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PROJECT DESCRIPTION

This is a continued preliminary review of a request to remove the 47 remaining travel
trailers at the Carpinteria Camper Park along with an adjacent single family dwelling in
order to construct seven apartment buildings in a variety of two-story configurations,
including (7) 1-bedroom, (14) 2-bedroom , (12) 3-bedroom flats and (10) 3-bedroom
townhomes. In all, 43 apartment units would be developed on 2.68 acres resulting in a
project density of 16 units laqe. A 4,346 square foot community center to serve the
residents is also proposed and would include administration off,rces, an assembly room
and kitchen, classtoom and computer lab, exam and reception rooms for health screening
and laundry facilities. The assembly room would open to a central common open space
areavia a covered loggia and patio.

The Mediterranean-style buildings are arranged around garden courts and play areas in
order to foster a sense of community and to shelter the outdoor areas from freeway noise.
Ground floor units and townhouses are provided with additional private outdoor space. A
landscaped stotm-water treatment basin at the front of the site would provide additional
noise and visual buffering from the freeway. The project a driveway and,79 uncovered
parking spaces would circle the perimeter of the site. A six-foot concrete block wall
located northern property boundary would provide an additional buffer from adjacent
agricultural uses.

Two-way access is provided at the Via Real street frontage via a gate at the southeast
coÍì.er of the site. A f,rre lane along the western perimeter of the site would provide
additional emergency access. The additional gate at the southwest comer of the site is
restricted to emergency vehicles and trash service trucks only. A half basketball court
located at the northwest coÍrer of the site doubles as vehicle turn-around.
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Project grading is estimated to be 2,300 cubic yards of cut and 1,000 cubic yards of fill. All
overhead utility lines would be placed underground. An Encroachment Permit from the
Carpinteria Public Works Department would be required to construct site improvements,
including a portion of the storm water treatment basin, paving and landscaping within the
Via Real Right-of-Way.

This project would be al00o/o affordable rental housing project for Carpinteria-area low
and very-low income families. The project would be developed pursuant to the
Residential Overlay District of the City's Zoning Code in addition to the State's Density
Bonus provisions (Government Code Section 65915) and the Bonus Density
requirements of the City's Zoning Code. Two incentives or concessions have been
requested pursuant to these provisions:

1. A reduction in the required vehicular parking spaces as the zone code provisions
would require 94 spaces, with 43 of these covered. The proposal would include
79 uncovered spaces.

2. A reduction in the required distance between buildings 1 &.7 and 6 & 7 as the
zone code would require a 26' -5" and a 24' -4' separation respectively; the
proposal provides a 16-foot separation between each building.

Plans are attached as Exhibit A.

PROJECT SETTING

The 2.68-acre project site is located on the north side of Via Real, entirely within the City of
Carpinteria and is comprised of three separate parcels which will be merged into one lot as part
of the project. The Camper Park currently contains approximately 47 travel trailers (I7 are
occupied), a structure used as an office and laundry room and a trailer used as an after-school
learning/art center. A single family residence is located on the north east side of the facility. An
agricultural parcel, currently planted in field crops is located north of the project site, under the
jurisdiction of Santa Barbara County. The Church of the Nazerene property is located to the east
with a Flood Control detention basin adjacent to the west. To the South lies Via Real and U.S.
Highway 101.

PROJECT HISTORY

On August 3'd of last year, the Planning Commission and City Council held a Joint review of a
similar conceptual project, only with 40 apartment units proposed. While overall the comments
included praises for Peoples' work in the community and the overall site layout with the central
open space, some concerns were raised regarding the height of the new structures given the
possible need for f,rll. Concerns were also raised regarding the proposed entry gates.

The ARB held conceptual review on August27,2009, followed more recently by a preliminary
review on April 29th of this year.
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The following comments were made by the Board at the April 29th meeting:

Several Boardmembers indicated that 9-foot plate heights would seem acceptable given
the site's location. Staffnotes that with the exception of the structure housing the
community center, first and secondfloor plate heights are now shown at approximately
eight feet. The height and location of the story poles were certified on August l6th ,'

The installation of the s-clay roof tile will be critical due to the large exposure of roofing
material; a double course at the eaves or some other architectural treatment to enhance
the look was suggested;

The entry gate location needs to be modihed in order to make room for a larger queue. A
new circular entry configuration, approved by the City Engineer and the Carpinteria-
Summerland Fire Protection District is now shown on the Site Plan;

