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PROJECT DESCRIPTION

This is the preliminary review of a request to demolish two existing single family residences
(1,61 8 and 868 square feet, respectively) and construct a new two-story 2,7 42 square foot single
family residence with an attached 696 square foot studio unit and three attached garage spaces
(one two-car garage and a separate single car garage, totaling 747 square feet). The total square
footage of the new two-story structure would be 4,185 square feet. The structure would include
an additional 859 square feet of covered porches, decks and abreeze\¡/ay. Maximum height of
the residence would be approximately 25 feetfrom f,rnished grade.

The project would also include a new driveway, an enclosed courtyard in the front yard and site
landscaping throughout.

Plans are attached as Exhibit A. Storypoles have been erected on site since early January.

PROJECT SETTING

The project site is located on the north side of Seventh Street on the 4800 block. Presently, the
17,721square foot double lot is improved with two detached one-story single family residences
ofl,6lSsquarefeetand863squarefeet,respectively. Thelotalsocontainsa312squarefoot
detached garage and a separate, small storage shed in the rear yard. All existing structures are
proposed to be removed.

The project site is located in the Downtown and Old Town Neighborhood (Subarea 2). As a
whole, this neighborhood exhibits a wide range of housing types, sizes and architectural styles
from different eras. Each street contains small beach bungalows, larger multi-unit apartments,
newer single family dwellings and small two to three-unit condominium complexes. The
property is surrounded by a two-story single family home to the east, one and two-story multi-
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unit apartment complexes to the south and west and a single family home and multi-unit
condominium complex to the nofih.

The site is zoned Planned Residential Development (PRD-15) and has a Medium Density
Residential land use designation (MDR).

PROJECT HISTORY

The project was presented to the ARB at a conceptual level on November 72,2009. Overall, the
Board was generally supportive of the project, indicating that the Spanish-style architecture and
general color schemes were acceptable. The Board noted that given the amount of articulation
on all elevations, the large front setback and the mature landscaping along the street frontage, the
overall size and scale of the residence was not a major concem. Several of the Boardmembers
did however, feel that the second floor could be reduced in size or partially re-aligned to further
decrease the perceived mass of the structure along the frontage and to help maintain some of the
existing mountain views. Other conceptual comments included suggestions to increase the
(west) side yard setback, re-study the (east) side elevation to further break up the wall planes and
to possibly simplify some of the architecture elements.

A copy of the ARB Conceptual Staff Repofi and the Minutes from November 12,2009 meeting
are attached as Exhibit B.

PROJECT ANALYSIS

In response to the ARB's conceptual comments, the project, in particular, the second floor and
side elevations have been restudied to try to address the Board's suggestions. The second floor
has been pulled in from the side elevations, approximately four feet on the west side and
approximately nine feet on the east elevation. By increasing the offset of the second floor on the
east elevation, the Board's recommendation to break up the east elevation has also been
addressed. With respect to setbacks, the (west) side yard setback has been increased one foot,
from five feet to six feet. However, the (east) side yard setback has been reduced to six leet at its
narrowest point, from a previous minimum side yard setback of eight feet.

Overall, the square footage of the residence has increased by approximately 50 square feet (from
2,693 square feet to 2,742 square feet) and the attached studio unit has also increased in size by
228 square feet (from 468 square feet to 696 square feet). The garages remain essentially
unchanged in size. The amount of covered porches, decks, and similar areas has been reduced
by approximately 250 square feet (from 1,042 square feet to 787 square feet). With the increase
in building square footages and decrease in covered porch/breezeway area, the lot coverage for
the structure remains essentially unchanged (previously at3,626 square feet, now at 3,600 square
feet).

The Board's comments as to how well the changes respond to the Board's previous
conceptual comments would be appreciated. In particular, staff would appreciate input
from the Board as to whether the changes to the second floor adequately reduce the
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perceived mass of the structure from the street and to preserve existing mountain views.
Additionally, the Board's comments on whether the changes to the setbacks are
appropriate would also be appreciated.

Carpinteria Municipal Code

The following table identifies the project's conformance with Municipal Code requirements:

As submitted, the proposed project would meet all of the Planned Residential
Development zone district's development standards.

