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COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW

Planner: Steve Goggia

Project Review: n Conceptual
M Preliminary
n Final

PROJECT DESCRIPTION

This is the preliminary review of a request to remodel and add a966 square foot two-story
addition to an existing family residence. The addition would include a ground floor addition of
439 sq. ft and a second floor additionof 527 sq. ft., bringing the existing 1,414 sq. ft. residence
(including 350 sq. ft. garage) to 2,380 sq. ft. total.

Plans are attached as Exhibit A.

PROJECT SETTING

The existing single family residence is located at 5280 Ogan Road, with a lot size of 6,000
square feet. The project site is located in the Sub-Area 3 Design Area (Canalino/Santa
Monica/El Carro Neighborhood). The neighborhood is developed with eclectic styled
architecture single family residences, typically in a Ranch or Spanish style architecture. There
are several two story homes in the vicinity, some of them certainly being additions.

The site is zoned Single Family Residential (7-R-1) and has a Low Density Residential Land Use
designation (LDR).

PROJECT ANALYSIS

Carpinteria Municipal Code

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

Project:
Address:
APN:
Zoningz
Applicant:

t2-1618-ARB
5280 Ogan Road
003-142-023
Single Family Residential (7-R-1)
Bob Easton for Eric Neuron



Standard Req uirement/Allowance Proposal

Setbacks
Front

Side

Rear

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

6 feet

l5 feet

57 feet from centerline
30 feet from property line
(existing)

6 feet (existing), the addition would
be 9 feet off the east property line

28.5 feet (existing), the addition
would be 15.5 feet off the rear
propertv line

Height 30 feet 14.5 feet (existing), the addition
would be approx. 22 feet in heieht

Maximum Building Coverage 35% (2,100 square feet) 24Yo existing(1,474 square feet)
3 I oá proposed ( I ,853 square feet)

Maximum Floor Area Ratio 40Yo (2,400 square feet) 39.6% (2,380 square feet)
Parking 2 Garage Parking Spaces 2 Garage Parking Spaces
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As evidenced by the table above the site currently, and will continue to meet the
standards set forth in the single family residential district. Staff notes that with the
addition, the structure comes very close to the 4ïo/oMaximum Floor Area Ratio, raising a
flag that particular attention should be paid to the overall mass and scale of the residence.

I)esisn Review

The proposed addition would continue in the ranch architectural style of the existing
residence. Besides the new two-story addition, a new gable roof structure would be
added over the street elevation to articulate the entry and provide additional visual height
to the first floor. The existing plaster exterior surface would be used on the new addition.
A new composition shingle would be used on the existing roof and addition. Story poles
depicting the elevations and massing of the proposed addition were erected on March
30th. The Board's comments on the p.opo..d architectural style and detailing of the
additions residence 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 General Plan/Local Coastal
Plan includes a Community Design Element. The Community Design Element contains both
general over-arching policies and specific sub-area policies. The project site is identified as being
in Design Sub-area 3 (Canalino/Santa Monica/El Carro neighborhoods) in the Community
Design Element of the City's General Plan/Local Coastal Plan.
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CITYWIDE and SUBAREA 3 DESIGN OBJECTIVES

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

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

Sub Area 3 Objective CDS3-2: Preserve and enhance the existing residential
neighborhood and ensure that new development enhances the neighborhood character.

Sub Area 3 Objective CDS3-3: Ensure that new development is sensitive to the scale
and character of the exiting neighborhoods and consistent with the city's "small beach
town" image.

The site is presently improved with a 1,414 square foot single story residence (including
attached garage). With the first and second story additions totaling 966 square feet, the
residence would be 2,380 square feet in size. The proposed size, scale and form of the
addition would dehnitely be larger than the existing single family homes in the
neighborhood, but not out of scale with the two story homes. As previously noted, the
structure comes very close to the 4}YoMaximum Floor Area Ratio. Staff notes that the
scale of the proposed second story could be further reduced by using a hip, rather than a
gabled roof form at the street elevation. Although with only an eight foot second floor
plate height,the22-foot high addition is well below the maximum 3O-foot building
height.

