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IV. BACKGROUND 

This project was initially reviewed by the Planning Commission on July 10, 2014.  At that 

hearing, the Planning Commission directed the applicant to return to the Single Family Design 

Board (SFDB) to work on a design that was more sensitive to scenic resources along Cliff 

Drive, understanding that the house would encroach more into the previously proposed 50-foot 

view corridor along the western property line.  The direction was for a design more similar to 

the design reviewed by the SFDB on September 9, 2013. 

In response to the Planning Commission direction, the project was revised to be more similar to 

the design reviewed by the SFDB on September 9, 2013, and includes a 30-foot view corridor 

along the western property line.  The revised project was reviewed by the SFDB on August 11, 

2014.   

V. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant:  Paul R. Zink, AIA 

Property Owner: Charles Rudd 

Site Information 

Parcel Number: 047-022-005 Lot Area: 48,787 sq. ft. 

General Plan/Local Coastal Plan:

 Residential – 1 unit per acre 
Zoning: A-1/SD-3 

Existing Use: vacant Topography: 3% slope 

Adjacent Land Uses 

North – Marina Drive and Single-Family Residential East – Single-Family Residential 

South – Cliff Drive and Single-Family Residential West - Single-Family Residential 

B. PROJECT STATISTICS 

 Prior Proposal (7/10/14) Current Proposal (9/18/14) 

Living Area 5,964 sf 

Basement 1,580 sf  

5,990 sf 

Basement 1,220 sf 

1
st
 Floor  3,709 sf. 1

st
 Floor 3,960 sf 

2
nd

 Floor   675 sf 2
nd

 Floor 810 sf 

Garage/Storage 680 sf 440 sf 

Accessory Space N/A N/A 

Floor Area Ratio 

0.12 = 116% of Maximum 

Guideline FAR 
(Basement received a 50% floor area 

reduction in this calculation) 

0.107 = 103% of Maximum 

Guideline FAR 
(Basement not included in this 

calculation) 



Planning Commission Staff Report 

3435 Marina Drive (MST2013-00281) 

September 11, 2014 

Page 4 

 

VI. ISSUES 

Staff recommends that the Planning Commission focus on the issues of view corridors and 

neighborhood compatibility.  These issues were identified by staff for the Planning 

Commission’s initial review of the project, and were confirmed as the primary issues based on 

public comments and feedback from the Planning Commission at the July 10, 2014 hearing.  

In order to address these issues, the applicant has proposed a 30-foot wide view corridor along 

the western interior property line to maintain public views of the ocean from Marina Drive and 

the house has been moved away from Cliff Drive to maintain the sense of openness along Cliff 

Drive.    

VII. POLICY AND ZONING CONSISTENCY ANALYSIS 

A. ZONING ORDINANCE CONSISTENCY 

Standard 
Required/ 

Allowance 
Prior Proposal (7/10/14) Current Proposal (9/18/14) 

Setbacks 

   -Front 

 

 

 

 

 

   -Interior 

 

35’ 

 

 

 

 

 

15’ 

 

35’ (Marina) 

 

 

93’ to 1
st
 floor (Cliff) 

105’ to 2
nd

 floor (Cliff) 

 

>39’ 

 

38’-5” to trellis (Marina) 

48’-4” to building (Marina) 

 

110’ to 1
st
 floor loggia/        

2
nd

 floor deck (Cliff) 

 

30 feet 

Building Height 30 feet 27’-2” 26’ 

Parking 2 covered 2 covered in garage 2 covered in garage 

Open Yard 1,250 sq. ft. >1,250 sq. ft. >1,250 sq. ft. 

Lot Coverage 

 -Building 

 -Paving/Driveway 

 -Landscaping 

 

N/A 

N/A 

N/A 

 

5,110 sq. ft.          10.5% 

7,500 sq. ft.          15.4% 

36,177 sq. ft.         74.1% 

 

  4,865 sq. ft.          10.0% 

10,500 sq. ft.          21.5% 

33,422 sq. ft.          68.5% 

The proposed project is consistent with the regulations of the A-1 (one-family residence) Zone 

related to setbacks, building height, solar access, open yard and parking. 

B. LOCAL COASTAL PLAN (LCP) CONSISTENCY 

The project site is located within the Coastal Zone and thus must be found consistent with the 

City’s Local Coastal Plan (LCP), which implements the California Coastal Act.  The project is 

located in Component One of the Local Coastal Plan, which includes the area between the 

City’s Westerly Boundary (adjacent to Hope Ranch) and Arroyo Burro Creek.  This area is 

designated for low density residential use (one dwelling unit per acre) and is almost entirely 

developed with single-family residences.  Major coastal issues in Component One include:  

1) hazards related to fire services;  

2) hazards related to seacliff retreat;  
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3) maintenance of views along Cliff Drive; and  

4) lateral access along the beach below the bluffs.   

The site is not located on a coastal bluff or adjacent to the beach, so issue items 2 and 4 are not 

applicable.  The Fire Department has reviewed the proposal and has determined that adequate 

fire protection can be provided, so issue 1 has been addressed.  Therefore, the primary coastal 

issue associated with the project is views, as well as neighborhood compatibility, both of which 

are discussed in more detail below.  As indicated above and in the more detailed policy 

discussion below, the project is consistent with the applicable policies of the California Coastal 

Act and LCP, and all implementing guidelines. 

 

1. VIEWS 

The project has been revised such that the proposed residence is now pulled farther away 

from Cliff Drive and extends closer toward the western property line.  The proposed 

development of a new two-story residence, approximately 26’ in height (24’-2” above 

finished grade) and approximately 110 feet in width as viewed from Marina Drive, would 

impact existing public views of the ocean from Marina Drive.  Although the proposal is for 

a two-story structure, even a one-story structure on this vacant lot would block views to the 

ocean from the street level.   

The project includes a 30-foot wide view corridor along the western property line (reduced 

from 50 feet in the prior proposal).  Consistent with the previous proposal, within this view 

corridor, improvements (e.g. accessory structures, walls) and landscaping would be 

restricted such that their heights do not block views of the ocean from Marina Drive (refer 

to Exhibit A – Conditions of Approval).  The provision of a view corridor and the 

restrictions therein mimic required conditions implemented on the adjacent parcel to the 

west (3455 Marina Drive), which was developed in 2009.  Between the two properties, the 

required view corridors would create a minimum 60-foot wide view corridor along Marina 

Drive.   

Because construction of any residence would partially block ocean views from Marina 

Drive, staff finds that use of a view corridor is the most appropriate way to allow for 

development of the lot while still providing protection of public views.  Staff also finds that 

a 30-foot view corridor is appropriate and is an adequate width to protect public views of 

the ocean in this case. 