Design Review

The new residence would be designed in a Spanish-style architecture. Exterior materials include
plaster finish, adobe veneer, vinyl clad windows, tile roofing, wood caniage doors and wood
trim/detailing; a color/material board will be available at the meeting for the Board's review.
The residence features a front covered entry porch inside an enclosed courtyard. The courtyard
would be enclosed by a five-foot four-inch high patio wall with a plaster finish. A breezeway
adjacent to the courtyard separates the entry from the garages and provides access through to the
rear yard. The garages are broken up into one two-car garage and one one-car garage. The

Standard Req uirement/Allowance Proposal

Setbacks
Front

Side
(East)

Side
(West)

Rear

50 feet from centerline of
street or 20 feet from property
line, whichever is greater.

5 feet

5 feet

15 feet

SFD: 62 feet 2 inches fromCL,32
feet 2 inches from PL
Porch: 57 feet from CL, 27 feet
from PL

6 fee|2 inches

6feeT2 inches

SFD: 28 feet 3 inches
Height 30 feet 25 feet

Building Coverage 50o/o (5,560.5 square feet) 32Yo (3,600 square feet)*

Common Ooen Soace 20%o min. (2,224 square feet) 55% (6,1 1 8 square feet)
Density 3 units max. (15 dwelling

units to the acre)
2 Lrnits

Parking 2 spaces in a garage & 1

covered or uncovered soace.

3 spaces in agarage

*The submitted lot coverage figure includes the breezeway and covered porches.
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second floor of the residence is stepped back from all elevations and all wall planes (except for
the ground floor west elevation) are broken up with various features stepped in and out, creating
interest, shading and articulation. The second floor features two covered decks overlooking
Seventh Street and one deck facing the rear yard. The guest studio unit would be located behind
the garages, thereby creating the perception that the proposed structure is one dwelling unit
rather than two when viewed from the street.

A preliminary landscape plan has been developed for the property and predominantly features
native and adapted drought tolerant landscaping along with various fruit trees and a vegetable
garden. Rain barrels are proposed to catch roof runoff for irrigation purposes and all walkways
and the driveway would utilize permeable materials such as pavers.

The Board's comments on the proposed architectural style, detailing, colors and materials
of the residence would be appreciated.

General Plan/Coastal Plan Neishborhood Policies

The project site has a General Plan/Local Coastal Plan designation of Medium Density
Residential (MDR), and is zoned Planned Residential Development (PRD-15). The City's
Community Design Element of the General Plan contains both general over-arching policies and
specific sub-area policies. The project site is in Design Sub-area 2 (Downtown and Old Town
Districts).

CITYWIDE COMMUNITY DESIGN OBJECTIVES

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.

As a duplex, the structure would be generally comparable to other duplexes in the Downtown in
terms of square footage. However, given that the second unit is significantly smaller in size and
placed at the rear of the building, the structure would likely be perceived as a large single family
residence. To help minimize its scale, the structure has been set farther back into the lot than the
minimum required front setbacks and the second floor has been stepped in from the front and
side elevations. Additionally, the maximum height of the structure has been setat25 feet from
finished grade, which is in keeping with the average height of a two-story building in the
Downtown Nei ghborhoo d.

In response to conceptual comments by the ARB, the width of the second floor has been reduced
by approximately 12 feet (from 64 feet wide to 52 feetwide), with the most significant changes
occurring along the east elevation. Side yard setbacks remain relatively unchanged, with one
additional foot of setback gained on one side and one to two feet lost on the other side. The
changes to the second floor help to reduce the perceived size, scale and mass of the structure as
viewed from the street but additional reductions to the second floor and increasing both side yard
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setbacks would help to fuither reduce the mass of the structure and provide side yard setbacks
more in scale with the size of the building.

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

Pockets of Spanish-style architecture are found throughout the City such as on Vallecito
Place/Star Pine Road and near the City Library and Historical Museum. In the downtown
residential neighborhoods, most of the homes exhibit elements of bungalow, "Carp-cod,"
Craftsman or Ranch-style architecture, although there are a few examples of Spanish inspired
architecture.

The 4800 block of Seventh Street features a mix of styles and given the eclectic grouping of
architectural styles within such a small area, a Spanish-style home may f,rt in the neighborhood.
At the conceptual review with the ARB, the Board indicated that the Spanish-style architecture
was acceptable for this setting.

Objective CD-3: The design of the community should be consistent with the desire to protect
views of the mountains and sea (California Coastal Act of 1976 ç30251).

