II. C.

City of Santa Barbara

California

STAFF HEARING OFFICER
STAFF REPORT

REPORT DATE: July 27, 2016
AGENDA DATE: August 3, 2016
PROJECT ADDRESS: 1630 Mira Vista Avenue (MST2016-00106)

T0O:

Susan Reardon, Senior Planner, Staff Hearing Officer

FROM: Planning Division, (805) 564-5470

II.

Danny Kato, Senior Planner
Jessica W. Grant, Project Planner

PROJECT DESCRIPTION

The 13,924 square-foot site is currently developed with a 2,636 square foot single family
residence, which is accessed off a private road, Mira Vista Avenue, located in the City’s Rivera
neighborhood. The proposed project involves demolishing the existing 544 square foot two-car
garage and storage area, and construct a new 565 square foot master suite in their place. The
proposal includes a new 447 square foot two-car garage and 122 square foot storage, stair, and
elevator area to be located below the new master suite and to be made accessible with newly
graded driveway. The proposed total of 3,486 square feet (of which 50% of the partial basement
garage is receiving a 50% FAR credit) on a 13,924 square foot lot is 82% of the required
maximum floor-to-lot area ratio (FAR). The proposal includes new site work, walls, steps, and a
deck expansion in the front yard. An Administrative Height Exception is requested to allow a
wall that exceeds 3 1/2 feet in height to be located within 10 ft. of the front property line.

The discretionary land use applications required for this project are:

1. An Interior Setback Modification to allow the new garage and master suite above it to
encroach into the required ten-foot interior setback on the west side of the property
(SBMC §28.15.060 and 28.92.110); and

2. A Front Setback Modification to allow a deck to exceed ten inches in height to encroach
into the required thirty-foot front setback (SBMC §28.15.060 and 28.92.110).

Date Application Accepted: July 8, 2016 Date Action Required: September 6, 2016

RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to conditions.
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1. SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION
Applicant: Trish Allen, Senior Planner Property Owner: Barbara Jo Thurman
Parcel Number: 019-090-013 Lot Area: 16,117 square feet (gross)
13,094 square feet (net)
General Plan: ~ Low Density Residential . i i i .
. . Z : E-1 le Family R tial
(3 dwelling units per acre) oning Single Family Residentia
Existing Use:  Single Family Residential Topography: Hillside (22%)

Adjacent Land Uses:
North: Mission Ridge Road
East:  Single Family Residence (one-story)
South: Mira Vista Avenue (private road) and Single Family Residence (one-story)
West:  Single Family Residence (two-story)

B. PROJECT STATISTICS
Existing (net) Proposed (net)
Living Area 2,636 sq.ft. +565 addition = 3,201 sq.ft.
. 447 sq.ft. + 26 sq.ft. of
Garage 544 sq.ft. (to be demolished) trashistorage area
C. LoT AREA COVERAGE
Existing:

Building: 3,275 sq.ft. 24% Hardscape: 3,946 sq.ft. 28% Landscape: 6,703 sq.ft. 48%

Proposed:
Building: 3,294 sq.ft. 24% Hardscape: 6,573sq.ft. 47% Landscape: 4.057sq.ft. 29%
D. FLOOR-AREA RATIO (FAR)

Max. Allowed FAR: 4,241 sq.ft.
Proposed FAR: 3,486 sg.ft. = 82% of Max. Allowed FAR

IV. DISCUSSION

The first Modification request is to allow the new garage and master suite above it to encroach
into the required ten-foot interior setback. Currently the garage already encroaches into the
interior yard setback. The owner would like to keep the garage’s footprint, but lower it and put a

Figure 1: Vicinity Map with topography
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master suite addition above it. The benefit to lowering the garage is to have a driveway slope of
7.5 percent, compared to its current slope of 23 percent. The windows along the interior yard
setback would be reduced to two small windows to vent the proposed master suite’s bathroom.
The new master bedroom roofline would be the same elevation as the existing garage, but with a
gable type roof instead of a hip roof. Planning Staff supports the modification because it is not a
significant change to what has existed since 1949, and is an appropriate improvement on the lot
and would result in a negligible impact to the neighbors because there is only one small bathroom
window on the portion that encroaches into the setback.

The second Modification request is required to allow the expansion of a deck/patio to exceed ten-
inches in height within the required thirty-foot front setback. The pool and surrounding deck has
been there since 1975. The expansion of the deck provides a level useable yard area that is
constrained by topography. The deck/patio would not further impact the adjacent downhill
neighbors and the expansion would not affect the openness of the private street. Staff is
supportive of the modification.

The project was reviewed by the Single Family Design Board (SFDB) on May 2, 2016 (Exhibit
C: SFDB Minutes) and was continued indefinitely to Staff Hearing Officer. Overall the SFDB is
supportive of the project and the interior yard setback modification. While the deck/patio were
reviewed by the SFDB, the SFDB did not comment on the modification since it was not known
whether the modification was necessary. Staff later confirmed the modification was necessary
since the height of the proposed deck/patio is measured from natural grade versus the proposed
grade.