Additionally, although not officially designated as a view corridor, along the eastern 

property line the City has a 20-foot wide utility easement, which precludes placement of 

structures or significant vegetation, and immediately west of that easement is a drainage 

swale that occupies approximately an additional 10 feet and which would not have tall 

vegetation.  These features mean that potential development/vegetation along the eastern 30 

feet of the property is also significantly limited. 

With regard to public views from Cliff Drive, the revised site plan locates the new 

residence a minimum of 132 feet from Cliff Drive.  The proposed wall along Cliff Drive 

would be located approximately 30 feet from the edge of the road and would be a maximum 

of 6 feet in height.  A condition of approval is also recommended to require natural 
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landscaping at the southern perimeter of the property, compatible with existing natural 

landscaping to the south of Cliff Drive.  This would maintain an appropriate viewing 

ambience immediately adjacent to Cliff Drive.   

With the provision of the view corridor from Marina Drive toward the ocean, the building 

setback from Cliff Drive and the southern perimeter landscaping provision, the proposed 

development would be consistent with LCP Policy 9.1.   

2. NEIGHBORHOOD COMPATIBILITY 

LCP Policy 5.3 requires new construction to be compatible in terms of size, scale and 

design with the prevailing character of the established neighborhood.  The proposed house 

has been designed in a Mediterranean style, which would be compatible architecturally with 

surrounding development.  The 20 closest homes analysis shows that the proposed 

residence would be the fourth largest home in the area in terms of total square footage 

(5,210 sq. ft.
1
) and the third largest in terms of FAR (0.107

1
).   

There are a few two-story residences in the neighborhood.  Although the proposed house is 

larger than most others in the neighborhood, the residence could be considered to be 

compatible with the neighborhood.  The Single Family Design Board (SFDB) reviewed the 

project and made the finding that the project was compatible with the neighborhood (refer 

to Section VIII below for additional discussion of SFDB review).  

VIII. ENVIRONMENTAL REVIEW 

The three-lot subdivision that created the subject parcel in 1993 was found to be categorically 

exempt from environmental review pursuant to the California Environmental Quality Act 

(CEQA) Guidelines, Section 15315 (Minor Land Division); therefore, there are no prior 

mitigation measures applicable to the current project. 

This project is within the scope of buildout of the 2011 General Plan and the associated 

Program EIR.  The project is consistent with the residential density designated and analyzed in 

the Program EIR, and potential adverse, significant project-specific environmental effects are 

addressed with existing development standards and regulations.   

Staff has reviewed the following technical reports in support of this exemption: 

 Preliminary Geotechnical Investigation prepared by GSI Soils, Inc. 

 Hydrology Report prepared by Windward Engineering 

 Septic System Design prepared by Braun & Associates Inc. 

 Arborist Report prepared by Westree 

 Visual Simulations prepared by Jesse Valentine Portz 

Based on City staff analysis, no further environmental document is required for this project 

pursuant to the California Environmental Quality Act (Public Resources Code §21083.3 and 

Code of Regulations §15183- Projects Consistent with the General Plan) and the CEQA 

Certificate of Determination (Exhibit J).  The City Council environmental findings adopted for 

                                                 
1
 This figure does not include the basement but does include the garage, consistent with the City’s net floor area calculation 

identified in SBMC §28.15.083. 
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the 2011 General Plan apply to this project.  A Planning Commission finding that the project 

qualifies for the §15183 CEQA determination is required. 

IX. DESIGN REVIEW 

Based on the Planning Commission’s direction, a revised project returned to the Single Family 

Design Board (SFDB) for review on August 11, 2014.  Meeting Minutes are attached as 

Exhibit E.  The SFDB concluded that the design was supportable and the FAR was acceptable.  

The SFDB motion included comments for additional revisions related to lowering the building 

height, and studying the Cliff Drive wall and corner landscaping. 

The applicant has made changes to the plan in response to some of the SFDB’s comments 

(lowering the roof pitch and reducing the first floor ceiling height), and those changes are 

reflected in the plans being reviewed by the Planning Commission; however,, those changes 

have not yet been reviewed by the SFDB. 

X. FINDINGS 

The Planning Commission finds the following:   

A. ENVIRONMENTAL REVIEW 

The project qualifies for an exemption from further environmental review under CEQA 

Guidelines Section 15183, based on the City staff analysis and the CEQA Certificate of 

Determination on file for this project.   

B. COASTAL DEVELOPMENT PERMIT (SBMC §28.44.150) 

1. The project is consistent with the policies of the California Coastal Act because it does 

not result in any adverse effects related to coastal resources, including views and public 

access, as described in Section VII of the Staff Report. 

2. The project is consistent with all applicable policies of the City's Local Coastal Plan, all 

applicable implementing guidelines, and all applicable provisions of the Code because 

the project will not increase hazards related to seacliff retreat or fire services, will not 

affect lateral access across the beach, will not significantly impact public views, and is 

compatible with the neighborhood, as described in Section VII of the Staff Report. 

Exhibits: 

A. Conditions of Approval 

B. Site Plan 

C. Applicant's letter, dated August 20, 2014 

D. Planning Commission Minutes, July 10, 2014 

E. SFDB Minutes, August 11, 2014 

 





 

 

PLANNING COMMISSION CONDITIONS OF APPROVAL 

 

3435 MARINA DRIVE 

COASTAL DEVELOPMENT PERMIT 

JULY 10SEPTEMBER 18, 2014 

(Showing changes from July 10, 2014 Draft Conditions) 

 

 

I. In consideration of the project approval granted by the Planning Commission  and for the benefit 

of the owner(s) and occupant(s) of the Real Property, the owners and occupants of adjacent real 

property and the public generally, the following terms and conditions are imposed on the use, 

possession, and enjoyment of the Real Property: 

A. Order of Development.  In order to accomplish the proposed development, the following 

steps shall occur in the order identified:  

1. Obtain all required design review approvals.   

2. Pay Land Development Team Recovery Fee (30% of all planning fees, as 

calculated by staff) at time of building permit application. 

3. Record any required documents (see Recorded Conditions Agreement section). 

4. Permits: 

a. Submit an application for and obtain a Building Permit (BLD) for 

construction of approved development and complete said development.   

b. Submit an application for and obtain a Public Works Permit (PBW) for all 

required public improvements and complete said improvements.   

Details on implementation of these steps are provided throughout the conditions of 

approval. 

B. Recorded Conditions Agreement.  The Owner shall execute a written instrument, which 

shall be prepared by Planning staff, reviewed as to form and content by the City Attorney, 

Community Development Director and Public Works Director, recorded in the Office of 

the County Recorder, and shall include the following:   

1. Approved Development.  The development of the Real Property approved by the 

Planning Commission on July 10September 18, 2014 is limited to the construction 

of a new, single family residence totaling approximately 5,9645,990 square feet of 

building area plus 680 square feet of attached garage/storage area a 400 square foot 

attached garage and associated improvements including, but not limited to, site 

walls and gates, a new septic system, a swimming pool with associated pool 

equipment, outside fireplaceBBQ area, patios and decks, and landscaping, as 

shown on the plans signed by the chairperson of the Planning Commission on said 

date and on file at the City of Santa Barbara.  The project includes a 5030-foot wide 

view corridor along the western property line.  