Given the flat terrain of the downtown neighborhood and the mid-block location of the subject
property, public views of the ocean do not exist and therefore would not be impacted. Mountain
views in this neighborhood are typically best at the street intersections where the wide rights-of-
way combined with larger street-side yard setbacks open up vistas towards the mountains.

Along the Seventh Street project frontage, there are glimpses of mountain views over the
existing single story residences. The new two-story structure would eliminate some of these
mountain views. The ARB asked the applicant to restudy the second floor to help preserve some
of the mountain views. The second floor has been reduced in width by approximately 72 feet,
with most of the reduction occurring on the east side of the structure. The main mountain views
howevet, occur over the western half of the property. The Board's input on how well the
revisions help to protect existing views would be appreciated.

Objective CD-5: The streets of neighborhood interiors should be designed to be the "living
rooms" of the neighborhood, where children and adults can safely play or walk. The design and
details of streets, frontages and buildings should support this objective.

Policy CD-Sa: Main entrances to homes should be oriented to the street. Entry elements such
as porches, stoops, patios andþrecourts are encouraged. Such entry elements should be
selectedfor their compatibility with the adjacent houses and the general neighborhood pattern.

As designed, the residence would feature alarge landscaped front yard, an enclosed courtyard
and a covered entry porch facing the street. The staggered garages and generous setback (30-40
feet from the property line) help mitigate the size and scale of the structure. However, this large
of a setback may not contribute to a pedestrian-oriented street frontage.
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The applicant proposes to enclose the courtyard and covered porch with a five-foot four-inch
high plaster wall. While the wall would be set back outside of the 20-foot setback from the
property line, a wall that is lower in height would aid in creating a frontage consistent with these
Objectives and Policies. A five-foot high wall in the front yard does not contribute to a
pedestrian-oriented frontage.

Policy cD-Sb: Garages should not dominate views from any public street.

The duplex features an attached two-car garage and an adjacent but separate attached one-car
garage. Each garage parking space would have its own separate door(s) and would be staggered,
thereby breaking up the garage elevation and minimizing the prominence of the garages when
viewed together. The minimum 4O-foot setback from the property line also helps to reduce the
visual impact of the garages.

Policy CD-Sc: Low walls, fences and hedges should be encouraged along the frontages to
define the edge of the private yard area, where appropriate.

A small courtyard area is proposed in the front yard that would surround the entry porch and
breezeway. The courtyard would be enclosed with a solid wall of approximately hve feet four
inches in height, set back a minimum of 20 feet from the front property line. Given the location
of the wall, it would not help to define the private yard areafrom the public right-of-way and as
noted earlier, a wall of this height in the front yard does not add to a pedestrian-oriented design.

Poficy CD-Sd: Houses within a neighborhood may vary in materials and style, but strong
contrasts in scale, color and roofforms should generally be avoided.

The overall height of the structure, roof forms and general color choices (tan plaster exterior,
brown roof tiles) would fit the surounding neighborhood. The scale of the structure, as
discussed elsewhere, is a concern, given its appearance from the street as a single family
residence and its wide frontage that would be built out, almost side setback to side setback in
places. The applicants have attempted to minimize the scale by further reducing the size of the
second floor, maintaining the large front yard setback and breaking up wall planes. Nonetheless,
the building would likely appear to be one the larger new structures in the Downtown
Neighborhood given its east-west (as opposed to north-south) orientation on the lot.

Objective CD-10: Areas with attractive frontage designs should be maintained. New
development should be carefully planned withfrontage areas, which maintain and enhance the
quality of Carpinteria's streets cape.

Policy CD-10a: Minor variations infront yard building alignments within a block are
encouraged. Relatively steady setbackpatterns clearly define the public space of the street and
reinforce small town character.
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Given the size and scale of the structure, the applicants chose to set the residence back farther
into the lot than the required setbacks. Whereas most residences along Seventh Street enjoy a
front setback of approximately 20 feet from the property line, the proposed residence would be
set back 30 to 40 feet, which would reduce the prominence of the residence and allow for a
larger front yard landscape area but may be at odds with the relatively steady setback pattern
encouraged by Policy CD-10a.

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

Seventh Street functions as a secondary thoroughfare into the Downtown given its connection to
Carpinteria Avenue. As such, it receives more car traffic than the other east-west streets in the
vicinity. As noted previously, the proposed duplex would be set back 30 to 40 feet from the
front property line and the front porch/entry would be enclosed within a walled courtyard. The
remainder of the front yard area would be landscaped. The oversized front yard and enclosed
courtyard would provide some buffering from the adjacent street traffic but may need further
study to be found compatible with other design objectives and policies which encourage
pedestrian-oriented frontages and low walls/fences in the front yard.