It was suggested that the interior landscaped parkway could be eliminated in order to
allow for an increase in the usable courtyard area. The landscaped parh,vay has been
eliminated adjacent to Building #2;

o Curve some of the interior walkways since the building layout is at right angles;

o Building #6 needs additional detail to give ìt some interest as seen from Via Real. I
vine-draped pergola now frames central first-floor windows,'

The sidewalk adjacent to Via Real should be positioned up against the curb, but only 6-
feet in width. The remainder could be additional landscape material adjacent to the
detention basin. The Site Plan has been modffied to show this configuration; and

Several Boardmembers were in agreement that the requirement to have roof downspouts
drain into the landscaping just doesn't work for larger residential projects such as this.
The City Engineer responded with the following in an email to the Project Engineer:

The City of Carpinteria has adopted the City of Santa Barbara Guidelines
Manual for storm water management on an interim basis. Since storm water
management is still an evolvingfield and documents such as the Guidelines
Manual are works in progress, it is necessary to be flexible and use common
sense. Dahlia Court and Casas de las Flores both have "bio-swale/detention
basins" that allow infiltration, filtration andflow modification. Roof drains
should be allowed to directly discharge to the surface where practical or be
directly connected to storm drain pipes that lead to the detention basíns when
the roofdrain cannot discharge to a particular area.
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PROJECT ANALYSIS

Carpinteria Municipal Code

The project would be developed pursuant to Chapter 14.49, the Residential Overlay District (R)
of the City's Zoning Code. While the underlying zoning designation is Commercial Planned
Development (CPD), the Residential Overlay allows for residential-only development. The
project would also be developed pursuant to the State's Density Bonus provisions (Govemment
Code Section 65915) and the Bonus Density requirements of the City's Zone Code (Section 14.77).

Develonment Standardsmen n
^Standard Req uirement/All owance Proposal

Density (R Overlay)
2.6B acres

(116.859 so. ft.)

20 units per acre maximum including
any density bonus allowances: 53 units
IlìAX

43 units

Buildins Heisht 30-foot maximum Buildinss ranse from 24 to 29 feet
Building Setbacks

Front

Sides & Rear

35 feet from centerline ofstreet or
5 feet from right-of-way

None required

60 feet from right-of-way

35 feet from side
80 feet from rear

Distance Between
Buildings

Minimum one-half the sum of the
heights of opposing buildings: 2'7 feet
between buildings 1 &.7 and 6 &.7

16 feet between buildings 1 & 7

and 6 &7*

Building Coverage 500% maximum 23Yo (27,297 sq. ft.)
Common Ooen Soace 200lo minimum 45% (54,284 sq. ft.)

Landscape
Not less than 10Yo of the site, exclusive
of common open space 35% (42,223 sq. ft.)

Parking
One covered space for each single
bedroom unit, two spaces (one covered)
per two or more bedroom units and one
visitor parking space per three dwelling
units: 94 total spaces required.
Any additional parking associated with
the community center has not been
analyzed.

79 uncovered spaces provided*

* Density Bonus

The Density Bonus provisions allow incentives such as a reduced parking requirement and a
modification to requirements for separation between structures on the same site for qualifying
projects such as this. The parking requirement for a Density Bonus project would call for 79
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uncovered parking spaces to be provided to serue the residential portion of the project; 15 spaces
fewer than what the Zone Code would require absent this provision. The current proposal is to
provide 79 uncovered parking spaces. A request to allow a minimum of 16 feet between
buildings would be requested by the applicant as an incentive.

General Plan/Coastal Land Use Plan

Citywide Community Design Obj ectives

Community Design Element Objective CD-l: The size, scale andform of buildings, and their
placement on a parcel should be compatible with adjacent and nearby properties, and with the
dominant neighborhood or district development pattern.

Community Design Element Objective CD-22 Architectural designs based on
historic regional building types should be encouraged to preserve and enhance the
unique character of the city.

Subarea 3. Santa Monica, Canalino and El Carro Neighborhoods

Community Design Element Objective CDS3-2: Preserve and enhance the existing
residential neighborhood and ensure that new development enhances the neighborhood
character.

Community Design Element Objective CDS3-3: Ensure that new development is sensitive to
the scale and character of the existing neighborhoods, and consistent with the city's "small
beach town" image.

The Mediteranean style buildings would be arranged around a central common green to foster a
sense of community and to shelter the outdoor areas from freeway noise. The scale and form of
the proposed buildings would appear compatible with other two story structures in the area; most
notably the Franciscan Village condominiums located approximately 300 feet to the west.