2. View Corridor.  The Owner shall provide and maintain the 5030-foot wide view 

corridor, measured perpendicularly from the western interior lot line, as shown on 

the approved plans.  The landscaping plan for the project shall afford and maintain 

EXHIBIT A
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a clear view of the ocean to pedestrians along Marina Drive in a manner acceptable 

to the Single Family Design Board by selecting proper species and maintaining 

appropriate limits on the height of all approved landscaping.  Structures, walls, and 

plants shall be installed and maintained consistent with the approved landscape 

plan within the view corridor.  Trees are prohibited in the view corridor. 

3. Uninterrupted Water Flow.  The Owner shall allow for the continuation of any 

historic flow of water onto the Real Property including, but not limited to, swales, 

natural watercourses, conduits and any access road, as appropriate. 

4. Recreational Vehicle Storage Limitation.  No recreational vehicles, boats, or 

trailers shall be stored on the Real Property unless enclosed or concealed from view 

as approved by the Single Family Design Board (SFDB).   

5. Landscape Plan Compliance.  The Owner shall comply with the Landscape Plan 

approved by the Single Family Design Board (SFDB).  Such plan shall not be 

modified unless prior written approval is obtained from the SFDB.  The 

landscaping on the Real Property shall be provided and maintained in accordance 

with said landscape plan, including any tree protection measures.  If said 

landscaping is removed for any reason without approval by the SFDB, the owner is 

responsible for its immediate replacement.   

6. Cypress Tree Protection.  The two existing Cypress tree(s) shown on the Site Plan 

shall be preserved, protected, and maintained.   

7. Storm Water Pollution Control and Drainage Systems Maintenance.  Owner 

shall maintain the drainage system and storm water pollution control devices in a 

functioning state and in accordance with the Storm Water BMP Guidance Manual 

and Operations and Maintenance Procedure Plan approved by the Creeks Division.  

Should any of the project’s surface or subsurface drainage structures or storm water 

pollution control methods fail to capture, infiltrate, and/or treat water, or result in 

increased erosion, the Owner shall be responsible for any necessary repairs to the 

system and restoration of the eroded area.  Should repairs or restoration become 

necessary, prior to the commencement of such repair or restoration work, the 

Owner shall submit a repair and restoration plan to the Community Development 

Director to determine if an amendment or a new Building Permit and Coastal 

Development Permit is required to authorize such work.  The Owner is responsible 

for the adequacy of any project-related drainage facilities and for the continued 

maintenance thereof in a manner that will preclude any hazard to life, health, or 

damage to the Real Property or any adjoining property. 

8. Storm Water Improvements.  The property owner waives the right to object to 

the formation of an assessment district for the maintenance of storm water 

improvements and agrees to participate in the assessment district upon its 

formation. 

9. Sewer Connection Requirement.  Owner agrees to connect to the City sewer 

system when a sewer main is constructed in Cliff Drive at a point adjacent to 
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Owner’s Real Property, per Santa Barbara Municipal Code Chapter 14.44.  Owner 

shall, at Owner’s sole expense, connect to the City sewer system within one year of 

being advised in writing that the City sewer main is operable and available for such 

a connection.  If connected to City sewer, a sewer discharge outlet shall be 

provided for drainage of any swimming pool(s). In the event Owner fails to comply 

with this condition of approval, City may enter the Real Property and make such a 

sewer connection with the cost of the connection becoming a lien on the real 

property to be paid in connection with property taxes and assessments imposed on 

Owner’s Real Property. 

10. Swimming Pool Discharge.  In the event the pool is completely or partially 

drained, the owner shall truck out any water discharged from the swimming pool 

and properly dispose of the water to the sanitary sewer system.  No water from the 

pool shall be discharged into a City storm drain or to the private septic system on 

the real property, as identified in SBMC Chapter 16.15. 

11. Areas Available for Parking.  All parking areas and access thereto shall be kept 

open and available in the manner in which it was designed and permitted. 

C. Design Review.  The project, including public improvements, is subject to the review and 

approval of the Single Family Design Board (SFDB).  The SFDB shall not grant project 

design approval until the following Planning Commission land use conditions have been 

satisfied. 

1. View Corridor.  Within the 5030-foot wide view corridor, the landscaping plan 

shall be reviewed with the intent of affording and maintaining a clear view of the 

ocean to pedestrians along Marina Drive in a manner acceptable to the SFDB by 

selecting appropriate species and maintaining appropriate limits on the height of all 

approved landscaping.  As a guideline, landscaping with a maximum height of 3-4 

feet from finished grade would be acceptable for the north half of the corridor, and 

landscaping with a maximum height of 5-6 feet from finished grade would be 

acceptable for the south portion.  Structures, walls, and plants shall be installed and 

maintained consistent with the approved landscape plan within the view corridor.  

Trees are prohibited in the view corridor.   

2. Pedestrian Path.  A pedestrian path at least four feet in width shall be provided 

south of the wall along the property frontage on Cliff Drive.  The path shall comply 

with Chapter 8 of the Pedestrian Master Plan requirements for pathways.  The 

pedestrian path shall align with the approved path along the adjacent property to the 

west and be constructed of decomposed granite or other similar material subject to 

approval by the SFDB and Public Works Department.  Path construction and 

materials shall be done in such a way as to protect the existing Cypress trees.  

Protection of the trees shall take priority over the path in the event of any conflicts.  

Landscaping south of the path shall be consistent with City regulations for parkway 

plantings. 
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3. Tree Protection Measures.  The landscape plan and grading plan shall include the 

following tree protection measures: 

a. Tree Protection.  All trees not indicated for removal on the approved site 

plan / landscape plan shall be preserved, protected, and maintained, in 

accordance with the Arborist’s Report and/or any related Conditions of 

Approval. 

b. Landscaping Under Trees.  Landscaping under the tree(s) shall be 

compatible with the preservation of the tree(s), as determined by the SFDB. 

c. Arborist’s Report / Tree Protection Plan.  Include a note on the plans that 

the recommendations contained in the arborist’s report prepared by Peter 

Winn of Westree, dated August 19, 2013, and Addendum dated April 15, 

2014, shall be implemented.   

4. Southern Perimeter Landscaping.  The use of native shrubs and plants to soften 

the appearance of the southern property line wall and blend with the natural setting 

to the south is encouraged.  This landscaping will be highly visible from the Cliff 

Drive scenic vista immediately to the south, and therefore should be compatible in 

character with the natural landscape setting existing to the south of Cliff Drive, as 

determined by SFDB.   