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds that the Modification to allow the new garage and master
bedroom to encroach into the interior yard setback is consistent with the purposes and intent of
the Zoning Ordinance and is an appropriate improvement to the lot because the proposed
development is in the same footprint and the same height as the existing development, and it
allows for the driveway to be reconstructed to a much more functional slope. There is only one
small window for the bathroom in the setback area, resulting in a minimal impact to the
neighbors.

The Staff Hearing Officer finds that the Modification to allow the deck to exceed ten inches in
height within the front setback is consistent with the purposes and intent of the Zoning Ordinance
and secures an appropriate improvement on the lot because it allows for a more usable yard area
that is currently constrained by topography, and it will not affect the visual openness from the

Said approval is subject to the following conditions:

1. Prior to Design Approval, the applicant/owner shall submit a hydrology/storm water
report demonstrating how this Tier 3 Storm Water Management Program (SWMP)
project meets the City’s storm water requirements for water quality treatment.
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2. Prior to issuance of a Building Permit, the applicant/owner shall apply for an
Administrative Height Exception to allow a wall that exceeds 3 1/2 feet in height to be
located within 10 ft. of the front property line.
Exhibits:
A. Site Plan

B. Applicant's letter, dated July 15, 2016
C. SFDB Minutes dated May 2, 2016

Contact/Case Planner: Jessica W. Grant, Project Planner
(JGrant@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101

Phone: (805) 564-5470 x4550
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Tree Disposition Legend

# Botanical Name / Common Name and Description Status

To be transplanted
(pending approval
from City of Santa

1 Archontophoenix cunninghamiana / King Palm Barbara Parks
Department). See
proposed plan for new

locations.

2 Nerium oleander / Oleander (hedge) ng?i:sr;l?:;ﬁnue? to
3 Eﬁs;c:]r:jge?ixed hedge: Pittosporum undulatum, Callistemon species, and Nerium Protect in place.

4 Syzygium paniculatum / Eugenia (hedge). Protect in place.

5 Pittosporum undulatum / Victorian Box Protect in place.

6 Ceratonia siliqua / Carob To remain in place.

7 Washingtonia robusta / Mexican Fan Palm (double trunk). To be removed.

8 Magnolia grandiflora / Southern Magnolia To remain in place.
9 Quercus agrifolia / Coast Live Oak To remain in place.

Tree Disposition Notes:

1. All work within the driplines of existing trees shall by hand and be performed only as approved or directed by the Landscape Architect
or Project Arborist.

2. All roots encountered during trenching operations shall be cleanly cut. Trenches for all curbs and walls adjacent to trees shall be back
filled with porous topsoil from onsite.

3. Where walls or curbs are to be built within six feet of the trunk of any tree, a root control barrier (Deep Root or equal) shall be placed
between the tree and the wall or curb. Barrier shall extend from ground surface to bottom of new structure.

4, Any curb or wall adjacent to a tree shall be built with footings directed outward from the tree to avoid damaging roots. Where
feasible, footings shall be bridged over the root zone.

5. The contractor shall ensure that all trees adjacent to construction areas shall be fenced with a six foot high chain link fence at the
outside edge of the dripline of the tree plus six feet beyond or as designated by the Project Arborist. Fence support posts shall be
installed at a maximum spacing of eight feet. All construction related activities shall be prohibited within these fenced areas. The
construction contractor shall place durable signs stating "Tree Protection Area" at 15 foot intervals on the fence. Fencing and signs
shall remain in place throughout all grading and construction activities.

6. Where construction is to occur within the dripline of a tree, the fence shall be erected no further than five feet from the edge of the
work.
7. At locations where fence does not surround trees, the fence must extend at least ten feet beyond the dripline, and a sign shall be

securely attached at each end of the fence, stating "No construction or storage of any kind beyond fence" in both English and Spanish
("No se permite construcion o' almacenace de qualquiera tipo mas de este surco"). Signs shall be at least two square feet in area.

8. The construction contractor shall designate a landscape maintenance monitor to work with the Project Arborist or Landscape
Architect to ensure that all protected trees and plants within the construction site are properly irrigated and maintained for the
duration of construction activities.

10. The Project Arborist or Landscape Architect shall be present during the course of any pruning cutting, grading, or excavation near
protected trees. Pruning of trees shall be performed only under the direction of the Project Arborist.

11. No construction materials, debris, soil, rock, or excavated material shall be stored within the root protection zone (six feet outside of
the dripline or outer perimeter of leaf canopy).

12. No chemicals or herbicides may be applied within fifty feet of any tree without approval of the Landscape Architect or Project
Arborist.

13. Parking and /or vehicular traffic shall not be permitted within six feet of the outside edge of the dripline. No construction equipment,
vehicles, or materials shall be stored within 6 feet of any tree dripline.

14. Trees shall be watered thoroughly prior to beginning of construction and the root protection zone covered with a two-inch layer of
chipped bark mulch. Mulch may not be piled against any trees.