Proposed building heights range from24 to 29 feet in height. Story poles have been erected and
show that the overall height of the structures and the location on the site would be sensitive to the
scale of the existing structures in the vicinity.

DG-3: Exterior architectural treatment and detail should be canied around all sides of
the building.

DG-5: The use of bay windows, dormers, balconies, covered porches, and other
decorative elements, qre encouraged when appropriate to the architecture of a building,
particularly when these elements would be oriented toward a public street or public space.

DG-9: Materials should be high quality and durable (taking into consideration its use
and climate), and authentic to the chosen architectural style.
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The materials shown on the building elevation appeff appropriate for the Mediterranean
style architecture. Staff would ask that the ARB pay particular attention to the
architectural treatment and landscaping adjacent to the buildings facing out onto
Via Real and the Highway.

Street Frontage

Policy CDS3-b: Enhance the pedestrian character of the neighborhoods' streets, parks and
lanes.

CDS3-Implementation Policy 40: As a part of new development þrojects, fences fronting on
collector and arterial streets shall be decorative and set back sfficiently to provide for
landscaping that enhances the street corridor and eliminates potential for the fencing to cause a
sight-distance obstruction. Existing wire or woodfencing along arterial streets shall either be
replaced Ío comply with the setback and landscaping requirement above, or screened with
landscaping (shrubs or vines) where feasible.

CDS3-Implementation Policy 4l: Open wood fences, including split rail and picket types, are
appropriateonfrontagelines. Solidfencesandwallsshouldbelimitedtosideandrearlotlines.

CDS3-Implementation Policy 442 Community mailboxes should be located in specially
designed locations that are comfortablefor the user. These locations should be visiblefrom
adjacenl streets and houses to enhance security.

Policy CD-10b: Frontages where residential uses abut a major thoroughfare should include
buffering elements such as yards, forecourts, courtyards, and tree rows. Sound walls are the
mosl primitive form of buffer and should be used only where other meÍhods are impractical. If
sound walls are used they should be attractive and well landscaped.

The current entrance to the Camper Park is gated. It is the applicant's preference to include the
entrance gates for security of tenants and better ability to manage the project. While there are no
prohibitions regarding entry gates serving multi-family developments, comments made by the
Planning Commission and City Council at their recent conceptual hearing indicated that most
would rather not see gates incorporated into the new project, but gates might be acceptable in
this case given the applicant's desires to better manage the project. The City's Public Works
Director and the Carpinteria-summerland Fire Protection District have approved this modified
design that now provides adequate space for cars to queue while waiting to enter, or tum around
if denied access into the development. The Board's comments regarding the aesthetics of
gates at the project site would be appreciated.

The proposed landscape plan includes the removal of a significant number of trees including 36
Washington robusta (Mexican fan palm). While several other species of palms will be replanted
on site or traded for nursery credit, the Mexican fan palms are proposed to be removed. Staff
would prefer to see a large number of these palms incorporated back into the landscape
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plan; the Board's comments regarding the disposition of these trees would be appreciated.

Agricultural Resources

OSC-9-Implementation Policy 43: Develop buffer zones to minimize land use conflicts
between agricultural operations and urbanized land uses.

Policy LU-3n: Setbaclcs shall be created between agricultural and urban uses. The
responsibility of providing the buffer shall rest with the property intensifying its use. The buffir
shall be adequate to prevent impacts to adjacent agricultural production. Such impacts include
increased limitations on the use of chemicals and fertilizers and increased conflicts between the
urban use and the adjacent agricultural operation.

The apartment buildings are located a minimum of 80 feet from the property line abutting the
agricultural parcel to the north. Within this area, a 61-foot wide parking lot would be
constructed; a planting area approximately 6 feet in width and a 6-foot high concrete block wall
would screen the project from the agricultural operations. The existing residence and
approximately 18 travel trailers are currently located within the 84-foot setback area. On the
agricultural parcel to the north, a landscaped strip and access drive approximately 26 feet in
width separate the actual open field planting beds from the shared southern property line.

SUMMARY OF ISSUES

o Mass, scale and height of the proposed structures;
o Articulation of the buildings facing out onto Via Real;
. Via Real street frontage improvements; and
o Landscape Plan and the disposition of the Mexican fan palms.

RECOMMENDATION

Staff recommends that the ARB review the changes and recommend preliminary approval of the
project subject to any recommended changes to the Planning Commission.

ATTACHMENTS

Exhibit A - Project Plan Set
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P REL I:M,,["N A,R HARDSCAPE LA ND CAPE D,ESIGN
PRETIMINARY PLANT PALEÎTE
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