5. Landscaping Within Water Easement.  Trees shall not be planted within the 

existing 20-foot wide City utility easement located along the eastern property line.  

All vegetation/improvements within this easement are subject to review and 

approval by the City Public Works Department. 

6. Screened Backflow Device.  The backflow devices for fire sprinklers, pools, spas, 

and/or irrigation systems shall be provided in a location screened from public view 

or included in the exterior wall of the building, as approved by the SFDB. 

7. Location of Dry Utilities.  Dry utilities (e.g. above-ground cabinets) shall be 

placed on private property unless deemed infeasible for engineering reasons.  If dry 

utilities must be placed in the public right-of-way, they shall painted “Malaga 

Green,” and if feasible, they shall be screened as approved by SFDB. 

8. Green Building Techniques Required.  Owner shall design the project to meet 

Santa Barbara Built Green Three-Star level requirement or equivalent. 

D. Requirements Prior to Permit Issuance.  The Owner shall submit the following, or 

evidence of completion of the following, for review and approval by the Department listed 

below prior to the issuance of any permit for the project.  Some of these conditions may be 

waived for demolition or rough grading permits, at the discretion of the department listed.  

Please note that these conditions are in addition to the standard submittal requirements for 

each department. 
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1. Public Works Department. 

a. Approved Public Improvement Plans.  Public Improvement Plans as 

identified in condition D.1.d “Marina Drive Public Improvements” shall be 

submitted to the Public Works Department for review and approval.   

b. Restriction on Improvements Within Utility Easement.  Trees shall not 

be planted in any City Utility easement.  All vegetation planted within the 

utility easement is subject to review and approval by the Public Works 

Department.  An entry gate, with a width of twenty sixteen feet, shall be 

installed at the northern and southern extent end of the utility easement for 

access to utilities.  

c. Water Rights Assignment Agreement.  The Owner shall assign to the 

City of Santa Barbara the exclusive right to extract ground water from 

under the Real Property in an Agreement Assigning Water Extraction 

Rights.  Engineering Division Staff prepares said agreement for the Owner’s 

signature.   

d. Marina Drive Public Improvements.  The Owner shall submit Public 

Works plans for construction of improvements along the property frontage 

on Marina Drive.  Plans shall be submitted separately from plans submitted 

for a Building Permit.  As determined by the Public Works Department, the 

improvements shall include new and/or remove and replace to City 

standards, the following:  driveway apron modified to meet Title 24 

requirements with a maximum width of 16 feet, an entry gate shall be 

installed on the northern and southern portions of the water easement for 

access to utilities for maintenance, a pedestrian path at least four feet in 

width shall be provided south of the wall along the property frontage on 

Cliff Drive and shall follow Chapter 8 of the Pedestrian Master Plan 

requirements for pathways.  The pedestrian path shall align with the 

approved path along the adjacent property to the west and be constructed of 

decomposed granite or other approved material.  Owner shall crack seal to 

the centerline of the street along entire subject property frontage and slurry 

seal a minimum of 20 feet beyond the limits of all trenching, connection to 

City water mains and utilities, public drainage improvements with 

supporting drainage calculations and/or hydrology report for installation of 

drainage pipe or connection to existing City or County storm drain, preserve 

and/or reset survey monuments, protect and relocate existing contractor 

stamps to parkway, supply and install directional/regulatory traffic control 

signs per the CA MUTCD during construction.  Any work in the public 

right-of-way requires a Public Works Permit. 

e. Encroachment Permits.  Any encroachment or other permits from the City 

(e.g. Minor Encroachment Permits) or other jurisdictions (State, Flood 

Control, County, etc.) for the construction of improvements (including any 
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required appurtenances) within their rights of way or easements shall be 

obtained by the Owner. 

2. Community Development Department.   

a. Recordation of Agreements.  The Owner shall provide evidence of 

recordation of the written instrument that includes all of the Recorded 

Conditions identified in condition B “Recorded Conditions Agreement” to 

the Community Development Department prior to issuance of any building 

permits. 

b. Drainage and Water Quality.  The project is required to comply with Tier 

3 of the Storm Water BMP Guidance Manual, pursuant to Santa Barbara 

Municipal Code Chapter 22.87 (treatment, rate and volume).  The Owner 

shall submit drainage calculations or a hydrology report prepared by a 

registered civil engineer or licensed architect demonstrating that the new 

development will comply with the City’s Storm Water BMP Guidance 

Manual.  Project plans for grading, drainage, stormwater facilities and 

treatment methods, and project development, shall be subject to review and 

approval by the City Building Division and Public Works Department.  

Sufficient engineered design and adequate measures shall be employed to 

ensure that no unpermitted construction-related or long-term effects from 

increased runoff, erosion and sedimentation, urban water pollutants, or 

groundwater pollutants would result from the project.   

c.  For any proprietary treatment devices that are proposed as part of the 

project’s final Storm Water Management Plan, the Owner shall provide an 

Operations and Maintenance Procedure Plan consistent with the 

manufacturer’s specifications (describing schedules and estimated annual 

maintenance costs for pollution absorbing filter media replacement, 

sediment removal, etc.).  The Plan shall be reviewed and approved by the 

Creeks Division for consistency with the Storm Water BMP Guidance 

Manual and the manufacturer’s specifications. 

After certificate of occupancy is granted, any proprietary treatment devices 

installed will be subject to water quality testing by City Staff to ensure they 

are performing as designed and are operating in compliance with the City’s 

Storm Water MS4 Permit. 

d. Arborist’s Monitoring.  Submit to the Planning Division an executed 

contract with a qualified arborist for monitoring of all work within the 

critical root zone of all Cypress trees during construction.  The contract 

shall include a schedule for the arborist's presence during grading and 

construction activities, and is subject to the review and approval of the 

Planning Division. 

e. Green Building Techniques Required.  Owner shall design the project to 

meet Santa Barbara Built Green Three-Star level requirement or equivalent. 
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f. Design Review Requirements.  Plans shall show all design, landscape and 

tree protection elements, as approved by the SFDB and as outlined in 

Section C “Design Review,” and all elements/specifications shall be 

implemented on-site. 

g. Conditions on Plans/Signatures.  The final Resolution shall be provided 

on a full size drawing sheet as part of the drawing sets.  A statement shall 

also be placed on the sheet as follows:  The undersigned have read and 

understand the required conditions, and agree to abide by any and all 

conditions which are their usual and customary responsibility to perform, 

and which are within their authority to perform. 

 Signed: 

 _____________________________________________________________ 

 Property Owner       Date 

 _____________________________________________________________ 

 Contractor    Date   License No. 

 _____________________________________________________________ 

 Architect    Date   License No. 

