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PROJECT DESCRIPTION

This is a conceptuallin-progress review of a revised request to construct a new two-story mixed
use commercial development on a vacant lot located at the intersection of Carpinteria Avenue
and Holly Avenue.

In the revised concept, the commercial spaces and the residential apartments have been
integrated into one two story 8,156 square foot L-shaped building. The commercial portion of
the mixed use development would continue to be oriented along the Carpinteria Avenue
frontage; it would be two-stories tall and comprise 6,620 square feet of gross floor area (1't floor:
3,282 square feel2"d floor: 3,338 square feet). Two one-bedroom,540 square foot apartments
would be located along the Holly Avenue frontage, stacked on top of two one-car 228 sqtare
foot garages for the residential units and a pass-through driveway to the commercial parking lot
in the property's interior.

The commercial component of the building would be set back a minimum of five feet from the
Carpinteria Avenue property line. At the Carpinteria/Holly Avenue corner, the commercial
building has been pulled back from the corner to create an approximately 3O-foot wide by l8 feet
deep entry court area open to the public sidewalk along both street frontages. Along Holly
Avenue, the commercial portion of the building would be set back three feet six inches from the
property line. The exterior stairs leading to the second floor residential apartments would be
placed at the property line along the Holly Avenue frontage. The commercial component of the
building is proposed to have second floor decks (totaling 358 square feet) overlooking both the
Carpinteria Avenue frontage and the interior parking lot. Both of the apartments would include
small 78 square foot decks overlooking Holly Avenue.

A 1O-space parking lot (including one accessible space) would be provided in the lot's interior
accessed from a driveway off Holly Avenue. A portion of the commercial building's second
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floor would cantilever over the parking spaces placed immediately behind the commercial
building. The other seven spaces located along the rear property line would be uncovered
surface spaces.

The main roof element along the Carpinteria Avenue frontage would measure 26 feetto the top
of the shed roof from hnished grade. At the street corner, the two story element would be
slightly higher at 28 feet to the top of the shed roof. Toward the interior of the lot
(approximately 12 feet back from the Carpinteria Avenue face of the building), the parapet wall
over a flat-roofed section of the building would reach 29 feet in height. The residential
component of the project along the Holly Avenue frontage would reach a maximum heightof 22
feet.

The architectural style of the development has been updated and made consistent throughout the
project. The ground floor commercial facades would feature large storefront windows. The
second floor of the building, for both the commercial and residential elements would feature a
vertical siding and shed roofs with deep overhangs. Cantilevered awnings are proposed along
the ground floor street frontages over the retail/commercial spaces. Planter areas for possible
landscaping are proposed along both street frontages.

Revised conceptual plans are attached as Exhibit A.

PROJECT HISTORY

Preliminar:¿ ARB Review

The project was reviewed at a preliminary level by the ARB at their February 2l't meeting.
Three members of the public spoke on the project; their concerns mainly focusing on the
building's mass, height and proximity to the public sidewalk, along with the potential for
increased traffic and/or on-street parking demands as a result of the new building and tenants.

The Boardmembers also expressed concerns with the building design. They were in general
agreement that the building felt too massive and too close to the sidewalk. They strongly
encouraged the applicants to step the building back away from the sidewalk and the street
intersection, incorporate more articulation into the elevations, including setting the second floor
back away from the ground floor façade, and generally try to reduce the overall mass and scale
of the building as viewed from the public streets. They also noted they would like to see the
architectural style of both buildings, and how they relate to one another, restudied.

Ultimately the Board recommended continuance to the March 21,2013 meeting with direction to
restudy the design concept based on the Board's feedback. At the March 2l't meeting, the item
was continued indefinitely at the request of the applicants to allow additional time to consider
options for a redesign ofthe project.

A copy of the February 21't meeting Minutes is attached as Exhibit B.
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PROJECT ANALYSIS

In response to the comments received during the last ARB review of the project, the applicants
have revised the site layout and building architecture. Among the noted changes are the
following key revisions:

o The commercial and residential components of the project have been integrated into one
building rather than two standalone buildings as previously proposed. The architectural
style for the two components has thus been made consistent;

o The primary Carpinteria Avenue building setback has been increased from two feet to a
minimum of five feet; the height of this building element has been reduced ftom2'l feet
to 26 feet;

o The 33-foot high corner element that was previously proposed to be placed on the
Carpinteria/Holly Avenue property lines has been replaced with an open entry court area.
The corner element of the building would now be set back from the comer to allow for
the plaza area and would reach a maximum height of 28 feet rather thart amaximum of
33 feet as previously proposed;

