
CITY OF CARPINTERIA
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Zoning: Single Family Residential (7-R-1)
Applicant: Tod Stockwell, Kupiec Architects for Victoria Naus & Frank Takahashi

Project Review: n Conceptual
EI Preliminary
I Final

PROJECT DESCRIPTION

This is the preliminary review of a request to complete exterior changes to the street front elevation
and front yard of the subject property. The remodel includes the following components:

o Replace the existing side-loaded garage door with a new front-loaded garage door;
o Remove the existing curb cut/driveway apron and replace with curb, gutter and sidewalk.

Construct a new curb cut and driveway apron to align with the new garage door;
. If necessary, remove or relocate the existing street trees to accommodate the new driveway

apron;
o Remove the existing driveway; replace with new landscaping. Construct a new driveway

aligned with the new garage door;
o Construct a new six-foot high wall with stone pillars and access gates. The wall would

feature a wood entry gate with decorative pergola and a second vehicle gate to allow for
access into the courtyard;

o Construct a new enclosed courtyard in the front yard, behind the new wall; and
o New site landscaping and flagstone walkway.

Commensurate with this project, the applicant is also undertaking an interior remodel of the
residence. As part of the interior remodel, a new set of French doors would replace an existing
street-facing window and a new window would be added to the street front elevation of the residence,
both of which would face the new front courtyard.

Plans are attached as Exhibit A.

PROJECT SETTING

The project site is located on the mountain side of Camellia Circle. The 6,278 square foot parcel is
presently improved with a 1,336 square foot single family residence. The residence features a side-
loaded garage door that sits closer to the street than the living area of the house. Two narow, three
and four-foot wide utility easements run along all or a portion of the east (side) property line.
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The project site is located in one of the single family neighborhoods that make up the rnajority of the
City inland of U.S. Highway 101. The subject property is surrounded by single family residences on
all sides. Of the homes on Camellia Circle, approximately two thirds of the homes have a front-
loaded garage. No homes on camellia circle featured front courtyard walls.

The site is zoned Single Family Residential (7-R-l) and has a Low Density Residential (LDR) land
use designation.

PROJECT ANALYSIS

Carpinteria Municipal Code

Fences and í4/alls

Pursuant to CMC 14.50.050, fences, walls and landscape screenings are limited to a
maximum height of three feet in the front yard setback. The Community Development
Department may consider a fence or wall that exceeds this limit provided that it be no taller
than six feet and that the following special findings be made:

a. That the design and materials of the proposed fence is compatible with adjacent
property fences and the surrounding neighborhood; and

b. That the proposed fence shall not impede vision or create a hazardous condition for
motor vehicles, bicyclists or pedestrians.

In the case of the new proposed six-foot high wall, the wall would be located outside of the
front setback and therefore would not require a fence permit, although it is still subject to
ARB review as paft of the larger project. The Board should also consider whether the
proposed bamboo planters to be planted along the side property lines in the front yard would
be compatible with the surrounding neighborhood, as they would function in a manner
similar to a fence. The hedges appear to be set back far enough in the lot to not create a
vision safety hazard.

The Board's comments on the aesthetics of the new courtyard wall and the proposed
bamboo hedges would be appreciated.

Design Review

The proposed wall colors and materials are proposed to match that of the existing residence. The
stone pillars along the new wall would generally be consistent with the appearance of the new
flagstone walkway. Heavy duty wood or timbers would be used for the gates and the pergola
structure over the main entry into the courtyard. A photograph of the applicant's desired treatment
for the wall/gates/pergola is included on the plan set. A color/material board will be presented at the
meeting for the Board's review.

The purpose of the large side gate in the new courtyard wall is to allow the applicants vehicle access
to the courtyard for the storage of their camper shell. The applicants would like to be able to
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occasionally drive their vehicle over the curb/sidewalk and their front lawn to unload the camper
shell from their truck and store it inside the courtyard. However, the City prohibits vehicles from
driving over City sidewalks except at driveways. Therefore, the need for this vehicle gate to remain
as part of the project is called into question.