 _____________________________________________________________ 

 Engineer     Date   License No. 

E. Construction Implementation Requirements.  All of these construction requirements 

shall be carried out in the field by the Owner and/or Contractor for the duration of the 

project construction, including demolition and grading.  

1. Construction Contact Sign.  Immediately after Building permit issuance, signage 

shall be posted at the points of entry to the site that list the contractor(s) name, 

contractor(s) telephone number(s), construction work hours, site rules, and 

construction-related conditions, to assist Building Inspectors and Police Officers in 

the enforcement of the conditions of approval.  The font size shall be a minimum of 

0.5 inches in height.  Said sign shall not exceed six feet in height from the ground if 

it is free-standing or placed on a fence.  It shall not exceed six square feet in a 

single family zone. 

2. Construction Storage/Staging.  Construction vehicle/ equipment/ materials 

storage and staging shall be done on-site.  No parking or storage shall be permitted 

within the public right-of-way, unless specifically permitted by the Transportation 

Manager with a Public Works permit.   

3. Construction Parking.  During construction, free parking spaces for construction 

workers shall be provided on-site or off-site in a location subject to the approval of 

the Transportation Manager.   
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4. Air Quality and Dust Control.  The following measures shall be shown on 

grading and building plans and shall be adhered to throughout grading, hauling, and 

construction activities:  

a. During construction, use water trucks or sprinkler systems to keep all areas 

of vehicle movement damp enough to prevent dust from leaving the site. At 

a minimum, this should include wetting down such areas in the late morning 

and after work is completed for the day. Increased watering frequency 

should be required whenever the wind speed exceeds 15 mph. Reclaimed 

water should be used whenever possible. However, reclaimed water should 

not be used in or around crops for human consumption.  

b. Minimize amount of disturbed area and reduce on site vehicle speeds to 15 

miles per hour or less.  

c. If importation, exportation and stockpiling of fill material is involved, soil 

stockpiled for more than two days shall be covered, kept moist, or treated 

with soil binders to prevent dust generation. Trucks transporting fill 

material to and from the site shall be tarped from the point of origin.  

d. Gravel pads shall be installed at all access points to prevent tracking of mud 

onto public roads.  

e. After clearing, grading, earth moving or excavation is completed, treat the 

disturbed area by watering, or revegetating, or by spreading soil binders 

until the area is paved or otherwise developed so that dust generation will 

not occur.  

f. The contractor or builder shall designate a person or persons to monitor the 

dust control program and to order increased watering, as necessary, to 

prevent transport of dust offsite. Their duties shall include holiday and 

weekend periods when work may not be in progress. The name and 

telephone number of such persons shall be provided to the Air Pollution 

Control District prior to land use clearance for map recordation and land use 

clearance for finish grading of the structure.  

g. All portable diesel-powered construction equipment shall be registered with 

the state’s portable equipment registration program OR shall obtain an 

APCD permit.  

h. Fleet owners of mobile construction equipment are subject to the California 

Air Resource Board (CARB) Regulation for In-use Off-road Diesel 

Vehicles (Title 13 California Code of Regulations, Chapter 9, § 2449), the 

purpose of which is to reduce diesel particulate matter (PM) and criteria 

pollutant emissions from in-use (existing) off-road diesel-fueled vehicles. 

For more information, please refer to the CARB website at 

www.arb.ca.gov/msprog/ordiesel/ordiesel.htm.  



PLANNING COMMISSION CONDITIONS OF APPROVAL  

3435 MARINA DRIVE 

JULY 10SEPTEMBER 18, 2014 

PAGE 9 OF 11 

 

i. All commercial diesel vehicles are subject to Title 13, § 2485 of the 

California Code of Regulations, limiting engine idling time. Idling of 

heavy-duty diesel construction equipment and trucks during loading and 

unloading shall be limited to five minutes; electric auxiliary power units 

should be used whenever possible.  

j. The number of construction equipment operating simultaneously shall be 

minimized through efficient management practices to ensure that the 

smallest practical number is operating at any one time.  

5. Unanticipated Archaeological Resources Contractor Notification.  Standard 

discovery measures shall be implemented per the City master Environmental 

Assessment throughout grading and construction:  Prior to the start of any 

vegetation or paving removal, demolition, trenching or grading, contractors and 

construction personnel shall be alerted to the possibility of uncovering 

unanticipated subsurface archaeological features or artifacts.  If such archaeological 

resources are encountered or suspected, work shall be halted immediately, the City 

Environmental Analyst shall be notified and the Owner shall retain an archaeologist 

from the most current City Qualified Archaeologists List.  The latter shall be 

employed to assess the nature, extent and significance of any discoveries and to 

develop appropriate management recommendations for archaeological resource 

treatment, which may include, but are not limited to, redirection of grading and/or 

excavation activities, consultation and/or monitoring with a Barbareño Chumash 

representative from the most current City qualified Barbareño Chumash Site 

Monitors List, etc. 

If the discovery consists of possible human remains, the Santa Barbara County 

Coroner shall be contacted immediately.  If the Coroner determines that the 

remains are Native American, the Coroner shall contact the California Native 

American Heritage Commission.  A Barbareño Chumash representative from the 

most current City Qualified Barbareño Chumash Site Monitors List shall be 

retained to monitor all further subsurface disturbance in the area of the find.  Work 

in the area may only proceed after the Environmental Analyst grants authorization. 

If the discovery consists of possible prehistoric or Native American artifacts or 

materials, a Barbareño Chumash representative from the most current City 

Qualified Barbareño Chumash Site Monitors List shall be retained to monitor all 

further subsurface disturbance in the area of the find.  Work in the area may only 

proceed after the Environmental Analyst grants authorization. 

A final report on the results of the archaeological monitoring shall be submitted by 

the City-approved archaeologist to the Environmental Analyst within 180 days of 

completion of the monitoring and prior to any certificate of occupancy for the 

project. 

F. Prior to Certificate of Occupancy.  Prior to issuance of the Certificate of Occupancy, the 

Owner of the Real Property shall complete the following: 
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1. Repair Damaged Public Improvements.  Repair any public improvements (curbs, 

gutters, sidewalks, roadways, etc.) or property damaged by construction subject to 

the review and approval of the Public Works Department per SBMC §22.60.  

Where tree roots are the cause of the damage, the roots shall be pruned under the 

direction of a qualified arborist. 

2. Complete Public Improvements.  Public improvements, as shown in the public 

improvement plans or building plans, shall be completed. 

3. New Construction Photographs.  Photographs of the new construction, taken 

from the same locations as those taken of the story poles prior to project approval, 

shall be taken, attached to 8 ½ x 11” board and submitted to the Planning Division. 

G. General Conditions. 

1. Prior Conditions.  These conditions are in addition to the conditions identified in 

Planning Commission Resolution 010-93. 