o The maximum building height has been reduced from 33 feet to 29 feet. The highest
point of the building would also be setback approximately 17 feet into the lot from the
Carpinteria Avenue property line rather than placed directly on the property lines at the
street corner;

o The height of the residential portion of the project has been reduced from approximately
25 feet six inches to 22 feet;

o Various second floor decks have been added along the Carpinteria and Holly Avenue
frontages to break up the building elevations and add architectural interest;

o Total square footage of the commercial portion of the development has increased by
approximately 620 square feet, thus requiring two additional parking spaces. A l0-space
parking lot continues to be proposed onsite;

o The revised design no longer requires a setback modification or a building height
modification. The revised design would meet all of the applicable building development
standards. A parking modification would however still be required with an additional
two spaces (for a total of four) that are requested to be offset through the payment of the
Downtown "T" Parking Development Impact Fee.

The Board's comments on the revisions to the project in light of the Board's previous
direction would be appreciated.

Carpinteria Municipal Code

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



Standard Req uirement/Allowance Proposal

Setbacks
Front

Side
(East)

Side
(V/est)

Rear

35 feet from centerline of
street or 5 feet from property
line, whichever is greater,

0 feet

0 feet (Side yard setbacks on
corner lots may be waived per
cMC $14.20.090(l))

0 feet

38 feet from street centerline
5 feet from property line

6 feet 6 inches (1't floor
commercial portion)
0 feet (2nd floor commercial
portion)

3 feet 6 inches (commercial
portion)
0 feet (residential portion)

43 feet (commercial portion)
1 foot (residential sarase oortion)

Height 30 feet 29 feet (commercial portion)
22 feet fresidential oortion)

Landscaping 5%o min. up to 20Yo max.
(500- 2.000 square feet)

To Be Determined

DensiW 20 units/acre (4 units) 2 one-bedroom units
Parking 16 spaces (1 space/500 sq ft

commercial& I spacefor
each one-bedroom unit)

l2 spaces+ (10 commercial spaces
and2 one-car garages for
residential units)
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*Requires granting of a Parking Modffication by the Planning Commission to allow for four required
commercial parking spaces to be ffiet through the payment of the City's Downtown "7" Parking
Development Impact Fee (DIF).

General Plan/Coastal Plan Neiehborhood Policies

An analysis of the revised concept's conformity to the applicable Community Design
Element objectives and policies is provided below.

CITYWIDE COMMUNITY DESIGN OBJECTIVES

Objective CD-l: The size, scale andþrm of buildings and their placement on a parcel should
be compatible with adjacent and nearby properties and with the dominant neighborhood or
di s tr ic t dev e I opment patt ern.

The revised concept design has attempted to address the Board's and public's concerns with the
original design by increasing the building setback from Carpinteria Avenue, reducing the
building height along the street frontage(s) and pulling the building back from the intersection to
create an open courtlplaza area. With these changes, the building's perceived scale and mass as
viewed from the street frontages would be reduced. Integrating the apartments into the
commercial building and placing the units along the Holly Avenue frontage helps to visually
screen the interior parking lot from the street.
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In terms of overall building height and size, the building is comparable to other two story
buildings in the downtown portion of Carpinteria Avenue such as the Sansum clinic (directly
across Carpinteria Avenue), the commercial building at 4945 Carpinteria Avenue
(Lemos/Crushcakes) and the Plaza Theater building. The open courtyard placed at the
intersection is similar in character and function to the courtyard at the Benon Goldberg mixed
use building at the corner of Linden Avenue and Carpinteria Avenue. The increased building
setback and reduced building height along Carpinteria Avenue may also make the revised design
more compatible in scale and character with the adjacent single story building (to the east).

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

The revised concept has integrated the commercial and residential components of the project into
one building with a comprehensive architectural design. The chosen style incorporates elements
that are found amongst some of the more contemporary homes along the Carpinteria beachfront.
Carpinteria prides itself on its eclectic mix of architectural styles and eras; a building along the
lines of what is proposed would addanew style and architectural aesthetic to the City's
downtown core.

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

Due to the project's location on the southeastern corner of the Carpinteria Avenue and Holly
Avenue intersection, the generally flat topography of the area, the proposed project would not
block any existing public views of the mountains or sea. Existing mountain views on this stretch
of Carpinteria Avenue are best described as glimpses over and around the roofs of existing
buildings.

Objective CD-6: Existing transitional neighborhood edges should be maintained and
incorporated into the new neighborhood designs.

Policy CD-6a: Neighborhood-serving commercial or apartment buildings should be oriented to
the street that bounds or enters the neighborhood. Front doors shouldface the street with
primary access directlyfrom the public sidewalk. The buildings should be compatible in scale
with nearby residential buildings.