Objective CD-13: Ensure that lighting of new development is sensitive to the character and
natural resources of the City and minimizes photopollution to the maximum extent feasible.

Policy CD-13b: Lighting shall be low intensity and located and designed so as to minimize
direct view of light sources and dffisers and to minimize halo and spillover fficts.

The submitted plans do not show exterior lighting at this time. However, if the project is
approved, lighting will be considered as part of the final ARB design review.

SUB AREA 2 OBJECTIVES & POLICIES

Objective CDS2-1: Preserve and strengthen the visual and physical connections between the
downtown, beach, the salt marsh, mountains and the other neighborhoods and districts in the
City.

Policy CDS2-a: Ensure that new intensified land uses within the Downtown remain consistent
with the City's "small beach town" image.

The proposed residence and attached studio would replace two existing detached units that likely
date from around the 1950s and 1920s respectively. The new residence would be a major
reinvestment into the property as the existing units are older and do not appear to be have been
well-kept, which would in tum help to improve the street as a whole.
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While the new "duplex" would be larger than many of the other similarly developed residences
in the neighborhood, the large front setback, building articulation and reduced second floor help
to mitigate the size and scale of the building and better fit in the surrounding neighborhood.

Policy CDS2-b: To enhance the pedestrian character of the Downtown's streets, plazas, paseos,
parks and lanes.

Implementation Policy 18: Hedges, walls and picket fences between 30 inches and 42 inches in
height are encouraged on the frontage line. Sideyard walls should step down to no more than 42
inches in height within the front yard setback area.

Implementation Policy 202 Driveways should be as narrow as practical to make pedestrian use
of the sidewalks safer and more pleasant. Parking of vehicles across the sidewalk should be
prohibited ønd enforced.

The proposed structure would likely be perceived as a large single family dwelling given the
small size and obscured placement of the second unit. While the increased front setback, stepped
in second floor and building articulation aid in reducing its perceived sizelscale from the street,
the placement of the structure this far back into the lot and the use of the five-foot high courtyard
wall may not be in keeping with the desired pedestrian character for the neighborhood.

The residence would feature one driveway for the three garage spaces, which would align with
the existing driveway along the west side yard. The remainder of the front yard would be
landscaped with a five-foot high wall set back about 20 feet from the front property line, creating
a private courtyard for the residence. A raised, covered entry porch located inside the courtyard
would face the street and align with a walkway from the public sidewalk to the front door.

The proposed wall is approximately two feet higher than what is encouraged in Policy 18
(above). Although the wall is located outside of the front yard setback and is therefore not held
to the strict three-foot maximum height, a lower wall height would better address the various
policies that encourage low fences/walls and pedestrian-oriented frontages.

SUMMARY OF ISSUES

. Side yard setbacks;
o Revised second floor;
. Loss of mountain views;
o Overall size, bulk and scale;
o Pedestrian character of the building frontage;
o Front yard wall height; and
o Preliminary landscape plan.
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RECOMMENDATION

Provide comments to the applicant and staff on the submitted design and the issue areas
identified above. If the Board feels the project meets acceptable design criteria, the Board can
recommend preliminary approval to the Planning Commission with their comments attached.
Alternately, if the Board feels the project needs further study or revisions, the Board can
recommend that the project be continued to a future meeting for additional review prior to
continuing on to the Planning Commission.

ATTACHMENTS

Exhibit A- Preliminary architectural drawings and landscape plan
Exhibit B- ARB Conceptual Review Staff Report and Minutes, dated November 12,2009
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6) Thymus vulgaris - 4" pots
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8) Lantana 'Bandana'- I gal
9) Echium'Pride of Madeira' 5 gal
10) Aloe arborscens- 5 gal.
I l) Crassula ovata (Jade) tricolor- 3 gal
12) Agave victoriae-reginae- 3 gal
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14) Dudleya'Anacapa'- I gal
15) Sedum 'Bronze carpet'- flats
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45) Transplanted Mexican Lime
46) Existinglime
47) Persimmon'Fuyu' 15 gal
48) ExistingAvocado
49) Wisteria sinensis- 5 gal
50) Rosa'Don Juan'- 5 gal
51) Transplanted Camellia
52) Fig 'Brown Mission'- 15 gal
53) Impatiens- flats
54) Bouteloua gracilis @lue gema grass) - seeds