The proposed addition/remodel appears to be well-designed. The materials include
stucco walls, painted wood windows and doors and composite roof shingles that appear
to be compatible with materials used the surrounding neighborhood

Staff would appreciate the Board's comments on the compatibility of the proposed
addition with adjacent properties, with particular attention to the mass and scale of
the two-story addition.

CDS3-Implementation Policy 37: Additions to and remodeling of existing houses are
encouraged as valuable forms of reinvestment in the neighborhood. The City should
prepare design guidelines for such additions that will ensure that they will enhance the
neighborhood character and value, rather than detract from it. Measures to be
incorporated into the guidelines include:

a. Second story additions to existing one-story houses should be integral with the
existing house in their design. They should generally be set back from the facade so
that the one-story scale is preserved at the front. Alternatively, a new two-story
facade may be proposed, particularly when a one-story front porch element is



b.
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included. Reduced setback requirements for open front porches should be
considered.

Second story additions should generally be made of materials matching the original
house, including wall materials, roof materials, windows and other details.
Exceptions to this may include the use of wood siding on the second floor of a
house with a stucco ground floor. The reverse is strongly discouraged. Any
material change should be part of a coherent overall architectural design

Garage doors should constitute not more than 50 percent of the ground floor facade
of the house. If a three-cat garage is desired, a tandem configuration for the third
car is encouraged, retaining a two-car garage door.

The City has established Residential Design Guidelines for Sub Area 3. An analysis of
the project's consistency with the Guidelines follows.

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
strch as porches, stoops, patios andforecourts are encouraged. Such entry elements
should be selectedfor their compatibility with the adjacent houses and the general
neighborhood pattern.

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

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

CDS3-Implementation Policy 4l: Open woodfences, including split rail and picket
Apes, ore qppropriate on frontage lines. Solidfences and walls should be limited to side
and rear lot lines.

The current street frontage is dominated by visually opaque Eugenia hedge nearly six feet
in height and the garage door. Behind the hedge is a low picket fence, more in line with
the policies encouraging friendly street frontages. The proposed landscape plan indicates
that the existing hedge is to remain. While some of the neighboring residences have
similar fences and/or hedges, many of these are located along the street side yard where
additional privacy is warranted. The majority of the homes in the neighborhood provide
views to the front yards and entry areas. Staff would appreciate the Board's comments
regarding the presentation of the remodeled residence along the street frontage and
suggestions to meet the intent of the policies cited above encouraging inviting front
yards.
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SUB AREA 3 RESIDENTIAL DESIGN GUIDELINES

Overbuilding is an issue that has received particular attention, specifically in Sub Area 3.
Therefore, the City has adopted Design Guidelines to address some of these concerns. The
Design Guidelines applicable to the project are as follows:

Mass and Scale

DG-l: The primary dwelling should not be located beyond a side yard encroachment
plane defined as follows: A 3}-degree angle measuredfrom the vertical, at a point
beginning six feet above the existing grade along the interior side property line.

The location of the proposed second story is oriented so that it does not encroach into the
side yard encroachment plane as represented on the plans.

DG-2: W'hen a garage fronts the street, the width of the garage should not exceed the
width of the habitablefrontage of the dwelling.

The existing garuge occupies less than half of the width of the habitable frontage of the
dwelling unit. The proposed additions will further help to draw attention away from the
existing garage if allowed to be viewed from the street. As with the previous comments
regarding the existing hedge, the Boards suggestions to encourage a welcoming front
yard with views focused on the front entry rather than the gararge door would be
appreciated.

Architectural Elements

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

DG-4: Elements such as windows and doors should be consistent in design with the
existing theme of a house and, when appropriate, should draw from elements in the existing
neighborhood.