15. If access is required over the root zone of any tree, the root zone shall be protected with a six-inch layer of mulch and covered with a
double layer of three-fourths inch plywood overlapped at the seams. Where vertical excavations expose roots, the exposed face of
the trench shall be covered with burlap and kept continuously damp to limit desiccation of the root zone. Exposed roots shall be
covered with temporary earth fill or packed with moistened peat moss and wrapped with burlap. Exposed roots shall not be allowed
to dry out before permanent backfill is placed. Exposed roots shall be shaded from direct sunlight and watered and maintained in a
moistened condition until permanent backfill is placed.

16. Root systems of trees, shrubs, and groundcovers shall be protected from damage due to spillage or application of chemical compound
such as paints, finishes, or stucco.

17. Root systems shall be protected from flooding, erosion, or excessive wetting resulting from any construction operations.

18.  Within the tree dripline, roots shall be excavated by hand using narrow-tined spading forks to carefully comb the soil. Roots beyond
the tree dripline can be cut by hand or with a diamond blade machine saw (roots may not be cut with a backhoe, loader, excavator,
or standard trencher). Branches and roots shall only be cut with sharp, sterile instruments designed for the purpose. Roots shall not
be broken, pulled, or chopped, and roots larger than two inches in diameter shall not be cut. If cutting of roots cannot be avoided,
roots shall be severed approximately three inches back from new construction. Where large lateral roots are encountered, they shall
be exposed beyond the limits of excavation and bent into backfill areas wherever possible. Mechanical excavation for leveling the
ground surface near existing trees prior to paving shall not be permitted.

19. Excavation within the dripline of trees shall only occur where necessary to complete the requirements of the project.

20.  All plant parts (including the root zone) shall be protected from dumping of refuse, concrete paint, or plaster washout or chemically
injurious materials or liquids. Continuous puddling or running water shall be prevented within driplines of all trees and plants.

21. Any alteration of grades shall result in positive drainage away from affected trees.

22. Dust and dirt shall be washed off all trees within fifty feet of the construction area at four-week intervals, May through October, and
at the end of the construction period. Washing shall occur in the morning to allow the tree to dry during the day.

24.  The contractor assumes responsibility for all existing trees shown on this plan. Any tree removed or irreparably damaged during
construction must be replaced with a tree of like species and size. If a tree of matching size is not available, or cannot be installed
because of site constraints, the largest feasible size shall be planted, and the contractor shall reimburse the owner the difference
between the value of the original tree and the replacement. The value of the original tree shall be appraised in accordance with tree
appraisal guidelines adopted by the International Society of Arboriculture. The appraisal shall be prepared by an ISA-certified
arborist.

25. Protective fencing may not be removed without the approval of the Project Arborist or Landscape Architect.
26. All replacement trees shall be guaranteed by the contractor for a period of one year after installation.
DEFINITIONS:

Canopy - the area of ground within the drip line of the tree.

Daylight line - the point at which new grading meets existing grade.
Dripline - the outer edge of a tree's branching and foliage.

Demolition notes:

Dispose of all removals off site.
Remove low voltage lighting fixtures and direct burial wire in areas of new work. Preserve existing landscape light fixtures where feasible.

Protect existing site furnishings including but not limited to: all boulders, irrigation valves, boxes, hose bibs, wiring, and electrical junction
boxes.

Any irrigation lines interrupted by construction are to be capped near the edge of construction. Reroute lines as required to maintain
irrigation to all planting areas throughout.

Contractor takes sole responsibility for any cost incurred due to damage and replacement of underground utilities or existing site
improvements in the areas of new construction depicted on the drawings.

Stockpile boulders and stone where they will not interfere with new construction. If driveway is used as a staging area, protect existing
driveway surface with plywood.