Rain barrel @
Pavers

Tile

Drainage
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PROJECT DESCRIPTION

This is the conceptual review of a request to demolish two existing single family residences and
construct a new two-story 2,693 square foot single family residence with an attached 468 square
foot studio unit, an attached two-car garage and a separate one-car garage (totaling 746 square
feet). The total square footage of the new two-story structure would be 3,907 square feet. The
structure would include an addition al 7 ,042 square feet of covered porches and abreezeway.
Maximum height of the residence would be approximately 24 feet four inches from finished
grade.

The project would also include a new driveway, front enclosed courtyard and site landscaping.

Plans are attached as Exhibit A.

PROJECT SETTING

The project site is located on the north side of Seventh Street on the 4800 block. Presently, the
II,l2l square foot double lot is improved with two detached one-story single family residences
of 1,618 square feet and 868 square feet, respectively. The lot also contains a 312 square foot
detached garage and a separate, small storage shed in the rear yard. All existing structures are
proposed to be removed.

The project site is located in the Downtown and Old Town Neighborhood (Subarea 2). As a
whole, this neighborhood exhibits a wide range of housing types, sizes and architectural styles
from different eras. Each street contains small beach bungalows, larger multi-unit apartments,
newer single family dwellings and small two to three unit condominium complexes. The
property is surrounded by a two-story single family home to the east, one and two-story multi-
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unit apartment complexes to the south and west and a single family home and multi-unit
condominium complex to the north.

The site is zoned Planned Residential Development (PRD-15) and has a Medium Density
Residential land use designation (MDR).

PURPOSE OF CONCEPTUAL REVIEW

The purpose ofthe conceptual review process is to allow a project applicant and staffto
submit conceptual plans for review and to receive advisory comments and suggestions from
the Architectural Review Board. The feedback from the Board should provide preliminary
guidance to the applicant and staft and assist in developing a project that can be found
consistent with City requirements and polices.

This project is being presented to the ARB for Conceptual Review given the proposed
architectural style and size, bulk and scale ofthe residence. Staffand the applicant seek
direction from the Board as to whether the proposed residence would be consistent with the
applicable policies of the Community Design Element and more importantly, be compatible
with the surrounding development pattern and the City's "small beach town" image.

PROJECT ANALYSIS

Carpinteria Municipal Code

The following table identif,res the project's conformance with Municipal Code requirements:

Standard Req u i rement/Allowance Proposal

Setbacks
Front

Side
(East)

Side
(West)

Rear

50 feet from centerline of
street or 20 feet from property
line, whichever is greater.

feet

feet

l5 feet

SFD: 62 feet 2 inches from CL,32
feet 2 inches from PL
Porch: 57 feet from CL, 2l feet
from PL

7 feeT

5 feet

SFD: 37 feet 9 inches
Porch: 33 feet 6 inches

Height 30 feet 24 fee| 4 inches

Building Coverage 50o/o (5,560.5 square feet) 32o/o (3,626 square feet)*



Common Open Space 20%o min. (2,224 square feet) 57.9% (6,445 square feet)
Density 3 units max. (15 dwelling

units to the acre)
2 units

Parking 2 spaces in a garage & I
covered or uncovered space.

3 spaces in a garage
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*The submitted lot coverage figure includes covered porches.

As submitted, the proposed project would meet all of the Planned Residential
Development zone district's development standards.

Design Review

The new residence would be designed in a Spanish-style architecture. Exterior materials include
plaster f,rnish, adobe veneer, aluminum clad wood windows, tile roofing, wood carriage doors
and wood trim/detailing. The residence features a front covered entry porch inside an enclosed
courtyard. A breezeway adjacent to the courtyard separates the entry from the garages and
provides access through to the rear yard. The garages are broken up into one two-car garage and
one one-car garage. The second floor ofthe residence is stepped back from all elevations and all
wall planes are broken up with various features stepped in and out, creating interest, shading and
articulation. The second floor features two covered decks overlooking Seventh Street and one
deck facing the rear yard. The guest studio unit would be located behind the garages, thereby
creating the perception that the proposed structure is one dwelling unit rather than two when
viewed from the street.

