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PROJECT DESCRIPTION

This is the conceptual review of a request to remove the existing travel trailers at the
Carpinteria Camper Park and demolish one single family residence in order to construct
40 apartments, a 4,200 square foot community center and79 parking spaces

The project is intended to provide housing for Carpinteriaareaworkforce and their
families, rented at below market rates and restricted to below average income earning
households. The 43 apartments would be configured in a variety of two-story buildings.
The mix would include 14 three-bedroom flats, 10 three-bedroom townhouses, 12 two-
bedroom flats and seven one-bedroom flats. Parking areas along the north and east
property lines would serve as a buffer from the adjacent agricultural uses to the north.
The apartment buildings are located a minimum of 84 feet from the property line abutting
the agricultural parcel to the north. A planting area approximately 10 feet in width would
screen the project's parking lot from the agricultural operations. A half-court basketball
court located in the northwest comer would also serve as a vehicle turn-around.
Emergency access would be provided by a 2O-foot wide paved f,rre lane with a
"grasscrete" or similar, center island along the west property line.

The Meditenanean style buildings would be arranged around a central common green to
foster a sense of community and to shelter the outdoor areas from freeway noise. An area
of approximately 4,500 square feet fronting Via Real is proposed to be acquired from the
City of Carpinteria and used as a vegetated detention basin/open space buffer. The Via
Real street frontage would be fenced, and a gated entrance, as is currently the case, would
be incorporated into the project design. A tot-lot playground, BBQ picnic area and a
large open lawn play area would be located within the central green. The 4,200 square
foot community center would include a reception area, restrooms, an administrative
office, a medical screening room, two classrooms, a computer lab, acommunity room, a
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kitchen and a shared laundry facility intended for project residents only. Oversight and
maintenance of these facilities would be provided by the onsite maîage'lr assisted by
maintenance staff.

Plans are attached as Exhibit A.

PROJECT SETTING

The2.69-acre project site is located on the north side of Via Real, entirely within the City of
Carpinteria. The Camper Park currently contains over 70 residential trailers (not all are
occupied), a structure used as an office and laundry room and atrailer used as an after-school
learninglart center. A single family residence is located on the north east side of the facility. An
agricultural parcel, currently planted in field crops is located north of the project site, under the
jurisdiction of Santa Barbara County. The Church of the Nazerene property is located to the east
with a County Flood Control detention basin adjacent to the west. To the South lies Via Real and
U.S. Highway 101.

PROJECT ANALYSIS

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

Carpinteria Municipal Code

The project would be developed pursuant to Chapter 74.49,the Residential Overlay District (R)
of the City's Zoning Code. While the underlying zoning designation is Commercial Planned
Development (CPD), the Residential Overlay allows for residential-only development.

Develo t Standardmen s

Standard Req uirement/Allowance Proposal

Density (R Overlay)
2.69 acres

(l16,859 sq. ft.)

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

43 units

Buildine Heieht 30-foot maximum Approx. 26 feel
Buildins Setbacks

Front

Sides & Rear

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

None required

60 feet from right-of-way

35 feet
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Distance Between
Buildings

Minimum one-half the sum of the
heights of opposing buildings: approx
25 feet minimum

14 feet*

Building Coverage 50oZ maximum 36% (7,714 sq. ft.)
Common Ooen Soace 20%o minimum (23,372 sq. ft .) 42Yo (49,114 sq. ft.)

Landscape
Not less fhan l0o/o of the site, exclusive
of common open space
(l1.686 sq. ft.)

42o/o Common Open Space

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

79 uncovered spaces provided*

* Density Bonus provisions allow incentives such as reduced parking requirement and a modification to
requirements for separation between structures on the same site for qualif ing projects such as this. The
parking requirement for a Density Bonus project would call for 79 uncovered parking spaces be provided
to selve the residential portion of the project, l5 spaces fewer than what the Zone Code would require
absent this provision. The current proposal is to provide 79 uncovered parking spaces. Staff will need to
analyze the possible need for additional parking spaces associated with the community center. A request
to allow a minimum of 14 feet between buildings rather than the 25 feetrequired by the Zone Code would
be requested by the applicant as an incentive.

General Plan/Coastal Land Use Plan

The following is apartial list of key policies contained in the City's General Plan/Coastal Plan
that pertain to the conceptual proposal. A preliminary review indicates the proposed project
could be found consistent with all of these policies. A comprehensive list and full analysis of the
applicable policies would occrrr with the review of a formal application for development.

Citywide Community Design Objectives

Gommunity Design Element Objective CD-1: The size, scale and form of buitdings, and their
placement on a parcel should be compatible with adjacent and nearby propefties, and with the
dominant neighborhood or district development pattern.

Subarea 3. Santa Monica, Ganalino and El Garro Neighborhoods

Gommunity Design Element Objective GDS3-í 
= Preserve and strengthen the visual and

physical connections between this subarea, the downtown and other neighborhoods and
districts in the city.
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Community Des¡gn Element Objective CDS3-2: Preserve and enhance the existing
residential neighborhood and ensure that new development enhances the neighborhood
character.

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

Policy GDS3-a; Ensure that new development adjacent to designated city edges, abutting
agricultural lands outside the city limits, are designed with rural and semi-rural elements and
details, providing an appropriate transition and connection of the town to the countryside.

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

GDS3-lmplementation Policy 36: City-initiated improvemenfs fo the pubtic right-of-way are
also intended to encourage propeñy owners to reinvest in improvements to their properfies,
rather than allowing the properties to deteriorate.