THIS IS A COPYRIGHTED DOCUMENT AND MAY NOT BE REPRODUCED IN PART OR WHOLE WITHOUT WRITTEN PERMISSION OF ERIN O CARROLL, LANDSCAPE ARCHITECT COPYRIGHT 2016
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Existing Area Calculations Proposed Area Calculations Legend
Description Area (SF) Description Area (SF) "‘ # Description 23 (N) Terra cota pots with succulent plantings, typ.
Fire Zone #3: 50'-70' / (N) Permeable surface driveway: sandstone cobbles or " ki ke cit :
On Site Hardscape and Building (non-permeable): On Site Hardscape and Building (non-permeable): Fire Zone #2: 30'-50" From Structure 1 unit pavers. 24 Add 18" high brick sitting bench to match (e} fireplace
one #2: 30'-50 . Replace (E) pool and spa coping with (N) coping to
Existing building footprint 3,275 Building footprint 3,294 From Structure 2 (N) Stamped concrete or flagstone paving 25 match adjacent paving. Replace (E) waterline tile and
; (non-permeable). spillover tile with (N) tile. Replaster (E) pool and spa.
Existing tile surfaces 51 Tile surfaces 466 (N) Full height stone, flagstone, or stamped concrete (E) Stem wall at (e) pool deck edge to remain (portion of
- | 2 3 (non-permeable) entry steps with handrails on both 26 wall may be removed) and be paved over.
Existing concrete surfaces 1,430 Stone or stamped concrete paving 2,327 Ve sides. :
| o 4 () Sandstone retaining wall to remain 27 (N) Low hedge surrounding gravel courtyard.
Stone surfaces 464 Existing and new walls 533 | g ' 28 Not used.
(N) sandstone retaining wall to blend with and match . . . .
Existing walls 370 Existing pool 545 5 (e). 29 (N) Raised planting beds, 10" max. height, planted with
cut flowers or vegetables.
(N) sandstone retaining wall to blend with and match (e) . g i
Existing pool 545 Existing utility covers 5 6 (5' min. height to function as pool fence). Relocate 4 (E) King Palms (Archontophoenix
| i . o 30 cunninghamiana) at front yard slope and relocate near ~ 4
Existing utility covers 10 Subtotal: 7,170 7 Note: tra_sh a|:1d recy::le bins will be stored inside garage. house. - -
| . See Architect's drawings. : : erinocarroll
o . _ SR - . . 31 (E) Eugenia hedge to remain. .
Existing AC Driveway 1,076 - i / e Byl 8 (N) Wood and wire property line / pool enclosure fence, Trim back () lanti | " vl |and Scape arChlteCt
On Site Landscaping and Hardscape (permeable): o ot Rpn st (i /5 5' min. height. rim bac screen plantings along east property line )
Subtotal: 7.221 ping pe (p ) : ot Lo I / /—/ S, agrifolia , g. - o 32 as required to install (N) hardscape and augment with 1805 W‘ESt Ee La GueréaL‘Street sg}'sf
Planting 4,057 e ? e ~41p. I'III" / L = " ‘%f > {N) DEEOrAtive wrouBlit iran gate, 5-heleht. (N) screen hedge as required. ngtgsclaéo?fgawww erinocarroll.com
' Row | (_-_.C-{' { desiag / 1 [e:(irafém i S [ % 10 (N) Wood and wire gate, 5' height. 33 All (E) landscaping in Mission Ridge ROW to remain.
On Site Landscaping (permeable): Gravel paving 1,897 b l I s 4 ol L _, (N) CMU retaining stemwall with stone veneer to match
’/( Prigers e SR If e f L ) 11 adjacent sandstone retaining walls. Maximum vertical
Planting 6,703 Uncovered driveway paving 542 A — _ und st i g Gl - ek ,u"ll i 5 ° {‘] drop between top of paving at stemwall and adjacent
Subtotal s (permeable cobbles or pavers) 4 PR ( ~~—___wiola . . J planting area is 29-1/2".
ubtotal: M ) undulatum F mn T — - - 5 I.'I / \\\'; ) . o N .
Stone stepping stones with planted joints 258 Kf/ | g : = \K o S 1\ @ dueras | 2 b /__/: / 12 (N) Saltillo (or similar) tile patio (non-permeable).
e L agrifolia | \\ M — . . N
Y e N =) ﬁ{( o ey i q e 13 (N) Saltillo (or similar}) tile steps (non-permeable).
Off Site Landscaping (permeable): Subtotal: 6,754 ‘\: ("’ R / j 14 (N) Decorative concrete tile "carpet" such as Granada
Planting within Mission Ridge Road ROW 3,066 L e lor'similar} (non:permeable).
Off Site Landscaping (permeable): ( 15 (N) Pool and spa equipment to be replaced and
Planting within Mira Vista Road easement 51 '-1 relocated underground. .
Subtomal s Planting within Mission Ridge Road ROW 3,066 3 s . 16 (N) Decorative colored gravel paving (permeable). Some‘llanc’f Staiement
ubtotal: ,117 5 R . .