While the residence meets all of the City's required development standards and provides
architectural interest by breaking up wall planes and stepping in the second flooi, staff is
concerned about the compatibility of the residence with its'surroundings, principally due to the
chosen architectural style and the size, bulk and scale of the residence. Staff acknowledges that,
while there are other buildings in the City that exhibit a Spanish-style architecture, there are none
on this block of Seventh Street. With respect to size, bulk and scale, the project would provide
more than the required front setback, features numerous break-ups and varied roof elements and
steps in the second floor along the side elevations thereby increasing the side setbacks for the
second floor. Nonetheless, the length of building frontage, the placement of the second unit and
the east-west orientation of both the f,rrst and second floor building masses creates the
appearance of a rather large single family residence that could be out of scale with the mostly
smaller and namower (oriented north-south) single family homes and apartments in the
immediate vicinity. The Board's comments on the proposed architectural style, detailing,
size, bulk and scale of the residence would be appreciated.

General Plan/Coastal Plan Neighborhood Policies

The project site has a General Plan/Local Coastal Plan designation of Medium Density
Residential (MDR), and is zoned Planned Residential Development (PRD-I5). The City's
Community Design Element of the General Plan contains both general over-arching policies and
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specific sub-area policies. The project site is in Design Sub-area 2 (Downtown and Old Town
Districts).

CITYWIDE COMMUNITY DESIGN OBJECTIVES

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.

The subject residence would be one of the larger residences in the Downtown. To help minimize
its scale, the home has been set farther back into the lot than the minimum required front
setbacks and the second floor has been stepped in from the front and side elevations.
Nonetheless, the building footprint would almost span the entire allowed building envelope
width of a double wide lot, which suggests that the scale and placement of what appears to be a
single family home (as viewed from the street) may be out of sync with its surroundings.

Perhaps reorienting portions of the structure to principally run north-south rather than east-west,
reducing the size of the second floor, re-arranging the floor plan so that the second unit has a
street-front presence or increasing the front setback for a portion of the residence (like the
garages) would aid in reducing the perceived scale of the home or helping it to read as two units
rather than one.

Objective CD-2: Architectural designs based on historic regional building types should be
encouraged to preserve and enhance the unique character of the City.

Pockets of Spanish-style architecture are found throughout the City such as on Vallecito
Place/Star Pine Road and near the City Library and Historic Society. In the downtown
residential neighborhoods, most of the homes exhibit elements of bungalow, "Carp-cod,"
Craftsman or Ranch-style architecture, although there are a few examples of Spanish inspired
architecture.

The 4800 block of Seventh Street features a mix of styles but Spanish is not amongst them.
Given the eclectic grouping of architectural styles within such a small area, a Spanish-style home
may fit in the neighborhood. On the other hand, the chosen style is not in keeping with the more
typical styles found in most new developments in Carpinteria; therefore staff would appreciate
the Board's input.

Objective CD-3: The design of the community should be consistent with the desire to protect
views of the mountains and sea (Califurnia Coastal Act of 1976 530251).

Given the flat terrain of the downtown neighborhood and the mid-block location of the subject
property, public views of the ocean do not exist and therefore would not be impacted. Mountain
views in this neighborhood are typically best at the street intersections where the wide rights-of-
way combined with larger street-side yard setbacks open up vistas towards the mountains.
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Replacing the existing one story homes with a larger two story home would likely impact some
mountain view, but given the relatively low height of the new two-story residence and its larger-
than-required front setback, the impact is likely to be minor. In the event that there is a mountain
view worth preserving at this location, reducing the size of the second floor or re-orienting it
could help to preserve those views.

Objective CD-5: The streets of neighborhood interiors should be designed to be the "living
rooms" of the neighborhood, where children and adults can safely play or walk. The design and
details of streets, frontages and buildings should support this objective.

Policy CD-Sa: Main entrances to homes should be oriented to the street. Entry elements such
as porches, stoops, patios andforecourts are encouraged. Such entry elements should be
selectedfor their compatibility with the adjacent houses and the general neighborhood pattern.

As designed, the residence would feature alarge landscaped front yard, an enclosed courtyard
and a covered entry porch facing the street. The staggered garages, and generous setback (30-40
feet) from the street also add to a pedestrian-oriented design, given the large size of the home.
Ensuring that the wall that encloses the courtyard remains low in height would aid in creating a
frontage consistent with these Objectives and Policies.

Policy CD-Sb: Garages should not dominate views from any public street.