As the proposed additions will coincide with a remodel of the existing structure, the
architectural treatments and details will be carried around on all sides of the house.

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

The addition of the new gable element accents the entry as seen from the street blends the
new two-story addition with the existing residence. The proposed second floor balcony
could be found appropriate to the architecture of the residence however its placement in
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the side/rear yard may cause privacy issues to adjoining neighbors. Refer to the
additional discussion under DG-l0 and I 1.

DG-6 - Fences in the front yard should avoid the use of solid materials and be
constructed of decorative open materials that emulate the architectural style of the house.
ChainJinh wire and similar materials should be avoided. Fences should be set back a
minimum of two feet from the back of sidewalk to allow þr planting between the sidewalk
and the fence. Planting should be of a material that will not exceed a maximum height of
three feet.

The existing Eugenia hedge is proposed to remain. Staff would encourage that it be kept to
a height of three feet or replaced with an alternate plant material that would not require
constant trimming to be kept to three feet. Comments from the Board regarding an
alternate plant material would be appreciated.

Color and Materials

DG-7: Muted tones should be encouraged, unless otherwise determined to be
inappropriate by the Architectural Review Board.

Paint colors and materials are indicated on Sheet 48. The proposed color and materials
board will be presented to the Board at the ARB meeting.

DG-8: New additions should replicate or compliment the existing structure or the entire
structure should be remodeled as part of an overall architectural design.

The additions appear to be well integrated into the design of the existing residence, as part
of a comprehensive remodel of the residence.

DG-9: Materials should be high quality and durable (taking into considerqtion its use and
climate), and authentic to the chosen architectural style.

The proposed stucco walls and composite roof shingles are authentic to the ranch architectural
style found in many Carpinteria homes.

Privacy

DG-10: IIlhere privacy is a concern, window placement, size, window height and the use
of glazing with limited transparency are encouraged to minimize impacts. Second-story
windows should be placed to avoid looking directly down into the major indoor/outdoor
living areos (e.g. primary yard areos, family/living areas) of adjacent homes.

DG-l1: Second story decks and balconies located on the side or rear of a dwelling are strongly
discouraged unless it cctn be clearly demonstrated that it will not create an impact on the privacy
of a neighboring parcel. Mitigatingfactors might include the placement and design of adjacent
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structures, significant setbacl<s from adjacent properties, adjacent land uses, and orientation and
placement of o deck.

Staff requests that the Board consider privacy issues in light of the above Guidelines and
recent approvals of second story additions in the single family neighborhoods. With the
exception of the triple French doors opening to the proposed master bedroom balcony, the
window placement, size and height appear to minimize privacy impacts. The 10 by 2.5
foot bank of windows proposed for the north wall of the master bedroom will likely be
situated above the bed wall given the room layout.

Recently approved second floor balconies and decks have been oriented out to the street
frontage avoiding privacy issues. Staff requests that the Board comment on the master
bedroom deck in light of privacy impacts to the adjacent properties to the west and
north and the Guidelines above that strongly discourage such balconies unless it can
be clearly demonstrated that it will not create an impact on the privacy of
neighboring parcels.

Solar Access

DG-12: No portion of a structure should encroach into a plane defined by drawìng a 3I-degree
angle measuring from the horizontal intersecting with a point in a line drawn 12 feet high at the
north property line.

The solar access study provided by the applicant on sheet A8 indicates consistency with this
stated Guideline.

SUMMARY OF ISSUES

o Size, bulk, and scale of proposed additions;
o Landscaping along the street frontage; and
o Privacy issues associated with the proposed second floor master bedroom balcony.

RECOMMENDATION

The Board should comment specifically on the issues raised above. If the Board feels the
project meets acceptable design criteria, the Board should recommend preliminary
approval of the project with their recommendations to the Community Development
Director.

ATTACHMENTS

Exhibit A- Site Plan and Elevations
Exhibit B - Storypole Photos
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