Policy CD-6b: Parking lots should be beside or behind the buildings, not infront. On-street
customer parkingfor small neighborhood-serving shops, restaurants, ffices and service
businesses is encouraged. Such on-street parking should be managed as short-term convenience
parking and should not conflict with parkingfor coastal access or nearby residences.

The proposed commercial building would be oriented along the Carpinteria Avenue frontage of
the subject property and retum along the Holly Avenue frontage. Entrances to the commercial
building would be located along both the Carpinteria and Holly Avenue frontages and would
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face the public sidewalk. Parking for the proposed project would be provided onsite (other than
approximately four spaces which could be offset through the payment of the parking in-lieu fee)
and would be located at the interior rear corner of the lot, behind the proposed building. The
parking would be partially screened from the Holly Avenue frontage by the residential garages
and apartments above.

There are no residential buildings immediately adjacent to the project; instead the property is
immediately bounded on all sides by commercial development. As discussed elsewhere, the
overall size, scale and mass of the proposed building appears to be comparable to other
developments along the Carpinteria Avenue corridor.

Objective CD-7: Enhance and maintain the Linden Avenue downtown core, the Carpinteria
Avenue commercial core, the Eugenia Professional ffice area, the Casitas Village, Shepard's
Place Shopping Center and the Cindy Lane-Mark Avenue industrial park districts.

The proposed project would enhance the downtown commercial core by re-developing a long-
standing vacant lot on a prominent corner in the City's downtown. The City envisions gradually
transforming the Carpinteria Avenue corridor in this part of the City into an areawith a
development pattern and character similar to that of Linden Avenue. Creating new retail
opportunities in a building that is designed to be pedestrian oriented is consistent with this vision.
The City must however carefully ensure that any new buildings in this area are consistent with
the desire to maintain a "small beach town" feel to the downtown.

Policy CD'7az Retail and commercial uses should generally have large transparent
"storefront" windows for display of merchøndise to pedestrians. Blank sections ofwalls on
street frontages qre strongly discouraged.

The ground floor facades of the commercial building feature prominent large storefront
windows/entrances on all building elevations.

Policy CD-7b: Buildings should be designed to incorporate signs that conform to the City's
sign ordinance. Signs should be integrated with building architecture and adequately identify
bus ine s s e s. Fr e e s t andin g mo num e nt s i gns ar e di s c our age d.

Areas for signage have not been developed at this time, although it is likely that tenant signage
could be accommodated within the storefront windows or possibly hanging from beneath the
proposed awnings along the street frontages. At a later date, should the project be approved, any
future proposals for tenant signage could be considered on a case-by-case basis, or the applicant
could create and develop a planned sign program for the entire development.

Policy CD-7c: Loading and trash facilities should be located where they are screened from
view. The use of alley and service roads is encouragedfor thesefacilities.

Trash facilities for the development would be provided in a trash enclosure that is integrated into
the backside of the commercial building and within the covered driveway entrance underneath
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the residential units. The trash enclosure would be fully enclosed and finished to appear as part
of the design of the commercial building. The rear parking lot could be used for loading
pulposes.

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 Corpinteria's streets cape.

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

Policy CD-10c: Commercial and mixed-use frontages should generally have wide sidewalks
adequate to encourage customers and residents to walk, shop and linger in the public righrof-
way. Commercial buildings should have large windows and entries on the street at the ground
level. Residential groundfloor uses should be set up or backfrom the street enough to afford
privacy within the dwelling.

The Carpinteria Avenue corridor in the Downtown "T" is developed with a mix of buildings
from different eras; some are built close to the back edge of sidewalk in a traditional
"downtown" manner whereas others are set back five to 10 feet from the sidewalk. The City's
General Plan envisions the portion of Carpinteria Avenue located within the boundaries of the
downtown "T" eventually transitioning into an extension of the Linden Avenue "downtown"
style of development (see Policy CDS2A-c below). Along Linden Avenue, the buildings are
generally located closer to the sidewalk and feature pedestrian-oriented frontages with large
storefront windows, sidewalk seating areas, awnings extending over the sidewalk, a similar
elements.

The revised concept attempts to find a balance between creating a traditional downtown façade
and addressing the previously received comments about the former proposal's mass and scale as
it would have been experienced by pedestrians along Carpinteria Avenue. In the revised concept
layout, the building setback has been increased to five feet and the corner ofthe property has
been opened up to create a street-frontplazaspace. The building's height has also been reduced
along the street frontage and the massing has been broken up more. The increased setback and
open corner element are similar in concept to what is found on other newer buildings in the
downtown such as the Sansum Clinic and the Benon-Goldberg building. It appears the increased
building setbacks would also more closely align with the adjacent restaurant and market on the
Carpinteria Avenue frontage. The reduced building height and inclusion of elements such as
second floor decks is also in keeping with other two story buildings in the downtown.