New landscaping includes a new lawn area (dyrnondia), low planter boxes planted with black
bamboo along the side property lines, assorted boulder groupings near the entry gate and driveway,
potted plants near the driveway and miscellaneous accent plantings (bird of paradise, succulent
garden, palms, agaves). See the project plans for specific information on ne\ry planting locations.

The Board's comments on the proposed architectural style and detailing of the remodeled
frontage and new wall would be appreciated.

General Plan/Coastal Plan Neishborhood Policies

The project site has a General Plan/Local Coastal Plan designation of Low Density Residential
(LDR), and is zoned Single Family Residential (7-R-1). The City's Community Design Element of
the General Plan contains both general over-arching policies and specific sub-areapolicies. The
project site is in Design Sub-area 3 (Santa Monica, Canalino and El Carro Neighborhoods).

CITYWIDE COMMUNITY DESIGN OBJBCTIVES

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 enlrances to homes should be oriented to the street. Entry elements such as
porches, stoops, patios andforecourts are encouraged. Such enlry elements should be selected for
their compatibility with the adjacent houses and the general neighborhood pattern.

The project involves the construction of a new six-foot high block wall to create a private courtyard
in the front yard ofthe residence, new landscaping and re-orienting the garage door to face the street.
While the existing house features a recessed and covered front entry that faces the street, the new
wall would block views of the entry and essentially block visual access to the front of the house from
the street. The entry gate and pergola are architectural features that could be used to enhance the
frontage design and could be incorporated into a design with a lower and/or more open wall or fence
that is more compatible with the neighborhood character and more pedestrian-oriented.

Policy CD-5b: Garages should noÍ dominate viewsfrom any public street.

The existing garage is located closer to the street than the living area of the home. The proposed
project would relocate the side-loaded garage door to face the street, which may increase the
prominence of the garage. The Board should consider whether there are possible revisions that
could help to mitigate the garage's prominence.
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Objective CD-10: Areaswith attractivefrontage designs should be maintained. l,{ew development
should be carefully planned withfrontage areas, which maintain and enhance the quality of
Carpinl eri a's slre etscape.

The project includes re-orienting the garage door to face the street, a new six-foot high wall in the
front yard and new landscaping. While the wall does not require a permit from the City due to its
Iocation outside of the front setback, staff believes the wall would not enhance the City's streetscape
as it disrupts the visual connections between the public sidewalk/street and front entrance to the
home. Front yards typically serve as a semi-public transitional space from the public street and
sidewalk to the private space of a home/rear yard. Walling off a portion of the front yard to create a
private courtyard would not be consistent with this Objective.

SUB ARBA 3 OBJBCTIVES & POLICIES

Objective CDS3-2: Preserve and enhance the existing residential neighborhood and ensure thaÍ
new development enhances the neighborhood character.

Objective CDS3-3: Ensure that new development is sensitive to the scale and character of the
existing neighborhoods and consìstent v,ith the City's "small beach tou,n" image.

Policy CDS3-b: Enhance the pedestrian character of the neighborhood's sÍreets, parks and lanes.

The proposed project entails relocating the garage door/driveway, constructing a new six-foot high
wall in the front yard (to create a private, enclosed courtyard) and new landscaping. While the City
encourages reinvestment into properties and efforts to improve the street fi'ontages of residences,
staff is concerned that aspects of this project, the new six-foot high wall in particular, do not serve to
enhance the pedestrian character of the neighborhood and instead essentially transforms the front
yard into a private setting more akin to a typical rear yard. Relocating the garage door to face the
street has the potential to make the garage more prominent than it already is (given its location at the
front ofthe residence). Staffencourages the Board to carefully consider these requested changes and
whether they are consistent with the neighborhood and whether they serve to enhance the pedestrian
character of this residential street. The Board may consider revisions to the project that would
allow the frontage improvements to be more consistent with these policies and the surrounding
residences.

Implementation Policy 33: Many streetscapes within the subarea would be improved by planting
street trees to define the space of the street and buffer pedestrians and front yards from trffic. The
City will develop programs to encourage and promote the planting of street trees, along with related
streetscape improvements. Ll/henever possible, the street trees will be planted between the sidewalk
and the curb. Many of the streets are wider than necessary, in which case new curbs and parkway
stripsfor street trees may be constructed outside the existing sidewalks.

