The courtyard and placita are fantastic”.
Commissioner Schwartz: “ appreciates the stepping back of the second and third stories and
the reduction in the first story to break up the massing” [ while referencing visual
simulation slide #25 ]. Commissioner Lodge: “ Agrees with colleagues that this project is
headed in the right direction”

Note the project design was revised to open up the paseo, vary roof elements and introduce
contextual details for the presentation to the PC. The view simulations were prepared from
several vantage points.
2. Since the HLC hearing in August, the applicant has met and presented updated design
material with members from the Anacapa school, and with board members from the Trust
for Historic Preservation. As of this writing, we have not received any indication of how
these stakeholders feel about these revisions. A meeting is scheduled for the applicant to
present the design updates to the Trust for Historic preservation this coming Wednesday.
3. With the opening up of the paseo, and the reduction of interior mass along the paseo, the
“livability” of the units has been improved. Also, note the commentary from PC
Commissioner Higgins about interior units. Also note the projects adherence to the Urban
Design Guidelines; City Grid on Paseos. Particularly section 4.3. See 4.3.1 thru 4.3.5 and the
illustration on page 53. This current design is ostensibly consistent with these guidelines and
in fact is an excellent opportunity for their application.
4. This AUD project is appropriate located relative to the downtown grid and the amenities it
provides. No further comment on this HLC item in the minutes. Also, see PC Commissioner’s
comments [ minutes and transcript ]
5. Since the HLC last saw the project, significant mass has been removed from the project by
opening up the paseo, modifying roof elements, and reducing the unit count. There are now
23 units with an average unit size of 779 sf. [ below the maximum allowed by the AUD
program. At 53.5 units per acre the AUD program allows 23 units on this site with an
average unit size of 901 sf. Therefore @ 779 sf avg. unit size this project is well below the
threshold allowed by the program.
The City has facilitated a virtual modeling of the surrounding context with George
Constantinescu of OGEO Measurement and Visualization. We have worked with George to
provide accurate modeling of the current 800 Santa Barbara Street proposal which is now
modeled in the larger context and available for viewing to help underwrite the project’s
compatibility form a size, bulk , and scale evealuation
6. The design to be presented to the HLC is replete with detailing that is derived from the
neighborhood context. El Paseo [ which was recommended by HLC board members ] and
other well respected buildings around the site were utilized as sources for the detailing
envisaged by the current project.
7.

Landscape plan updated per the current design. Arborist report and tree plan now
provided.

8. Please see item #3 above and current design drawings.

9. See current design drawings where traditional deep set windows are employed.
10. Please see revised elevations and details. A variety of balcony types, roof forms, and
articulation has been incorporated to address the delivery of a contextual architecture with
poetry and charm. The use of plastered adobe as the exterior finish on select building forms
helps deliver direct consistency with the history of the neighborhood and detailing of
buildings near the site. Note the Urban design Guidelines. Chapter 2. 2.1 Building
Composition [ terracing of mass , and the PC’s recognition of this in their commentary ], 2.2
reduction of Apparent Size Bulk and Scale. The concept of bifurcating the development with
a paseo and other features address this policy / guideline. Note the setbacks from the
street edge, the placita, and of course the pedestrian Paseo. The Urban Design Guidelines
emphasize paseos and Placitas. Please see the reference illustration in section 4 of the
Guidelines on page 47 , and the projects proposed commercial porch , placita along Santa
Barbara Street.
11. The changes to the project contribute to the goal of making this a quality AUD project at an
important downtown location.
12. An arborist report and tree preservation plan is now provided.
13. The project design has been revised to incorporate more variation in roof types and balcony
types. The symmetry that was in the 2 roof forms flanking the paseo has been revised. One
is now a hip roof , the other a gable.
14. The north elevation is very consistent with the previous submitted drawing.
15. The corner of the proposed structure at De la Guerra and Santa Barbara Street is
significantly setback from the sidewalk. The mass has been softened and refined with the
use of plastered adobe [ respectful of the Historic Museum, which has adobe exterior walls,
at the southwest corner of De la Guerra and Santa Barbara across the intersection from this
proposal ]
16. The outline of the subterranean garage structure is indicated on the drawings.
17. We request that the HLC also make the October 8 2016 PC minutes part of the record.
Jan R. Hochhauser
Hochhauser Blatter Architecture and Planning
122 East Arrellaga Street
Santa Barbara, California 93101
Tele: 805 962 2746 ext.102
Fax: 805 962 4984