As encouraged by Policy CDl0-c, the commercial portion of the building would feature
numerous large storefront windows on both street frontages that would face the public sidewalk.
The existing public sidewalk along the project's frontage is approximately nine feet wide and is
periodically narrowed by existing tree wells and planters. The proposed building would be set
back a minimum of five feet from the property thereby adding additional width that could



M3 Mixed Use Building
ConceptuaVln-progress ARB Review, August 29, 2013
Page 8

function like sidewalk. At the street corner, the revised concept includes an entry court area that
would be open to the public sidewalk. If additional areais desired near the intersection, it would
be possible for the applicants to work with the Public Works Department to remove or alter the
existing raised planter near the street intersection.

Objective CD-12: Development shouldfit quietly into the erea's natural and introduced
landscape, deferring to open spaces, existing natural features and native and sensitive habítats.

Implementation Policy l: Use of native, locally adapted species shall be encouraged and shall
be requiredwithin and adjacent to ESHA.

Implementation Policy 2: More urban, "formal" landscape designs may be used in the
immediate vicinity, entryways or interior site areas of the commercially developed areas. (Jrban
landscape species shall not be used adjacent to sensitive habitat areas.

Implementation Policy 3: All parking oreas, including any future Park and Ride facitities shall
provide landscaping in order to screen and soften large expanses of pavement and, to the extent
feasible, shield themfrom view through the use of perimeter shrubs and/or depression of the
parking area. Landscaped setbacks þr structures and parking oreas are to be provided to soften
the appearance of development from the freeway and carpinteria Avenue.

A new landscape plan has not been provided for the revised concept, however, there are planting
areas shown along the Carpinteria Avenue and Holly Avenue frontages between building
entrances and around the corner plaza area. Additional landscaped areas may be available
around the interior parking lot and in the open area at the east end of the property.

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 effects.

Implementation Policy 6: Exterior lighting on commercial development shall be designed to
complement the building and shall be at the minimum height ønd intensity required tu ònsure
public safety.

Exterior lighting is not shown on the plans at this time. Should the project move forward
through the process, staff will ensure that any exterior lighting is shown on the proposed working
drawings for final ARB review and that cut sheets for proposed fixtures are provided so that
compliance with the above Objective and policies is achieved.

Objective CD-14: Protect and preserve natural resources by reducing energ)/ consumption.
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Policy CD-14a: To ensure the effective utilization of energ1,, resources, design measures shall be
incorporated into project design that allow þr development projects to comply with and exceed
the minimum energ)/ requirements of the City's Unifurm Code.

Implementation Policy 7z Building orientation shall be designed to maximize natural lighting
and passive solar heating and cooling.

Implementation Policy 8: Landscaping shall be designed to maximize the use of native
drought+olerant species and deciduous trees to shade buildings in summer and allow for passive
solar heating in winter.

Implementation Policy l0: Design of parkingfacilities shall take into consideration in ctddition
to intendeduse, thelayout of entrances andexits so as to avoidconcentrations of cars or
excessive idling.

Both the commercial and residential duplex buildings are oriented in an east-west alignment to
provide long frontages with southern e*posure. goth buildings also feature numerous windows
on all building elevations (including south-facing rood dormers on the duplex units) in order to
take advantage of natural light and ventilation. According to the preliminary submitted plans, it
is anticipated that the proposed commercial building will be equipped with a rooftop
photovoltaic system to help accommodate the building's energy requirements. As noted above,
landscape materials have not yet been selected but the use of native and/or drought tolerant plant
materials is encouraged. The parking lot for the project is located at the rear of the lot and
accessed from Holly Avenue instead of using an existing curb cut and driveway on Carpinteria
Avenue. A driveway located on Holly Avenue should allow for better traffic circulation than a
driveway on carpinteria Avenue, which sees significantly more traffic.

SUB AREA 2a OBJECTIVES & POLICIES

Objective CDS2A-l: Preserve and strengthen the visual and physical connections between the
downtown and the beach, mountains, and other neighborhoods.

Objective CDS2A-2: Preserve and enhance the downtown's historic status as the center of
commercial activity of the City by encouraging a range of uses that serve both residents and
visitors.