2. Compliance with Requirements.  All requirements of the city of Santa Barbara 

and any other applicable requirements of any law or agency of the State and/or any 

government entity or District shall be met.  This includes, but is not limited to, the 

Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 

1531 et seq.), the 1979 Air Quality Attainment Plan, and the California Code of 

Regulations. 

3. Approval Limitations.   

a. The conditions of this approval supersede all conflicting notations, 

specifications, dimensions, and the like which may be shown on submitted 

plans. 

b. All buildings, roadways, parking areas and other features shall be located 

substantially as shown on the plans approved by the Planning Commission. 

c. Any deviations from the project description, approved plans or conditions 

must be reviewed and approved by the City, in accordance with the 

Planning Commission Guidelines.  Deviations may require changes to the 

permit and/or further environmental review.  Deviations without the above-

described approval will constitute a violation of permit approval.   

4. Litigation Indemnification Agreement.  In the event the Planning Commission 

approval of the Project is appealed to the City Council, Applicant/Owner hereby 

agrees to defend the City, its officers, employees, agents, consultants and 

independent contractors (“City’s Agents”) from any third party legal challenge to 

the City Council’s denial of the appeal and approval of the Project, including, but 

not limited to, challenges filed pursuant to the California Environmental Quality 

Act (collectively “Claims”).  Applicant/Owner further agrees to indemnify and hold 

harmless the City and the City’s Agents from any award of attorney fees or court 

costs made in connection with any Claim. 
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Applicant/Owner shall execute a written agreement, in a form approved by the City 

Attorney, evidencing the foregoing commitments of defense and indemnification 

within thirty (30) days of being notified of a lawsuit regarding the Project.  These 

commitments of defense and indemnification are material conditions of the 

approval of the Project.  If Applicant/Owner fails to execute the required defense 

and indemnification agreement within the time allotted, the Project approval shall 

become null and void absent subsequent acceptance of the agreement by the City, 

which acceptance shall be within the City’s sole and absolute discretion.  Nothing 

contained in this condition shall prevent the City or the City’s Agents from 

independently defending any Claim.  If the City or the City’s Agents decide to 

independently defend a Claim, the City and the City’s Agents shall bear their own 

attorney fees, expenses, and costs of that independent defense. 

 

NOTICE OF COASTAL DEVELOPMENT PERMIT TIME LIMITS: 

The Planning Commission action approving the Coastal Development Permit shall expire two (2) 

years from the date of final action upon the application, per Santa Barbara Municipal Code 

§28.44.230, unless: 

1. Otherwise explicitly modified by conditions of approval for the coastal development 

permit. 

2. A Building permit for the work authorized by the coastal development permit is issued 

prior to the expiration date of the approval. 

3. The Community Development Director grants an extension of the coastal development 

permit approval.  The Community Development Director may grant up to three (3) one-

year extensions of the coastal development permit approval.  Each extension may be 

granted upon the Director finding that: (i) the development continues to conform to the 

Local Coastal Program, (ii) the applicant has demonstrated due diligence in completing the 

development, and (iii) there are no changed circumstances that affect the consistency of the 

development with the General Plan or any other applicable ordinances, resolutions, or 

other laws. 
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MOTION:  Thompson/Lodge 

Approve the minutes and resolutions as corrected. 

This motion carried by the following vote:   

Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 

B. Requests for continuances, withdrawals, postponements, or addition of ex-agenda 

items. 

None. 

C. Announcements and appeals. 

None. 

D. Comments from members of the public pertaining to items not on this agenda. 

Chair Schwartz opened the public hearing at 1:06 P.M. and, with no one wishing to 

speak, closed the hearing. 

III. NEW ITEMS:   

ACTUAL TIME: 1:06 P.M. 
 

A. APPLICATION OF PAUL ZINK, ARCHITECT FOR CHARLES RUDD, 

3435 MARINA DRIVE, APN 047-022-005, A-1/SD-3 (ONE FAMILY 

RESIDENCE AND COASTAL OVERLAY) ZONES, GENERAL 

PLAN/LOCAL COASTAL PLAN DESIGNATION: RESIDENTIAL, 1 

UNIT PER ACRE;  (MST2013-00281) 

The project consists of the construction of a new three-story single family residence 

totaling approximately 5,964 square feet, plus 680 square feet of attached 

garage/storage area, on a vacant 48,787 net square foot lot.  The residence consists 

of a 1,580 square foot basement, a 3,709 square foot main floor and a 675 square 

foot upper floor.  Also proposed are associated improvements including, but not 

limited to, site walls and gates, a new septic system, removal of an existing concrete 

drainage ditch and replacement with a natural swale, a swimming pool with 

associated pool equipment, outside fireplace, patios and decks, and landscaping.  

The project would include approximately 1,081 cubic yards (cy) of cut and 575 cy of 

fill; after recompaction it is anticipated that there would be approximately 12 cy of 

export.  

The discretionary application required for this project is a Coastal Development 

Permit (CDP2014-00002) to allow the proposed development in the Appealable 

Jurisdiction of the City‟s Coastal Zone (SBMC §28.44.060). 

The project requires an environmental finding pursuant to California Environmental 

Quality Act Guidelines Section 15183.  

Case Planner: Allison DeBusk, Project Planner 

Email: ADebusk@SantaBarbaraCA.gov Phone: (805) 564-5470, ext. 4552 

EXHIBIT D
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Allison DeBusk, Project Planner, gave the Staff presentation. 

 

Paul Zink, Architect, gave the Applicant presentation, joined by Chris Gililand, 

Landscape Architect. 

 

Chair Schwartz opened the public hearing at 1:32 P.M. 

 

The following people spoke in opposition to the project or with concerns: 

1. Beth Collins-Burgard, neighbor, submitted 78 pages of written comments 

and asked that the project provide a 30-foot view corridor on each side, 

move the first story away from the string line and move the second story 

behind the string line. 

2. Kitch Wilson, neighbor, appreciated the 50‟ view corridor but was concerned 

with the landscaping height and asked that the same height requirement 

made of the neighboring lot be applied to this project.  The second story is 

too large and asked that it be removed. 

3. Tom Monroe favors design number two and does not think the current plan 

is right for the area. 

4. Richard Handler does not support the presented plan and favored the second 

design. 

5. Gary Justice favored design two and stated the current plan puts too much 

pressure on Cliff Drive. 

6. Eamon Malone, neighbor, supports a 30 foot view corridor and not a 50 foot 

view corridor; feels pushing the building toward Cliff Drive has negative 

impacts. 

7. Susan Strick, neighbor, stated that the project juts too far forward on Cliff 

Drive, contradicts Good Neighbor Guidelines, and impacts the partial ocean 

views. Proposes house be moved back more in alignment with the string 

line, perhaps 30 foot setback.  As designed it will encourage others to push 

future additions towards Cliff Drive. Limit the wall heights on the front and 

the side.   