The residence features an attached two-car garage and an adj acent but separate attached one-car
garage. Each garage parking space would have its own separate door(s) and the two-car garage
is set back farther from the street than the one-car garage, which helps to minimize the garages.
Nonetheless, given the large lot size, there are opportunities to relocate the garages elsewhere on
the lot, where they would be even less conspicuous (i.e. a detached garage in the rear yard).

Policy CD-Sc: Low walls, fences and hedges should be encouraged along the frontages to
define the edge of the private yard area, where appropriate.

A small courtyard area is proposed in the front yard that would surround the entry porch and
breezeway. The courtyard would be enclosed with a solid wall of approximately four feet in
height.

Policy CD-Sd: Houses wíthin a neighborhood may vary in materials and style, but strong
contrasts in scale, color and roofforms should generally be avoided.

The overall height of the residence, roof forms and general color choices (tan plaster exterior,
brown roof tiles) would fit the surrounding neighborhood. The scale of the structure, as
discussed elsewhere, is a concem, given its wide frontage that would be built out, almost side
setback to side setback in places. The applicants have attempted to minimize the scale by
stepping in the second floor, increasing the front yard setback and breaking up wall planes.
Nonetheless, the building would be amongst the larger residences in the Downtown
Neighborhood.
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Objective CD-10: Areas with attractive frontage designs should be maintained. New
development should be carefully planned with frontage areas, which maintain and enhance the
quality of Carpint eria's str e et s c ape.

Policy CD-10a: Minor variations infront yard building alignments within a block are
encouraged. Relatively steady setbackpatterns clearly define the public space of the street and
reinforce small town character.

Given the size of the residence, the applicants chose to set the residence back farther into the lot.
'Whereas 

most residences along Seventh Street enjoy a front setback of approximately 20 feet
from the property line, the proposed residence would be set back 30 to 40 feet.

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

Seventh Street functions as a secondary thoroughfare into the Downtown given its connection to
Carpinteria Avenue. As such, it receives more car traffic than the other east-west streets. As
noted previously, the proposed residence would be set back 30 to 40 feet from the front property
line and the front porch/entry would be enclosed within a walled courtyard. The remainder of
the front yard area would be landscaped.

Objective CD-13: Ensure that lighting of new development is sensitive to the character and
natural resources of the City and minimizes photopollution to the mqximum extent feasible.

Policy CD-13b: Lighting shall be low intensity and located and designed so as to minimize
direct view of light sources and dffisers and to minimize halo and spillover fficts.

The submitted conceptual plans do not show exterior lighting at this time. However, if the
applicant submits a formal Development Plan application, lighting will be considered as part of
the project review.

SUB AREA 2 OBJECTIVES & POLICIES

Objective CDS2-1: Preserve and strengthen the visual and physical connections between the
downtown, beach, the salt marsh, mountains and the other neighborhoods and districts in the
City.

Policy CDS2-a: Ensure that new intensífied land uses within the Downtown remain consistent
with the City's "small beach town" image.

The proposed residence and guest studio would replace two existing units that likely date from
around the 1950s and 1920s respectively. The new residence would be a major reinvestment into
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the property as the existing units are older and do not appear to be have been well-kept, which
would in turn help to improve the street as a whole.

There is concern however that the new residence could be too intense for its surroundings given
its architectural style and size, bulk and scale.

Policy CDS2-b: To enhance the pedestrian character of the Downtown's streets, plazas, paseos,
parks and lanes.

Implementation Policy l8z Hedges, walls and picket fences between 30 inches and 42 inches in
height are encouraged on the frontage line. Sideyard wqlls should step down to no more than 42
inches in height wíthin the front yard setback area.

Implementation Policy 20: Driveways should be qs narrow as practical to make pedestrian use
of the sidewalks safer and more pleasant. Parking of vehicles across the sidewalk should be
prohibite d and enforced.

The residence would feature one driveway for the three garcge spaces, which would align with
the existing driveway along the west side yard. The remainder of the front yard would be
landscaped with a four-foot high wall set back about 20 feet from the front property line, creating
a private courtyard for the residence. A raised, covered entry porch located inside the courtyard
would face the street and align with a walkway from the public sidewalk to the front door.

While the proposed wall is higher than what is encouraged in Policy 18, its setback from the
street may help to minimize its prominence.

SUMMARY OF ISSUES

Architectural style;
Size, bulk and scale;
Setback from front property line;
Prominence of garages;
Front yard wall; and

Potential loss of mountain views.

RECOMMENDATION

Provide conceptual comments to the applicant and staff on the submitted design.

ATTACHMENTS

a

o

o

o

o

a

Exhibit A- Site Plan, Elevations, Floor Plans, & Sections
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o Agrees with the comments made
o The overall plant palette is nice,

adjacent to the wetland.
Boardmember Araluce:

o Notes that it is a great project, agrees with the comments made by the Board;
o Building #1 encroaches too far into the adjacent neighbors' personal space, Should be one story

or two studio units with the second floor moved significantly back away from the property line.
Would like to see photos from the neighbors' back yards at the next meeting;

o Biggest concern is the impact of Building #3 to the view of Rincon Hill from Via Real at Santa
Ynez;

o Mindful of the views of the roofs of the buildings from the Santa Ynez Ave. ove{pass;
o The project entrance(s) need more attention for residents and visitors.

so far, feels that the linear rooflines need to be broken up;
although more riparian mix could be used in, and directly

ACTION: Motion by Boardmember Johnson, seconded by Boardmember Reginato, to continue the
project to a special meeting sometime between December 3'd and lOth so that the applicant's team can
revise the plans pursuant to the comments made.

VOTE 5-O

PROJECT REVIE\ry
3) Applicant: Mike & Susan Ahn

Agent: Ray Ames
Project Number: 09-1 529-CON
Project Location: 4848 Seventh Street
Zoning: Planned Residential Development (PRD- 1 5)

Planner: Nick Bobroff

Hearing on the request of Ray Ames, agent for Mike and Susan Ahn to consider Case No. 09-
1529-CON for conceptual review of a proposal to demolish two existing single family dwellings
and construct a new 2,693 square foot single family dwelling, an attached 468 square foot guest
studio and attached garages totaling 746 square feet. Total building square footage would be
3,907 square feet. Maximum height of the newtwo-story residence would be24 feet four inches.
The 11,121 square foot lot is zoned Planned Residential Development (PRD-15) and shown as
APN 003-304-010, located at 4848 Seventh Street.

B o ar dmemb er Di s cus sion
Boardmember Nomura felt that overall, the design looked nice and did not have any concerrs with the
Spanish architectural style or general color schemes. He felt however, that there was a lot of mass along
the street and that this could be reduced somehow. He suggested the applicant's consider pushing the
garages farther back into the lot to help break up the linear look of the home.

Boardmember Johnson liked the covered porches, break-ups in all the wall planes and general massing
of the structure. He was also fine with the architectural style and colors/materials. He suggested the
second floor was a little too wide and could be reduced or partially re-aligned. He also recommended
the (west) side setback be increased and the (east) side elevation be restudied as it was too veftical.

B-9a{dm_ember Ellinw_ood fgllthat tþ9 degig_n wq9 flqg qs quþmlt1gd. H_9¡gte{ tþel elleley9jþ$ welg___ 
J
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animated and articulated and that the second floor was already stepped in quite a bit from ihe ground
floor. The larger than required front setback and existing mature landscaping along the street frontage
also helped to screen andlor minimize the size of the home.

Boardmember Araluce felt the residence was somewhat out of scale with the surrounding homes given
the added width of a double lot. He thought that opening up the second floor a bit more would help to
reduce the mass of the structure and protect some of the existing mountain views. Give the individual
garage doors and larger-than-required front setback, he did not feel that the garages were too prominent.
Overall he was comfortable with the architectural style but felt it was a little too busy and could be
quieted down or simplified somewhat. He agreed that animation/articulation could be used to help break
up the sizelwidth of the street frontage.

Boardmember Reginato was in general agreement with the other Boardmembers.

ACTION: Conceptual comments provided.

VOTE N/A
OTHER BUSINESS: NONE

CONSENT CALENDAR:
o Action Minutes of the Architectural Review Board meeting held October 29,2009.

ACTION: Motion by Boardmember Nomura, seconded by Boardmember Araluce to approve Action
Minutes of October 29,2009.

VOTE: 5-0

COUNCIL - None
MATTERS PRESENTED BY STAFF/BOARDMEMBERS _ None
ADJOURNMENT

Chair Araluce adjourned the meeting at 8:20 p.m. to the next regularly scheduled meeting to be
held at 5:30 pm on Thursday, December 17,2009 in City Council Chambers.

Secretary, Architectural Review Board

Chair, Architectural Review Board
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