The proposed project would redevelop a long-standing vacant parcel at a prominent location in
the City's downtown core. Developing this site with a building that is found to be consistent
with the City's design objectives for the area would help to promote the gradual transformation
of the Carpinteria Avenue corridor into an extension of the Linden Avenue commercial center.
The proposed project would provide new retail commercial space in the downtown as well as
provide additional office and affordable rental residential uses as secondary, ancillary uses. By
incorporating both residential and commercial uses, the project would help to promote additional
activity in the City's downtown.
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Policy CDS2A-a: Encourage and carefully regulate the development of two- qnd three-story
mixed-use buildings along Linden and Carpinteria Avenues, to define a vital, lively and valuable
center for the city while prioritizing visitor-serving commercial uses.

The revised concept has set the two-story building farther back from the Carpinteria Avenue
sidewalk and the street intersection. The tallest part of the building has also been moved back
away from the street frontages and instead situated toward the interior of the lot. The maximum
height of the building has also been reduced from 33 feet to approximately 29 feet to the top of
the roof parapet. It may be possible to reduce the height even slightly more by reducing the
overall parapet height. Along the Carpinteria Avenue street frontage, the bulk of the new mixed
use building would reach a maximum height of 26 feet, which is comparable to the building
heights of other existing two-story commercial buildings in the City's downtown.

The layout and use of the new mixed use building would be consistent with the City's provisions
for mixed use developments in the downtown: The ground floor of the commercial portion of
the building would be restricted to visitor-serving commercial uses. The second floor of the
commercial element would be available for use as general commercial off,rce space. The two
residential units would be located behind the commercial element along the secondary street
frontage and would be located upstairs. This proposed arrangement is in keeping with the
patterns established by other mixed use buildings in the downtown and benef,rts the City by
providing arange of desired uses in the downtorvn (e.g. retail space, office space, and small,
affordable-by-design residential units) and ensures that the primary use of the property remains
visitor-serving commercial.

Policy CDS2A-b: Ensure that intensified land uses within the subarea support a lively place to
visit, live, work and shop, and that the scale and character of the District remain consistent with
the City's "small beach town" image.

Policy CDS2A-c: Encourage the gradual but systematic transformation of Carpinteria Avenue
from a highway commercial strip to an integrated downtown street similar in character to
Linden Avenue.

Very little new development has occurred in the downtown "T" since the City's General Plan
was adopted in 2003. Most improvements have been limited to minor remodels and interior
alterations to existing buildings to suit new tenants. Thus, there have been few opportunities, to
date, to pursue the gradual transition of the Carpinteria Avenue portion of the "T" into an
integrated downtown street similar in character to Linden Avenue. In that sense, the proposed
project presents the City with a rare opportunity to work with an applicant on developing a
project that could help to begin start this transformation.

As noted elsewhere in the staff report, the revised concept design has attempted to address the
previous comments and concerns about crowding the Carpinteria Avenue sidewalk while still
developing a site designthat lends itself to a downtown setting. Placing the building near the
sidewalk, utilizing large storefront windows and inserting decorative elements such as awnings
or outdoor seating/gathering areas is in keeping with a downtown setting. The selected
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architectural style and materials have a contempotary "beach" appearance and thus may be
appropriate as a new introduced architectural style for the downtown.

Policy CDS2A-d: Enhance the pedestrian character of the District's streets, plazas, paseos,
parlcs and lanes.

Implementation Policy 242 Sidewalks should be at least I0 to I6 feet wide along along
commercial and mixed-use frontages. They should include street trees and street lights regularly
spaced at the curb edge to separate the walbwayfrom vehicle lanes.

Implementation Policy 26: The provision of small spaces with benches, fountains, public art
and other special elements that encourage people to gather and linger in public should be
encouraged, pørticulørly where they support businesses, such as sidewalk cafes.

Implementation Policy 272 Gardens or plazas should be located adjacent to viable commercial
uses or designedfor specffic active uses such as a children's play area.

The existing public sidewalks along the project's Carpinteria Avenue frontage measure
approximately nine feet wide for most of the frontage. Light standards, tree wells and planters
have been placed along the sidewalk on this portion of Carpinteria Avenue as part of a past street
improvement project undertaken by the City; these improvements periodically reduce the usable
width of the public sidewalk to approximately five feet. Near the Carpinteria Avenue/ Holly
Avenue intersection, the public sidewalk is effectively reduced to approximately six feet wide
due to the placement of a large planter area in the right-of-way adjacent to the intersection.