There are two existing street trees located in front of the subject property. In order to relocate the
garage and driveway, these trees may need to be removed or relocated. The City's Tree Advisory
Board (TAB) reviewed the proposal to remove the trees and indicated that given the type and
condition of the trees, they could support the removal and replacement (or relocation) of the trees. If
the trees are to be maintained, the TAB directed the applicants to dig an exploratory trench in the
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location of the new driveway apron to confìrm that the new driveway would not have a significant
impact on the root systems for the trees. The applicants are to return to the TAB to update the Board
on their intended plan for the street trees. In the event that the existing street trees are to be
removed, the ARB may wish to pass comments on to the TAB with respect to replacement
street trees (i.e., location, number, type).

Implementation Policy 37c: Garage doors should constitute no more than 50oÁ of the groundfloor
façade of the house. If a three-car garage is desired, a tandem configurationfor rhe third car is
encouraged, retaining a two-car garage door.

The existing garage does not exceed more than 50% of the ground floor façade, however it does sit
closer to the front property line than the remainder of the house and relocating the garage door to
face the street would arguably further increase the prominence of the garage. The Board should
consider whether there are possible solutions to mitigate the prominence of the garage, such as
the use ofseparate carriage doors for the garage as opposed to one single door or the addition
of a decorative trellis or similar architectural feature to the garage.

Implementation Policy 4lz Open wood fences, including split rail and picker types, are appropriate
onfrontage lines. Solidfences andwalls should be limited to side and rear lot lines.

The proposed project includes the construction of a new six-foot high solid wall located at the front
setback line (i.e., 20 feet from the property line). While the wall would not be located on the
frontage line or be subject to a fence permit due to its location, the proposed solid wall would still be
inconsistent with the intent of this policy, which is to encourage low, open, pedestrian-scaled fences
or walls. Such fences/walls help to delineate private property while maintaining a visual connection
between the main entrances to residences and the public realm of the street/sidewalk. Taller andlor
solid walls in the front yard can sever this visual connection between the public right-of-way and
residential frontages, which is at odds with the above policies tlrat encourage well-designed,
pedestrian-scaled frontages. The uses proposed for the new couftyard in the front yard would be
more appropriate in the rear yard where there is more of an expectation for privacy. The Board,s
comments on this matter would be appreciated.

SUB AREA 3 DESIGN GUIDELINES

DG-2: LVhen a garage fronts the street, the width of the garage should not exceed the widlh of the
hab itable frontage of the dw elling.

The existin g garage sits closer to the street than the remainder of the structure and re-orienting the
garage door to face the street may make the garage more prominent, however it does not exceed the
width of the habitable frontage of the dwelling.

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

The new proposed wall would feature a stucco finish that is proposed to be of a similar texture/color
to the existing residence. The pillars around the wood gate(s) would be finished with stone. A
color/material board will be available at the ARB meeting for the Board's review.
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DG-6: Fences in thefront yard should avoid the use of solid materials and be constructed of
decorative open materials that emulate the architectural style of the house. Chain-link, wire and
similar materials should be avoìded. Fences should be set back a minimum of two feer from the back
of sidewalk to allow for planting between the sideu,alk and the fence. Planting should be of a
materials that will not exceed a maximum height of three feet.

The proposed wall would be set back approximately 20 feet from the front property line and accent
plantings would be placed in front of it; however, the wall would be six feet high and solid. Staff
would encourage the applicants to consider a lower and/or open fence or wall instead for the front
yard.

SUMMARY OF ISSUES

¡ Prominence of garage;
o Wall design and height;
. Need for secondary vehicle gate;
o Landscaping as fence/hedge; and
o Consistency with pedestrian-oriented development goals.

RECOMMENDATION

The Board should recommend revisions to the proposed courtyard wallto be more consistent with
the City's above-noted policies. The Board should also provide direction on possible solutions to
reduce the prominence of the garage.

ATTACHMENTS

Exhibit A- preliminary architectural plans
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