8. Marc Whitten, immediate neighbor, stated that the project juts too far 

forward with the second story and will impact his privacy.  Supports the 

second design. 

9. Dan Santee, neighbor, said the view corridor is his primary concern.  Stated 

that the height, bulk and scale of the project are not compatible with the 

neighborhood and exceeds FAR values.  View blockage extends to those 

looking from the ocean. 

10. Sandy Schoolfield, immediate neighbor, stated that this design is not 

compatible with the neighborhood and supports the second design.  The third 

design extends too far toward Cliff Drive.  Illustrated the current plan‟s 

impact on her home. 

11. John Kechejian, neighbor, supports Ms. Collins-Burgard‟s recommendation, 

thinks 30 foot setbacks on the sides are enough.  This project does not meet 
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Good Neighborhood Guidelines, solar cooling techniques, or passive solar 

building guidelines.  Supports second design. 

12. Morgan Reis could not understand how the project design could be proposed 

so close to Cliff Drive. 

13. Joe Babine was dismayed by the forward mass of the story poles on Cliff 

Drive and objects to the design as there‟s too much mass at Cliff Drive. 

14. Pat Yochum favored design number two. 

15. Penelope Gottlieb, neighbor, stated that the project is very large and impedes 

public views.  The second story is huge and is her main concern. 

16. Peter Tannenbaum concurred with prior comments from other cyclists on 

impacts to Cliff Drive and supports design number two. 

17. Susan Zalon, neighbor, stated that the proposed plans did not fit in with the 

rural area and equestrian characteristics of the neighborhood.  The proposed 

home is too tall and too excessive in bulk and size. Project exceeds FAR 

guidelines.  Asked that second story not be approved.  Supports the view 

corridor. 

18. Ronald Green, neighbor, stated that a 1973 City Council Resolution 

preserved the Marina Drive views and established the view corridor. This 

was a guideline and not written into the deeds.  The size of this project is too 

large for the neighborhood.  He asked that the Planning Commission follow 

the same considerations that were made for the neighboring house by: 1. 

Limiting the height to one story; 2. Establishing the view corridor on the 

west side of the property; and 3. Limiting the height of walls on Marina 

Drive to 3 feet.  

19. Beth Clino, neighbor, stated that the story poles look massive; supports the 

second design over the third. 

20. Van A. Jansma stated that the house should be moved away from Cliff 

Drive; supports second design. 

21. Robert Fulmer supports second design. 

22. Michael Moore, neighbor, supports the view corridor and a single story 

house. The project is too large for the neighborhood and needs to follow the 

FAR guidelines.  

 

With no one else wishing to speak, the public hearing was closed at 2:02 P.M. 

 

Commissioner‟s comments: 

 

 Commissioner Jordan finds that providing a 50-foot view corridor is 

burdensome and is detrimental to other policies.  The design contradicts 

various Good Neighbor Policies.  He supports a plan where the house 

aligns more with parallel lines from Cliff Drive and Marina Drive.  

Suggested looking at first and second design plans where the back part of 

the building gets developed more toward the setbacks on either side. 

 Commissioner Bartlett supports a continuance to Single Family Design 

Board (SFDB) for a solution that provides a 30 foot view corridor on the 
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west and is set back approximately 30 feet on the east, not designated as a 

view corridor, and to pull the house further from Cliff Drive.  Thinks that 

the first floor should be more parallel to Cliff Drive, and the second floor 

should be perpendicular to Cliff, similar to design number two. 

 Commissioner Pujo acknowledged the neighborhood comments received 

and concurs with colleagues on a continuance.  Cliff Drive and its views 

are dominant in the Local Coastal Plan and Coastal Act.  Finds that the 

third design juts out too far toward Cliff Drive and supports something 

more in line with the second submittal.  Does not want to see FAR creep if 

it returns for review and, if anything, would like to see a reduced FAR.  Is 

OK with a portion of the house being a second story.  Fine with the 

perimeter wall for privacy and to block glare of night lighting, but only if 

designed well and with appropriate landscape screening.  Would like to 

see a transition area between landscaping on the east to the proposed wall. 

 Commissioner Lodge agrees with colleagues.  Sees great emphasis being 

placed on the value of the views from Marina Drive, yet use by Marina 

Drive is less than Cliff Drive. Finds the value of the views along Marina to 

be less than those along Cliff Drive.  Wants to make sure that 

consideration is given to views for others.  The house should be rotated 

and return to something more like the second design. 

 Commissioner Campanella noted that building footprints matter too, not 

just FAR.  Supported a return to the second design but empathized with 

the challenge of designing and locating the Master Suite.  Hopes that 

SFDB gives latitude for placement of the house relative to the neighbor‟s 

privacy concerns due to the cul-de-sac and curve at Cliff.  If a one story 

design, hopes SFDB has flexibility on the design with the ability to do a 

good master suite.  

 Commissioner Thompson concurs with colleagues.  Though he does not 

like sending projects back to design review, and supports the work of the 

design boards, he thinks it will result in a better project.  The direction 

given previously by the SFDB led to unintended consequences. 

 Commissioner Schwartz noted gaps in the documented rationale in the 

progression of designs.  Supports colleagues in a continuance and return to 

the design review board.  Referencing the Local Coastal Program, the 

Coastal Act, and all guidelines, she cannot support a solid wall on the Cliff 

Drive side and asks that the semi-rural feel be maintained. Pull the 

structure back; perhaps rotate it to be more in line with the string line.  

Does not see justification for a 50 foot setback on the west side; should 

mirror more of the 30 feet that the neighbor has.  Does not see a need to be 

single story.  A small angled second story can work.   
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MOTION:  Lodge/Bartlett  

Continue the project indefinitely for additional review by the Single Family Design 

Board with the Commission‟s comments.  

 

In further deliberation, the majority of the Commission was supportive of the solid 

6‟ high wall set back from Cliff Drive with landscape screening.   

 

This motion carried by the following vote:   

 

Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 

 

Chair Schwartz called for a recess at 3:11 P.M. and reconvened the meeting at  

3:23 P.M. 

ACTUAL TIME: 3:23 P.M. 

 

B. APPLICATION OF COUNTY OF SANTA BARBARA, 2981 CLIFF 

DRIVE, APN 047-092-013, P-R/ SD-3 (PARK AND RECREATION AND 

COASTAL OVERLAY) ZONES, GENERAL PLAN DESIGNATION: 

PARKS/OPEN SPACE, LOCAL COASTAL PLAN DESIGNATION: 

RECREATION/OPEN SPACE (MST2013-00445) 

The project consists of a new 664 square foot (net)/ 786 square foot (gross) restroom 

facility at Arroyo Burro Beach County Park, a 7.17 acre regional beach/ park located 

at 2981 Cliff Drive.  The existing 325 square foot men‟s restroom attached to the 

restaurant would be converted to storage.  The existing 336 square foot detached 

women‟s bathroom would be converted to another use such as storage or other 

beach visitor supporting functions (e.g., paddle board, kayak, or beach chair rentals).  