CDS3-lmplementation Policy 40: As a part of new development projects, fences fronting on
collector and arterial sfreefs shall be decorative and set back sufficientty to provide for
landscaping that enhances the street corridor and eliminates potentiat for the fencing to cause a
sight-distance obstruction. Existing wire or wood fencing along arterialsfreefs shatt either be
replaced to comply with the setback and landscaping requirement above, or screened with
landscaping (shrubs or vines) where feasible.

CDS3-lmplementation Policy 41. Openwoodfences, including sptitrait and pickettypes, are
appropriate on frontage /rnes. So/rd fences and walls should be limited to side and rear tot tines.

GDS3-lmpfementation Policy 43= Utility hardware, such as water meters and backftow
preventers, electrical transformers, and similar devices should be located underground or in
parkway sfrþs whenever possrþ/e. Ihese elements are not attractive in front yards. Parkway
sfrþs can also accommodate fire hydrants, traffic controlsigns and traffic signat controllers,
keeping them away from sidewalks and pedestrians.

GDS3-fmplementation Policy 44: Community mailboxes should be tocated in speciatty
designed locations that are comfo¡7able for the user. Ihese locations shoutd be visibte from
adjacent sfreefs and houses to enhance security.

GDS3-lmplementation Policy 46 Front building facades for commercial and muttifamity
residential buildings should face the street.

The Mediterranean style buildings would be arranged around a central common green to foster a
sense of community and to shelter the outdoor areas from freeway noise, An area of
approximately 4,500 square feet fronting Via Real is proposed to be acquired from the City of
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Carpinteria and used as a vegetated detention basin/open space buffer. The Via Real street
frontage would be fenced, and a gated entrance, as is currently the case, would be incorporated
into the project design. The Board's comments on the proposed architectural style and
detailing of the apartments, the overall site plan and landscape plan would be appreciated.

Street Frontage

Policy GDS3-a: Ensure that new development adjacent to designated city edges, abutting
agricultural lands outside the city limits, are designed with rural and semi-rural elements and
details, providing an appropriate transition and connection of the town to the countryside.

Policy GDS3-b: Enhance the pedestrian character of the neighborhoods'sfreefs, parks and
lanes.

GDS3-lmplementation Policy 36: City-initiated improvements to the public right-of-way are
also intended to encourage propeñy owners to reinvest in improvements to their properties,
rather than allowing the properties to deteriorate.

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

The current entrance to the Camper Park is gated. It is the applicant's preference to include the
entrance gates for security of tenants and better ability to manage the project. While there are no
prohibitions regarding entry gates serving multi-family developments, comments made by the
Planning Commission and City Councilmembers at their recent conceptual hearing indicated that
most would rather not see gates incorporated into the new project, but gates might be acceptable
in this case given the applicant's desires to better manage the project. The Board's comments
regarding the use of gates at the project site and on the Via Real frontage improvements
would be appreciated.

Ag ricultu ral Resources

OSG-9-|mplementation Policy 43: Develop buffer zones to minimize land use confticts
between agricultural operations and urbanized land uses.

Policy LU-3n: Sefbacks shall be created between agricultural and urban uses. Ihe
responsibility of providing the buffer shall rest with the property intensifying rïs use. The buffer
shall be adequate to prevent impacts to adjacent agricultural production Such impacts inctude
increased limitations on the use of chemicals and feftilizers and increased conflicts between the
urban use and the adjacent agricultural operation.

The apartment buildings are located a minimum of 84 feet from the property line abutting the
agricultural parcel to the north. Within this area, a 60.5- foot wide parking lot would be
constructed and a planting area approximately 10 feet in width would screen the project's
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parking lot from the agricultural operations. The existing residence and approximately 18 travel
trailers are currently located within the 84-foot setback area. On the agricultural parcel to the
north, a landscaped strip and access drive approximately 26 feet in width separate the actual open
field planting beds from the southern property line.

Water Resources

Policy OSC-I0c: Degradation of the water quality of groundwater basins, nearby streams or
wetlands, or any other waterbody shall not result from development. Pollutants such as
sediments, litter, metals, nutrients, chemicals, fuels or other petroleum hydrocarbons, lubricants,
raw sewage, organic matter and other harmful waste shall not be discharged into or alongside
any waterbody during or after construction.

The conceptual site plan shows a large drainage swale/detention basin in the buffer area between
the apartments and Via Real. Project grading and drainage plans will incorporate storm water
pollution prevention elements including permeable paving areas, a biofilter/bioswale system, a
parking lot cleaning program and other Best Management Practices (BMPs) to intercept and
effectively prohibit pollutants from discharging to the storm drain system.

Noise Element

Noise Element Objective N-1: The City will minimize noise impacts of Highway 101 traffic on
residential and other sens/rye land uses.

N-3-lmplementation Policy l: The City will use the land use/noise compatibitity matrix shown
on Figure N-3 Ío determine the appropriafeness of land uses relative to roadway noise.

N-3-lmplementation Policy 2: An acoustical study showing the ability to meet sfafe norse
insulation standards will be required for any development proposed in an area where noise
exceeds the "normally acceptable" level shown on Figure N-3.

An acoustical study showing the ability of the project to meet these requirements would be
required as part of the formal application submittal. The Board's comments regarding any
required soundwalls or fencing along the Via Real frontage would be appreciated.

SUMMARY OF ISSUES

In providing conceptual guidance to the applicant, staff believes that there are certain key issues
that should frame the discussion:

o Proposed architecture and project site layout
o Possible soundwall and entry gate;

ATTACHMENTS

Exhibit A- Site Plan, Elevations, Floor Plans, & Sections
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