Planting within Mira Vista Road easement 51 f {" +/-7'-4" High— i 17 (N) Sandstone header edging (flush with gravel). Low-Water Using Landscape Design
( (e) wall. ] 18 (E) Buttresses on (E) retaining wall to remain. Mandatory Measures: Sheet #
Off Site Hardscape (non-permeable): Subtotal: 3,117 | 19 (N) Mailbox (Show calculations of required areas on referenced sheets.)
AC Paving (Mira Vista Road) 1,872 gl 20 (E) retaining wall to remain. Provide (n) plaster or Approved low water species specified for lawn area. N.A.
Off Site Hardscape (non-permeable): i 4 stucco finish to match house on this wall.
Wall Along Mira Vista Road 114 > + (F?'-:SQB.SZ} ___[ ok oTi ”n (N) Flagstone stepping stones (or recycle and re-use (e) No turf in parkways, medians or other area with any N.A.
AC Paving (Mira Vista Road) 1,872 . stones). dimension of <8 feet.
B 1,558 'i N) Low bowl pot planted with succulent plantings (10"
| | Wall Along Mira Vista Road 114 If o) Sitosporum j 22 l{'na)x ﬂ‘;g&‘i" pot planted with succulent plantings ( No turf on >20% slope. NA.
Grand Total 19,027 l \ R y :
, 7
Subtotal: 1,986 (¢ 4 For residential, mixed-use and institutional projects, 80% or > of L1.2
{ P the landscape area water wise plants.
|Grand Total 19,027 | ( #
( . .
__ e For commercial, 100% of landscape are water wise plants. N.A.
Preliminary Storm Water Management Notes: . L]
'il Prelimina ry Plant List For residential, <20% of landscape area in lawn or high-water L1.2 D
The project is subject to Tier Il Storm Water Requirements. The project will result in no net increase 40p.0 Botanical Name Common Name Size use plants.
of impermeable surfaces thereby eliminating the requirement to capture and detain storm water. 3 'I}' 5 Z
Trees: Three inches of mulch specified as required. TBD
The project will incorporate a variety of best management practices and infiltration methods to treat | | |
storm water prior to entering the storm water system including the following: \ Aloe barberae Tree Aloe 24" Box _Areas_of sprir_1k|er coverage _avoids‘ overspray and runoff, TBD > ™
5 fd y d/ : \ Archontophoenix C. King Palm Existing to be |nCIUFi|ng Ogtln:ll;lmI:llfctrlbutloi'lkumformlc}y, head‘t0£head S
irect roof downspouts to vegetated areas and/or planters. transplanted. spacing and setbacks from walkways and pavement. <
) ) ) ) ) ) Citrus species TDB (dwarf species only) 24" Box i . e ™M
Rain gardens and vegetated swales to achieve biofiltration and infiltration. Dracaena draco Dragon Tree 36" Box Sprinklers have matched precipitation rates within each TBD : (@)
Maximize areas of permeable materials to achieve infiltration Quercus agtiolla Constthwe Osk a4 Bex valve and cireut <f
~ i {;ﬁg'sﬂ HoWSa forsteriana e Feim gy Valves separated for individual hydrozones based on plant TBD I O
s . . . . . . . . Olea europaea Olive Field Grown ’
S Sufficient storm water retention and percolation will be provided on site to retain the storm water Specimens water needs and sun/shade requirements. m ('U‘
o« volume of a 24 hour storm. PR —
o 5'-0" High—. o . . —
- . . Weather based irrigation controller with a rain shutoff sensor L1.2 > (O
— .
o~ Preliminary |rrigati0n Notes: min- fenge. (E) Residence Shrubs, Perennials and Groundcover: for the entire irrigation system if including an automatic _8
IS Irrigation system shall comply with all requirements of City of Santa Barbara Standards for +(399.85) Aeonium specles Saucer Plant 1Gal irrigation system. < —
g low water using landscape design. Seas ' _ / Agave species Century Plant 5 Gal Areas less than 8' wide irrigated only with bubblers, rotating L1.2 m o8
N . PR 17 395 78 TW FFE k) @i TN Aloe species Aloe - 1Gal nozzles on pop-up bodies, subsurface, or drip irrigation. (C
@ All new plantings will be irrigated. E‘_ ' S— e AP P A e = CRAL NEREL ) / Arctostaphylos 'John Dourley' John Dourley Manzanita 1 Gal — -IE
® ) N < 389.28FS+ e i A=K ' R | 7 SIS U Carex species Sedge 1 Gal i S 2
g All valves shall be separated by sun/ shade requirements, plant type, and water needs. Tt T s T —F W Carissa 'Tuttle' Natal Plum 5 Gal Drip/low volume irrigation system on >25% of landscape area. L1.2 g
o . et . . . 56 highwalle = U Ceanothus 'Anchor Bay' Anchor Bay Ceanothus 1 Gal Check valves at low end of irrigation lines to prevent L1.2
