II. A.
CONTINUED TO MAY 30, 2012 MEETING

STAFF HEARING OFFICER
STAFF REPORT

REPORT DATE:

May 9, 2012

AGENDA DATE:

May 16, 2012

PROJECT ADDRESS: 917 Paseo Ferrelo Road (MST2012-00145)
TO:

Susan Reardon, Senior Planner, Staff Hearing Officer

FROM:

Planning Division, (805) 564-5470
Renee Brooke, AICP, Senior Planner
Jo Anne La Conte, Assistant Planner

I.

PROJECT DESCRIPTION
The 10,500 square-foot site is currently developed with a two-story single family residence and
attached two-car garage. The proposed project involves increasing the size of a second-story
window to replace an existing second-story window and a new opening with a counter top and
barbeque in the wall associated with a previously approved second-story deck on the west side
of the property. The discretionary application required for this project is a Modification to
allow alterations to the residence within the required 10-foot interior setback (SBMC
§28.15.060).
Date Application Accepted: April 12, 2012

II.

Date Action Required: July 11, 2012

RECOMMENDATION
Staff recommends that the Staff Hearing Officer approve the project, subject to a condition.

III.

SITE INFORMATION AND PROJECT STATISTICS
A.

SITE INFORMATION

Applicant:
Parcel Number:
General Plan:
Existing Use:

Dan Weber
029-261-006
Low Density Residential
Single family residence

Property Owner:
Lot Area:
Zoning:
Topography:

Neil Dipaola
10,500 sq. ft
E-1
23% slope

Adjacent Land Uses:
North - Single family residence
South - Single family residence

East - Single family residence
West - Single family residence
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B.

PROJECT STATISTICS

Living Area
Garage
Accessory Space
IV.

Existing
2,301 sq. ft.
650 sq. ft.
N/A

Proposed
2,346 sq. ft.(MST2011-00049)
650 sq. ft.
N/A

BACKGROUND
A prior project (MST2011-00049) proposed for the property required Modifications to allow a
new garage and accessory space within the 30-foot front setback and new habitable space and
alterations to the residence in the required ten-foot interior setback. On May 18, 2011, the Staff
Hearing Officer (SHO) denied the modification request to allow the new garage and accessory
space within the required front setback and approved the request to allow alterations to the
residence in the required interior setback. The Staff Hearing Officer’s decision was appealed by
the applicant and on July 14, 2011, the Planning Commission (PC) upheld the Staff Hearing
Officer’s decision.
After the Planning Commission hearing, the applicant re-designed various elements of the
project and submitted a request to staff for a Substantial Conformance Determination (SCD).
On February 8, 2012, staff advised the applicant that some portions of the changed project
could be found in substantial conformance with the SHO and PC’s decisions. However, the
proposed enlarged dining room window and extension of the rear deck into the interior setback,
instead of the approved kitchen addition, could not be included in that administrative decision.
Thus, the applicant is now requesting approval of a new Modification to allow those
encroachments within the ten-foot interior setback, along the western property line.

V.

DISCUSSION
This revised project was reviewed by the Single Family Design Board (SFDB), on the Consent
agenda, on April 30, 2012. The SFDB found the proposed improvements aesthetically pleasing
and found no consistency issues with the Single Family Residence Guidelines, and continued
the project indefinitely to the SHO.
The proposed project involves replacing an existing 6’-0” wide by 3’-0” high window on the
upper story with a 13’-6” wide by 7’-6” high window on the west elevation, and to allow an
opening in the approved fin wall associated with the rear deck. Typically, staff would not
support such large openings in an upper story; however, due to the slope of the site, the finished
floor of the upper level ranges from only six to nine feet above adjacent grade, less than the
more typical nine to ten feet. Additionally, the abutting vacant property has extremely steep
slopes and provides very limited development potential, particularly in the area closest to the
subject residence. These unique circumstances provide the basis for staff’s support of the
enlarged window, as we do not believe there will be impacts to adjacent neighbors.
The fin wall was added to the western edge of the expanded deck as a result of the SCD, in
order to provide a substantially similar visual and physical separation from the interior property
line as the originally approved kitchen addition. The current proposal involves providing a 6’-
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0” wide by 7’-0” high opening in the wall and to incorporate a countertop and built-in barbecue
into the space. The purpose of requiring the fin wall as part of the SCD was to ensure that
active use of the second-story deck area was located outside of the ten-foot interior setback.
Staff could support an opening in the fin wall, with the condition that any active use of the deck
area be limited to the portion located outside the setback.
VI.

FINDINGS AND CONDITIONS
The Staff Hearing Officer finds that the portion of the Modification request for the enlarged
window is consistent with the purposes and intent of the Zoning Ordinance and is necessary to
secure an appropriate improvement on the lot. The proposed window is appropriate because the
upper story of the residence is set lower than most typical second stories and the abutting
property has limited development potential, particularly in the area nearest the subject property.
The Staff Hearing Officer finds that the portion of the Modification request for the opening in
the deck fin wall is consistent with the purposes and intent of the Zoning Ordinance and is
necessary to secure an appropriate improvement on the lot. As conditioned, the proposed wall
with opening would provide a similar buffer from the neighboring property as a traditional deck
with safety railing set back ten feet from the property line.
Said approval is subject to a condition that any active use areas of the upper story deck be
limited to the portion located outside the ten-foot interior setback. The deck area within the
interior setback shall be designed and constructed to provide a substantial physical barrier so
that it is neither accessible by foot nor provides area for storage of items not typically allowed
in setbacks (e.g. BBQs, fireplaces, sinks, fountains, showers).

Exhibits:
A.
B.
C.
D.

Site Plan (under separate cover)
Applicant's letter, dated April 12, 2012
SFDB Minutes dated April 30, 2012
Substantial Conformance Determination letter dated February 8, 2012
Contact/Case Planner: Jo Anne La Conte, Assistant Planner
(jlaconte@SantaBarbaraCA.gov)
630 Garden Street, Santa Barbara, CA 93101
Phone: (805) 564-5470 x3320