The existing 201 square foot storage structure would be removed and replaced with 

new bicycle racks.  The existing delivery aisle would be relocated and one vehicular 

parking space would be removed.  The project would include approximately 60 

cubic yards of cut and 35 cubic yards of fill.  

The discretionary application required for this project is a Coastal Development 

Permit (CDP2013-00009) to allow the proposed development in the Appealable 

Jurisdiction of the City‟s Coastal Zone (SBMC §28.44.060). 

The Environmental Analyst has determined that the project is exempt from further 

environmental review pursuant to the California Environmental Quality Act 

Guidelines Section 15303 (New Construction or Conversion of Small Structures). 

Case Planner: Kathleen Kennedy, Associate Planner 

Email: KKennedy@SantaBarbaraCA.gov Phone: (805) 564-5470, ext. 4560 

 

Kathleen Kennedy, Associate Planner, gave the Staff presentation. 
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C. Consent Minutes: 

Motion: Ratify the Consent Minutes of August 11, 2014.  The Consent Minutes were reviewed by 

James/Sweeney, except Item A was reviewed by Sweeney. 

Action: Miller/Pierce, 6/0/0.  Motion carried.  (Zimmerman absent). 

D. Announcements, requests by applicants for continuances and withdrawals, future agenda items, and appeals. 

No announcements.  

E. Subcommittee Reports. 

The New Zoning Ordinance subcommittee will meet on September 8, 2014 at 2:00 p.m. 

 

SFDB-CONCEPT REVIEW (CONT.) 

 

1. 3435 MARINA DR A-1/SD-3 Zone 

 

 (3:10) Assessor’s Parcel Number: 047-022-005 

  Application Number:  MST2013-00281 

 Owner:   Charles Rudd 

 Architect:   Paul Zink 

(Proposal to construct a 5,990 square foot, three-level, single-family residence, comprised of two-stories 

and a basement, and a 440 square foot two-car garage, located on a vacant 1.12 acre lot in the Hillside 

Design District and within the appealable jurisdiction of the Coastal Zone.  The proposal includes, new 

site walls and gates, new site landscaping and hardscape, a new pool. 2,150 cubic yards of cut and fill 

grading are proposed, with 12 cubic yards to be exported off site.  The proposed total of 6,430 square 

feet (of which 5,210 is above grade) is 103% of the guideline floor-to-lot area ratio (FAR).  The project 

includes Planning Commission review for a Coastal Development Permit.) 

 

(Fourth Concept Review.  Comments only; project requires environmental assessment and 

Planning Commission review for a Coastal Development Permit.  The project was last reviewed on 

December 16, 2013.) 

 

Actual time: 3:09 p.m. 

 

Board member Miller stepped down. 

 

Present: Paul Zink, Architect; Chris Gilliland, Landscape Architect; Allison DeBusk, Project 

Planner; and Addison Thompson, Planning Commissioner. 

 

Public comment opened at 3:24 p.m. 

 

1) Kitch Wilson, neighbor at 415 Calle Las Caleras, expressed his opposition to the second-story 

addition and requested that restrictions on plant height be placed as a condition of approval. 

2) Tom Monroe, representing John Kechejian, neighbor, relayed Mr. Kechejian’s support of the
 
second 

design. 

3) Patti Monroe, representing Sandy Schoolfield, neighbor, relayed Ms. Schoolfield’s support of the 

second design but would like to minimize the impact of the block wall and plantings along Cliff 

Drive. 

4) Beth Collins-Burgard, neighbor at 3354 Cliff Drive, expressed support for the design but requested 

that the Board consider a more open fencing in place of a block wall that is not compatible with the 

neighborhood. She also asked the Board to consider minimizing the height of plantings to preserve 

existing vistas.  
EXHIBIT E
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5) Andrew Gottland, neighbor at 501 Calle Las Caleras, is opposed to the second story. 

6) Ronald Green, a neighbor at 3424 Marina Drive, is opposed to the two story structure and requested 

that the Board follow the precedent of previous approvals of single-story homes on neighboring lots 

to maintain the view corridors and follow the intent of the original subdivision plan. 

7) Don Santee, a neighbor at 421 Calle Las Caleras, would like to protect view corridors by limiting the 

structure to a single-story. 
 

A letter in support of the second design from Sandy Schoolfield was acknowledged. 
 

Public comment closed at 3:36 p.m. 
 

Motion: Continued indefinitely to Planning Commission to return to Full Board with 

comments:  

1) The Board appreciates the efforts made in creating the project. 

2) Study lowering the plate height of the second floor and/or lowering portions of the 

house to be closer to the existing grade. 

3) Provide an alternate design for the front block wall, considering an alternate wall for 

the pool setting. 

4) Study the corner landscaping, considering height restrictions on plantings that block 

the view corridor. 

5) Provide a detailed landscape plan including species and heights of plants.  

Action: Bernstein/Pierce, 5/1/0.  Motion carried.  (Woolery opposed). 

 

 

CONCEPT REVIEW - NEW ITEM: PUBLIC HEARING 
 

2. 1306 DOVER HILL RD E-1 Zone 
 

 (4:00) Assessor’s Parcel Number: 019-103-014 

  Application Number:  MST2014-00350 

 Owner:   Erik Nickel 

 Designer:   Amy Von Protz 

(Proposal to convert an existing 367 square foot detached two-car garage to habitable accessory space, 

and construct a new 162 square foot detached one-car garage at the bottom of the property, a new 270 

square foot attached one-car garage, and a total of 323 square feet of additions to an existing 1,973 

square foot multi-story single-family residence.  The proposed total of 3,095 square feet, located on an 

18,730 square foot lot in the Hillside Design District, is 70% of the guideline floor-to-lot area ratio 

(FAR).  Staff Hearing Officer review is required for requested zoning modifications.) 
 

(Comments only; project requires Environmental Assessment and Staff Hearing Officer review.) 
 

Actual time: 4:06 p.m. 
 

Present: Amy Von Protz, Designer; Erik Nickel and Gibbs Smith, Owners; and Joanne LaConte, 

Assistant Planner. 
 

Public comment opened at 4:17 p.m. 
 

Letters of expressed concerns from Robert Timkin, neighbor, opposed to the conversion of the garage to 

a livable unit and construction of a single car garage, and Barbara Eliasen, adjacent neighbor at 1308 

Dover Hill Rd., suggested that a temporary barrier be placed between the properties to protect her 

vegetation were acknowledged. 
 

Public comment closed at 4:20 p.m. 
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