w All shrubs and groundcover shall be irrigated with drip irrigation. Dripline may be inline emitter Cereus species Cereus Cactus 15 Gal ted draining of irrigation i
- hed emitters (K _ : _ € . . unwanted draining of irrigation lines. O
§ ‘ypeorpunche : | NSO ) IE‘ i - B T NSRS St 33 55 AR . = Cistanthe 'Jazz Time Rock Purslane 1 Gal
& : . . . (395.29) " \ A @ “E BNV Ren P SERINEN A\ RNERTIS Uk, S0, oy i el e ; —\ ) Ny - Crassula 'Blue Bird' Blue Jade 1Gal Pressure regulators, unless Public Works Director TBD o)
a  Turf(if any) will be irrigated with low volume Hunter MP Rotator nozzles. FG ?]l N B 77 S |82 N DY bl R - o : | (e Cycas revoluta Sago Palm 15 Gal determination one is not necessa
9 NS ) _ ry. o)
o _ o ) o 6'-6" n.vl |, 395,00 TW . Dymondia margaretae Silver Carpet Flats
8 New trees will be irrigated with bubblers or drip irrigation on seperate valve(s) from shrubs and High wall T a1 . g _- //—5_-0 _ Bougainvillea 'San Diego Red' Red Bougainvillea 5 Gal Grading encourages water retention and infiltration by preserving  TBD ‘_l
2 groundcover. & e 5'-0" High walls —— ™ If-hgh min- Dianella species Tasman Flax Lily 1Gal open space and creating depressed area / swales.
= N i NI - 1 ence. Echeveria species Hen and Chicks 1Gal
i i is P L 389 S ‘§ L PTY T [
"% Install all valves in plastic valve boxes where they can be screened by plants. Ee AR 8 R G, | E_ ! Euony;mils j. 'Microphyllus on_:_jeaf Euonymus ifgl | Grading mimics natural, pre-development hydrologic flow paths TBD
52 ' 392,71 TW— e ncephalartos species ca a intai H i i
& Irrigation system will be installed in accordance with manufacturer's specifications and 2 s e L@;&gj FS Ficuspcarica (ESpF;lier} Eu\:’l(ible Fig 5 Gal and maintains and/or increases the width of flow paths in order
& ocal codes §3 +/-5'-9"Hi oA e . ce P : to decrease flow rates. D
= ' - Mt & B Olea 'Little Ollie Dwarf Olive 5 Gal Z
A o . . . i Kniphofia species Torch Lily 1Gal | state that | am familiar with the Landscape Design Standards for
E :'tl:: E{fg;?;ﬁg:d under paving, through walls or footings must be placed inside schedule Lampranthus aureus Fantfan Orange Iceplant 1 Gal Water Conservation as most recently adopted by the Santa Barbara City q
= g , ) . Lavandula angustifolia English Lavender 1Gal Council and that the landscape design for this project complies with
S irricati I . hall be adiusted ' o Sight distance triangle, typ. \ 3'-6" Max. Lomandra species Mat Rush 1Gal those standards. Z
£ ;;leg;tlcr:: cg:;c;o ::;::Jrlfrzszss all be adjusted to not allow any irrigation water 10' back from properFy line High walls. o U 7N e e A (E) Pool ~ Laurus nobilis Sweet Bay 15 Gal Z
2 pray p . I;:Ind IZO Ovetrtfrom dr:eg\:vg}r. \ ase.83rsy SN\ N\ NV VG a7 "y ‘; - Lippia nodiflora Kurapia Plugs It is my understanding that verification of compliance will be necessary < <
= : - 0 element o exceed 3 - 33 TWA HONLZ N A\ 5 2 : 1 Lotus maculata Gold Flash 1Gal final building inspection. | shall inspect the completed installation —
= Under canopies of existing trees, excavate trenches by hand. : ; PP +390.33 ) ————See section A-A, upon g Insp . p p
é P . Y in height within this area. \ Sesal O / this sheet. Osmanthus fragrans Sweet Osmanthus 5 Gal and | will submit in writing that the installation substantially conforms to (al -
©  |rrigation controller used will be a Weathermatic SL 1600 with wireless weather sensor that ' S > L S pa Myoporum p. Putah (?reek Creeping Myoporum 1 Gal the approved plans. o
g will automatically adjust the duration of valve run times based on current weather conditions e == *-féga'?v ' Pittosporum ‘Golf Ball Golf Ball Kohuhu 5 Gal L Ll
3 y adq : — S A Rhamnus ‘Mound San Bruno' Dwarf Coffeeberry 5 Gal ERIN O CARROLL =
= . - i | Sedum species Stonecrop 1 Gal R o I
g_ )2 (386.00) Fs Senecio species Blue Chalk Sticks 1 Gal Signature Name (V) <
e High wall @ | #-___23._0,, | Woodwardia fimbriata Giant Chain Fern 1 Gal License #5221 Exp. Date 09/30/16 Q)
£ Iigh wa | Max, pe, Public Work (386.00)Fs W to 0 ’ >
£ City of Santa Barbara High Fire Hazard Area Landscape Requirements: St/ | mateh (¢) X o