The revised concept has attempted to address concerns from the Board and staff concerning the
previous proposal's proximity to the sidewalk. The front setback has been increased by three
feet for most of the Carpinteria Avenue frontage effectively creating a 10 to l4-foot wide
sidewalk. The corner element of the previous proposal has been eliminated and replaced with an
open courlplazathat would integrate with the public sidewalks at the street intersection.
Relocating the plaza from the previous proposal's interior parking lot location to the corner of
the site's street frontage improves the usability of this semi-public space and improves the
pedestrian character of the site/building. The open area at the east end of the Carpinteria Avenue
frontage has not been fully developed yet for this revised concept but is likely to become
additional landscape area andlor a walkway to a side entrance into the building or to the rear
parking lot.

Implementation Policy 28: Curbside parking is encouraged to provide convenient parkingþr
businesses and coastal access and to provide an additional buffer between pedestrians and
traffrc.

Implementation Policy 29: On-street parking and public parking requirements þr coastal
access shall be considered in deciding the required amount of off-street parking. Parking lots
are discouraged on streetfrontages and are strongly discouraged on corner lots.
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The proposed project requires a total of 16 spaces (14 spaces for the commercial component and
two spaces for the residential apartments); 12 spaces are proposed to be located onsite. The
remaining four spaces are proposed to be offset through the payment of the parking DIF
mentioned earlier in this report. Both the Carpinteria Avenue and Holly Avenue frontages
currently accommodate on-street public parking. Approximately one to two spaces may be lost
on Holly Avenue in order to accommodate the new project's driveway, however an existing curb
cut and driveway on Carpinteria Avenue would be eliminated, thereby creating an additional one
to two on-street parking spaces here. Therefore, it appears the project would not have a dramatic
effect on available on-street public parking resources.

Implementation Policy 30: Brick and smooth stucco are the recommended wall materials for
the groundfloors of commercial and mixed-use buildings in this District. Paintedwood siding
may also be appropriate in some cases. Window and door openings should be recessed to
emphasize the massive characteristics of these walls, providing a sense of permanence snd
stability. Upper floors may be the same material or wood siding.

The ground floor of the revised mixed use building appears to utilize cement or plaster for any
exposed exterior walls. Much of the ground floor façade, particularly for the commercial portion
of the project would instead utilize large floor-to-ceiling storefront style windows/doors. The
second floor of the building would utilize a contrasting exterior finish such as a vertical wood
siding.

Implementation Policy 322 Pleasant and safe pedestrian sidewaltrs and closely spaced
crosswallß should be provided along Carpinteria Avenue within the Downtown Core subarea.
This will encourage pedestrians to shop both sides of the street and encourage people to walk
from the north into the downtown. By developing these designated portions of Carpinteria
Avenue as pedestrian-orientedfrontages with lively commercial Ltses, drivers will have the
experience of driving through the Downtown District rather than past it on Carpinteria Avenue.

One of the Board's and staff s primary concerns with the original project was the building's
height, mass, scale and placement relative to the sidewalk and the pedestrian realm. In response
to those concerns, the applicant has revised the design to present a less imposing building façade
along the Carpinteria Avenue street frontage. The front setback from the sidewalk has been
increased by a minimum of three feet. The building height along the immediate sidewalk
frontage has been reduced slightly, and most significantly, the corner of the lot has been opened
up to create a street-frontplazaor court, rather than placing the tallest, most prominent part of
the building on the property line at the back of the sidewalk.

These changes would improve the pedestrian characteristics of the site, allowing for the
perception of wider sidewalks and more public space between the street and building storefronts.
Features of the revised building design, such as the new entry court, maintaining the parking at
the rear of the property and taking the driveway off the secondary street frontage, the-additión of
ground floor awnings, retaining the large glass storefront windows and incorporating second
floor decks overlooking the street also add to the pedestrian-oriented character of the project.
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With these changes, it appears the revised layout/design would help to foster a pedestrian-scaled,
lively commercial sector in the downtown.

SUMMARY OF ISSUES

o Revisions to the project in light of the Board's previous comments
o Conceptual comments on the revised project

RECOMMENDATION

The Board should provide conceptual comments to the applicants on the revised project.

ATTACHMENTS

Exhibit A- Revised conceptual plans
Exhibit B- ARB Minutes, February 21,2013 meeting
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Mixed Use Project
4819 Carpinteria Ave.
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CB
003-253-008

M3 MULTIFAMILY, LLC

CARPINTERIA, CA 93013
4819 CARPINTERIA AVE.

PROJECT DATA

HIGH FIRE: NO

PROJECT ADDRESS:

OCCUPANCIES:
ZONE:
A.P.N.

