
STAFF HEARING OFFICER 

STAFF REPORT 

REPORT DATE: July 27, 2016 

AGENDA DATE: August 3, 2016 

PROJECT ADDRESS: 1630 Mira Vista Avenue (MST2016-00106) 

TO: Susan Reardon, Senior Planner, Staff Hearing Officer 

FROM: Planning Division, (805) 564-5470 

Danny Kato, Senior Planner 

Jessica W. Grant, Project Planner 

I. 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 

II. RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to conditions.

II. C.
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III. SITE INFORMATION AND PROJECT STATISTICS
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 

(3 dwelling units per acre) 
Zoning: E-1 Single Family Residential

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) 

PROJECT STATISTICS 
Existing (net) Proposed (net) 

Living Area 2,636 sq.ft. +565 addition = 3,201 sq.ft.

Garage 544 sq.ft. (to be demolished) 447 sq.ft. + 26 sq.ft. of 
trash/storage area 

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% 

FLOOR-AREA RATIO (FAR) 
Max. Allowed FAR: 4,241 sq.ft. 
Proposed FAR: 3,486 sq.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. 

V. 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 
street.….  

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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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.   

I. 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 Designation 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.  It is developed with a single story,
approximate 3,180 square foot single family residence and an attached two car garage
with a storage area.

II. 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 

EXHIBIT B



1630 Mira Vista Avenue – MST2016-00106 
SHO - Project Description/Applicant Letter 
15 July 2016 
Page 2 of 3 

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 Design 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
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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.

6. The pool deck expansion is minimal and technical in nature.
7. The proposed zoning modifications were aesthetically supported by the Single

Family Design Board.

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. 

Trish Allen, AICP 
Senior Planner 

EXHIBIT B
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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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