E The final landscape design will meet the requirements for the Fire Department “Defensible Space Requirements”, per IE'_[ III "“3.'-__ < D
<, City Ordinance #5638, as outlined in Chapter 49 of the California Fire Code, 2013 Edition. | Z Z
g +/-2'-9" High wall — / —
5 All plantings along driveways and street access areas (on or adjacent to the property) are required to have vegetation planted or — +/- 2'-9" High wall _/ 5'-0" Min. 5'-0" Min. +/-8'-8" <
@ trimmedto provide a vertical clearance of 13 feet 6 inches and a 10 foot horizontal clearance. - T — 1 Landscape. Landscape. T New pool deck. ! —
: M — 5'-0" High wall min p p 2
o —_— |_ o - “-—-._fl / —
:% All landscape plant species must be fire resistant per City of Santa Barbara Fire Department. The final plant list shall not include any unacceptable , R A - — 5'-6" High wall max., < —
: Plant Species planted within 150 feet of any structure, unless listed otherwise. - - — @/ EI / - 35, ,- // S Ll
5 5= % / & oc
@ Santa Barbara City Fire Department shall review and approve the final landscape plan. 925 Chapala Street (805) 564-5702. | l/ R ‘1 P T A/ - = Ve Al oy
S I / ~—_ 294" High <2 7 =
: : . : : . : e % & / Existing
o Slopes over 30% are at increased risk from wildfire, therefore the Fire Department may require additional vegetation madification for a total ~ o wall max. ’E“ ‘E 95 f |
§ distance of 150-300 feet from any structure. /4 \ Note: pool enclosure / —/ %, 5@% RIS /Fill Pool
ﬁ ZONE 1 (0— 30 feet) — ~— barrier is indicated as a 40724, Q= 5
i) —_ Fo _ N
s red dashed line. 7000 ok
& This area is closest to a structure. It provides the best protection against the high radiant heat that result during a wildfire. Plants should be low | 4 \ T o, i Tie
& growing, irrigated plants. Focus should be on ground covers not more than 12 inches in height or succulents. Use non-flammable materials for | ~ — -e,{% [
p . ~ ., ~© / = ||
—= paths, patios, and mulch. Trees should not be planted closer than 15 feet from a structure. £93 E “ === =1 D |
5 S 2w T ] ate/ Issue
O ZONE 2 (30 - 50 feet) 5T E RN _
£ Maintain a reasonably open character in this area. Plant low growing ground covers and succulents resistant to fire. Shrubs up to 3 feet can be in O g 38 —ee®
S planted but should have at least 18 feet spacing between other shrubs or other trees. Shrubs can be planted in clusters not more than 10 feet in = V. | —1 2016.07.12
! Cut i
£ diameter, but should have at least 18 feet between clusters. Do not plant shrubs underneath canopy of trees. Trees should be spaced at least 30 | N <
= feet apart to prevent crowns from touching once fully grown. N N ""Grade
= —%rop0>® Sheet 2 of 2
& ZONE 3 (50 - 70 feet) T Y,
£ This area should have native and Mediterranean plantings that require irrigation and should not be higher than 4 to 6 feet. Shrubs should be spaced 3 E’—\ e
L atleast 18 feet away from each other. Shrubs can be planted in clusters not more than 10 feet in diameter, but should have at least 18 feet between n = \ g
E clusters. Trees should be spaced at least 30 feet apart to prevent crowns from touching once fully grown. Q;,;q':- o N =
= o o
o 3 -2
% ZONE 4 (70 — 150 feet) = J;
is zone is furthest from the structure. Plantings once established need no irrigation. There is no limit to height. Shrubs planted in this area should have .
E  Thi is furthest from th Planti blished need no irrigation. There is no limit to height. Shrubs planted in thi hould h Mira Vista Ave
fn 18 feet spacing or be planted in clusters with at least 18 feet spacing. Trees can be planted in groups or with individual spacing at least 30 feet from other — | , Scale:
c ftrees. .
£ 1 [ "=10" L 1 2
: SECTION A-A 1/4"=1-0 '
S SLOPES>30% 0 2 4 8
If additional vegetation modification is required on slopes over 30% vegetation should be reduced through thinning of existing plants, pruning,
removal of dead material, and removal of fire ladders (Fire ladders exist if a fire’s flames can spread from the ground into shrubs and trees up to a house).
THIS IS A COPYRIGHTED DOCUMENT AND MAY NOT BE REPRODUCED IN PART OR WHOLE WITHOUT WRITTEN PERMISSION OF ERIN O CARROLL, LANDSCAPE ARCHITECT COPYRIGHT 2016
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PLANNING & PERMITTING
SERVICES, INC.

15 July 2016

Staff Hearing Officer

c/o Jessica Grant, Project Planner

Planning Division, Community Development
City of Santa Barbara

630 Garden St.

Santa Barbara, CA 93101

RE: 1630 Mira Vista Avenue (APN 019-090-013) - MST2016-00106
Project Description/Applicant Letter

Dear Staff Hearing Officer

On behalf of the property owner, Barbara Jo Thurman, we are pleased to submit this
Applicant/Project Description letter as part of the project our Zoning Modification
request submittal materials.

l. General Site Information

The subject property is located at 1630 Mira Vista Avenue, a private road that terminates
into the west side and lower portion of Franceschi Park. The property is zoned E-1 Single
Family Residential with a General Plan Land Use Designhation of Suburban Residential (5
d.u./acre). The property is bound on the north by Mission Ridge Road and on the south
by Mira Vista Avenue. The gross lot area is approximately 19,027 square feet with a net
lot area of 13,924 square feet; this difference between gross and net lot area is a result of
a public street right of way along Mission Ridge Road. Itis developed with a single story,
approximate 3,180 square foot single family residence and an attached two car garage
with a storage area.

Il. Project Description

The project includes removal of the existing garage/storage area, reconfiguration of the
existing driveway at a reduced slope from 23% to 7.5%), construction of a new two-car
garage with a proposed 565 square foot master bedroom suite above. The existing
garage and a portion of the residence are non-conforming with respect to the west
property line interior setback and encroach 2 (two) feet into the 10-foot interior yard
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setback. Other proposed improvements include new site work, landscaping, walls, steps
and an expansion of the existing pool deck located in the front yard. The pool deck
expansion will require a zoning modification as the grade difference between the pool
deck level and the grade below exceeds 10”.

Please refer to the lot coverage and site data that is reproduced on the cover sheet of
the project plans which summarizes the existing and proposed floor areas.

Single Family Design Board

The project concept plans were presented to the Single Family Designh Board (SFDB) on
May 2, 2016. The SFDB forwarded the project to the Staff Hearing Officer making positive
aesthetic comments regarding the requested interior yard zoning modification in
addition to overall positive comments regarding the proposed project indicating that the
project would be a significant improvement as compared to the existing conditions.

Zoning Modifications & Justifications

The existing residence and garage is considered legal non-conforming as the structure
encroaches into the current required 10-foot interior yard setback. At the time the
residence was constructed, the interior yard setback was likely 6 feet. When the City
carried out down-zoning in 1975, the property became non-conforming. The project
proposes a significant improvement by reconfiguring the driveway to reduce the slope,
access a new garage at a lower elevation and construct a master bedroom above the
new garage. Because the existing grade will be lower in elevation, the new master
bedroom roofline will be at the same elevation as the existing garage but with a gable
type roof.

The second zoning modification request involves the pool deck expansion. The existing
pool and pool deck are currently located in the front yard of the property. In order to
increase the pool deck area for greater functionality, a new retaining wall will be
needed, and due to the existing topography, the grade difference between the pool
deck elevation and the grade below will exceed 10” necessitating a zoning modification
for the expanded deck to be allowed in the front yard setback.

Justifications to support the requested zoning modifications are summarized below:

1. The driveway access will be much improved by reducing the slope from 23% to
7.5%.

2. The proposed improvements will be carried out in the same footprint as the
existing residence.

3. The existing property configuration is non-conforming with respect to the west
interior yard setback; the project proposes to maintain the same extent of
encroachment.

EXHIBIT B



1630 Mira Vista Avenue — MST2016-00106
SHO - Project Description/Applicant Letter
15 July 2016

Page 3 of 3

4. The proposed west elevation master bedroom window will be smaller than the
existing garage windows in the same location to minimize potential impacts to
the adjacent property.

5. The property is constrained by the substantial right-of-way on Mission Ridge

Road.

The pool deck expansion is minimal and technical in nature.

7. The proposed zoning modifications were aesthetically supported by the Single
Family Design Board.

o

In conclusion, we believe that the requested zoning modification that maintains an
existing encroachment is minor in nature and further justified for the reasons stated
above. On behalf of the property owner, we thank you for the consideration of the
proposed project.

Sincerely,

SUZANNE ELLEDGE
PLANNING & PERMITTING SERVICES, INC.

Taat h—

Trish Allen, AICP
Senior Planner
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SINGLE FAMILY DESIGN BOARD MINUTES Monday, May 2, 2016 Page 7
CONCEPT REVIEW - NEW ITEM: PUBLIC HEARING

6. 1630 MIRA VISTA AVE E-1 Zone
6:30 Assessor’s Parcel Number:  019-090-013
Application Number: MST2016-00106
Owner: Barbara Thurman
Architect: Tom Smith

(Proposal to demolish the existing 544 square foot two-car garage and 47 square feet of a stairway area,
and construct a new 565 square foot master suite in their place at an existing 3,180 square foot single-
family residence. The proposal includes a new 447 square foot two-car garage and 122 square foot storage,
stair, and elevator area to be located below the new master suite and to be made accessible with newly
graded driveway. Also included is a 108 square foot kitchen addition at the rear of the main floor. The
proposed total of 3,831 square feet [of which 50% of the partial basement garage is receiving a 50% FAR
credit] on a 13,094 square foot lot is 86% of the required maximum floor-to-lot area ratio [FAR]. The
proposal includes new site work, walls, steps, and an at-grade deck in the front yard. The project includes
Staff Hearing Officer review for a zoning modification to allow the new garage and master suite above it
to encroach into the interior setback.)

(Comments only; project requires Environmental Assessment and Staff Hearing Officer review for
requested a requested zoning modification.)

Actual time:  6:55 p.m.
Present: Tom Smith Architect; Erin Carroll, Landscape Architect and Trish Allen, Applicant.
Public comment opened at 7:07 p.m. As no one wished to speak, public comment was closed.

Motion: Continued indefinitely to Staff Hearing Officer for return to Full Board with the
following comments:
1) The Board appreciates the design of the new master suite and garage.
2) Study the bay window in the master bedroom and consider reducing the size.
3) The Board finds the relocation of the broad King Palm trees to be appropriate.
4) The Board is in support of the modification to allow the new garage, and the master
suite above it, to encroach into the interior setback.
Action: Woolery/Pierce, 5//0/0. Motion carried. (James and Miller absent).
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