OWNER:

COMMERCIAL: B, M     RESIDENTIAL: R-3, U

330 EAST CANON PERDIDO, SUITE: F
SANTA BARBARA, CA 93101
(805) 962-1155

SPRINKLERED: YES
AVG. SITE SLOPE: 2%

SQUARE FOOTAGE:

1ST FLOOR:

LOT:

3,282 SF

10,019 SF

NEW COMMERCIAL BUILDING:

2ND FLOOR: 3,338 SF
TOTAL: 6,620 SF

PARKING:

RESIDENCES: 1,080 SF (540 SF ea)
DECKS: 154 SF (78 SF ea)

NEW RESIDENTIAL BUILDING:

NO. OF RESIDENCES: 2
NO. OF 1-CAR GARAGES: 2

SITE COVERAGE:
COMMERCIAL BLDG FOOTPRINT: 3,282 SF
RESIDENTIAL GARAGE & STAIRS: 596 SF

TOTAL BLDG COVERAGE: 3,878 SF 35%
TOTAL NON-PERMEABLE PAVING: X SF X%
TOTAL PERMEABLE PAVING: X SF X%
LANDSCAPING: X SF X%
TOTAL SITE: 10,019 SF 100%

COMMERCIAL BLDG PARKING REQUIRED  (6,620/500 = 13.24): 14 SPACES
COMMERCIAL BLDG PARKING PROVIDED: 10 SPACES

RESIDENTIAL BLDG PARKING REQUIRED (1 PER UNIT): 2 COVERED SPACES
RESIDENTIAL BLDG PARKING PROVIDED: 2 COVERED SPACES

3,144 SF
3,188 SF
6,332 SF

NET GROSS

1,010 SF (505 SF ea)
NA

TRASH ENCLOSURE: 168 SFNA

1-CAR GARAGES: 456 SF (228 SF ea)412 SF (206 SF ea)

DECKS (2): 358 SFNA
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suggested the applicant
hing in the ballpark o!

ACTIONS, ARCHITECTURAL REVIEW BOAIìD February 21,2013
Continued-Page 2

Boardmember Joh ify the maxirnum wattage on the exterior lights; he
recommended

also noted they ap of the chosen fixtures colors/materials as submi

ION: Motion rdmember Ellinwood conded by Boardmember Joh , to recommend
Final approval itted.

VOTE (Araluce absent)

PROJECT REVIEW

2) Applicant: BBP Architects for M3 Multifàmily, I-LC
Project Number: 1 3-1650-DP/CDP
Project Location: 48 I 9 Carpinteria Avenue
Zoning: Central Business (CB)

Hearing on the request of Burnell, Branch and Pester Architects, agent/architect for M3
Multifamily,LLC to consider Case No. l3-165O-DP/CDP for prelirninary review of a proposed
mixed-use development on an existing vacant palcel. The project would include a two-story
5,999 square foot commercial building and a detached carport/garage structure with two 601
square foot one-bedroom apartments located above. The maximum height of the commercial
building would be 33 feet to the uppermost parapet wall, the residential duplex would reach a
maximum height of 28 feet five inches. The property is a 10,000 square foot parcel zoned,
Central Business (CB) and shown as APN 003-253-008 located at 4819 Carpinteria Avenue.

DISCUSSION:
John Martin, project applicant, and Tracy Burnell, project architect, presented the project to the Board.
They explained that they tried to create a project that they believed met the intent of the City's
Community Design Element of the General Plan for the Carpinteria Avenue portion of the Downtown
"T." They also explained that they designed their building with both the interior and exterior experience
of tenants and pedestrians in mind. They were hoping to create retail tenant spaces on the ground floor
that would be attractive to high quality tenants, similar to the Crush Cakes space at 4945 Carpinteria
Avenue.

Public Comment:
Jason Rodriguez, a Holly Avenue resident, explained that his primary concerns with the project related
to its potential to add more traffic and public parking demand in this area of the downtown. He claimed
that many employees from the Sansum Medical clinic park on the residential streets around Holly and
Sawyer Avenues and this project could create more demand for parking in the area. He also asked
whether the traffìc impacts of the project would be significant enough to require improvements to the
intersection to better serve pedestrians or improve traffic flow. He also asked how large truck deliveries
would be accommodated for the new project.

Michael H_anrahan, representing the Carpinteria Valley Association, believed the project as designed was

Planner: Nick Bobroff
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inconsistent with the City's small beach town character. He cited four main issues with the br-rilding
desigrr. particularly as it relates to building height and the front setback distance:

. The building is too tall and too close the sidewalk, thereby crowding pedestrians using the
sidewalk;

. The building would cast a shadow on the sidewalk and parl of the roadway, possibly creating a
safèty and/or maintenance issue;

. The desigrVlayout is inconsistent with Policy 10c of the Community Design Element which calls
for wide sidewalks along commercial frontages to create a pedestrian friendly setting; and

. The project does not provide adequate onsite parking. No modifications, reductions or in lieu
fees should be allowed in place of providing the required amount of onsite parking.

Given these issues, the CVA concluded tlie project was inconsistent with the City's General Plan and
therefore could not be supported as proposed.

Jimi Rosebro of Rosebro's Garage ar 1025 Holly Avenue, explained that she was concemed with the
building's height. She noted that in her estirnation, the three additional feet in height above the allowed
maximum made a big difference in the perceived size of the building. She also felt that because of the
minirnal front setback the sidewalk would leel too narrow and dark. Finally, she agreed with other
commenters that there is already a shortage of parking in the sumounding neighborhood.

Boardnt em be r Discuss ion :
Boardmember Ellinwood explained that for him, the proposed height was not an issue. Rather, his
primary concerns with the project had to do with the architecture itself. He felt the design was too flat
and didn't have enough contrast, both in terms of offsets between the various elements of the building
and the selected colors. He felt the design was underwhelming and was not in keeping with the alluded
Art Deco style.

He did however like the transparency of the design lesulting from all of the large storefi'ont windows on
all building elevations. He also liked the idea of using a building at this site to help create a gateway-like
statement into the downtown. He noted however that it will be important to provide adequate space for
pedestlians around the corner.

Bill Araluce felt the height of the building was an issue given the context of the streetscape. He noted
that he would like to see the building height reduced and the elevation made more fragmented; generally
the building needed more shadows, shading and articulation. He suggested the applicants explore a
tiered elevation, where the second floor is set back from the ground floor. He agreed with others that the
sidewalk along the Carpinteria Avenue frontage felt too crowded and that a larger setback, like the
required five-foot setback, would likely be better ior this setting. He also suggested the applicants
explore means for providing some weather protection to pedestrians through the use of awnings or
similar features. He also believed the paseo was too srnall. With respect to the residential building, he
felt the relationship between the residential and commercial buildings was odd and that the residential
building itself felt unbalanced.

Generally he agreed with Boardmember Ellinwood regarding the architectural style of the building,
noting that the building did not allude to any other Carpinteria features. He agreed as well that because
the project site is something of a gateway, the building design would be considered very carefully.
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Boardmember Johnson noted he agreed with the other Boardmembers' comments. He felt the proposed
design was too strong, too massive and too imposing. He thought it more closely resembled a downtown
building in a big city as opposed to something scaled/designed for Carpinteria. With respect to the
residential building, he tliought it ought to tie in better architecturally with the commercial building. He
also felt the rear parking lot area felt cavernous between the two (tall) buildings.

Boardmember Reginato agreed with the other Boaldmember comments. He reiterated that the
commercial building should be moved back away from the sidewalk and the overall massing reduced.
He felt that the chosen styles for the commercial and residential buildings did not mesh well and
suggested that maybe the residential units should be eliminated from the plan entirely. He felt strongly
that the entire Carpinteria and Holly Avenue frontages needed to be re-worked.

ACTION: Motion by Boardmember Ellinwood, seconded by Boardmember Johnson to take no formal
action on the project at this time. The applicant will consider the comments made by the Board, revise
the plans accordingly and retum lor preliminary review on March 2r,2103.

VOTE 4-O

3) Applicant: Carpint Summerland Fire tection District Nick Bobroff
Project Numbe 3-1653-CON

n: 873 and 911 Wa
anned Residential lopment (PRD-20) and C munity Faciliry (CF)

Mounce Architects, t/architect for the Carpi a-
mmerland Fire ion District to consider No. l3-1653-CON lor ptual review

CommunityFacilityzoni esignation,
residence, merge fhe Twglots and construct a new

fire station would includ apparatus roorn (truck
bav), s/lockers, training room other associated ancilla ses. The new fire station

reach a maximum height 27 feel l1 inches with er element projecting to 48 feet
ulatively total 28,000 feet. They are zoned Plan

esidential Development -20) and Communit cility (CF) and showr as ApN
047-015 and -016 at 873 and 91 1 Walnut enue.

DISCUSSION:
Howard Leach and t Huntington, project hitects presented the projec ey clarified several
discrepancies in staff report and provi some additional data on isting setting and how it
compares lo lWnew proposal with to landscape areas, buildi etbacks and total buildin
square fi e. They noted that ge lly, the new proposal ma or improves upon the ng
setting'
footage, generally larger front setbacks, etc.). They also cl ed that if locating an ry structure
at the rear comer of the property to house the back-up ge ator and propane t ts an rssue,
these pieces of equipment could instead be simply enclosed within a fenced or walled-in enclosure.

PROJECT REVIE\ry

Project L
Zoning:




