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PROJECT DESCRIPTION

This is the preliminary review of a proposal to remodel the building façades and install
new landscaping at the Shepard Place Shops. The remodel would re-plaster the front
façade and side walls and replace the wood finishes with plaster on the exterior columns.
The proposal would also replace existing shrub and groundcover plantings while
maintaining a majority of the existing trees. There would be no change in the size of the
commercial spaces, signs or the parking configuration under this proposal.

Plans are attached as Exhibit A.

PROJECT SETTING

The Shepard Place Shops shopping center is located at the northwest comer of the Casitas
Pass/Carpinteria Avenue intersection. The Carpinteria Middle School is located to the
south across Carpinteria Avenue and the Casitas Plazashopping center is located to the
east across Casitas Pass Road.

PROJECT ANALYSIS

It appears that the structures, parking lot and landscaping have not been modified since
the shopping center was constructed in the late 1970's. As these requested modifications
are restricted to the exterior building aesthetics and plant palette, there are no issues
concerning consistency with the Carpinteria Municipal Code.
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General Plan/Coastal Land Use Plan

Community Design Element Objective CD-2: Architectural designs based on
historic regional building types should be encouraged to preserve and enhance the
unique character ofthe city.

Community Design Element Objective CD-72 Enhance and maintain the Linden
Avenue downtown core, the Carpinteria Avenue commercial core, the Eugenia
Professional ffice area, the Casitas Village, Shepord's Place Shopping Òenter, and the
Cindy Lane-Mark Avenue industrial park districts.

The remodel would re-plaster the front façade and side walls and replace the wood finishes with
plaster on the exterior columns. Plans don't indicate a change in the texture of the plaster, although
it is assumed the new plaster would be smooth to go with the architectural style. Staff would
recommend the texfure finish extend around all sides of the structures. The Board's comments on
the proposed style and detailing of the architectural modifications, particularly the
proposal to replace the wood columns with plaster would be appreciated given the
objective to preserve and enhance the unique character of the city as cited above.

Community Design Element Objective CD-10: Areas with attractivefrontage designs
should be maintained. New development should be carefully plannedwithfrontage areas
which maintain and enhance the quolity of carpinterict's streetscape.

Policy CD-10e: Frontages with existing uses such as the parking, loading or storage of
vehicles should be screened with walls and plantings that are consistent with the
neighborhood character. These elements should be in scale with pedestrians.

Policy CD-llf: Landscape design guidelines should emphasize the use of native drought
tolerant plant materials, and the importance of trees as the primary elements of the town
landscape. All landscaping shall utilize only non-invasive type plants

Policy CD'l2a: Landscape planning shall be respectful of the natural character of the
City and enhance existing native plant communities and environmentally sensitive habitat
areas.

CD-l2-Implementation Policy 3z All parking areas, including anyfuture Park and
Ride facilities 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 qrea. Landscaped setbaclcsfor structures and
parking areas are to be provided to sofien the appearance of developmentfrom the
freeway and Carpinteriq Avenue.

cDS2 rmplementation Policy 22: Frontages with parking lots þr commercial
buildings should be designed with walls or hedges approximately 3 to 4 feet in height to
shield views of the parking lot from the street.
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The Objectives and Policies cited above can be distilled into several key elements:
o The quality of Carpinteria's streetscapes should be maintained and enhanced;
o Native drought tolerant plant materials should be used; and
o Walls or hedges approximately 3 to 4 feet in height should be used to shield views of the

parking lot from the street; landscaping is preferred.

The current proposal replaces the high water use lawn and shrub plantings with drought tolerant
agaves, succulents and ground cover. Staff has concerns that the plant palette, most notably the
number of agave species with sharp thorns, may not be the best choice for such a public space.
The close proximity to the Carpinteria Middle School heightens the concern as the shopping
center is often visited by unsupervised minors. Staff also has reservations with how the new
plant materials integrate with the existing trees that are proposed to remain.

Given the policies to shield views of the parking lot from Casitas Pass Road and Carpinteria
Avenue, staff would recommend additional drifts of plant material that would reach a height of
three feet at maturity along these street frontages.

Lastly, staff recommends that additional accommodations be made to provide for pedestrian
access into the shopping center from the northwest corner of the Casitas Pass/Carpinteria Avenue
intersection and in the vicinity of the main driveway from Casitas Pass Road. Currently
pedestrians can walk over the lawn areas to get to the parking lot and shops. Replacing the lawn
with groundcovers and shrubs would likely result in inadvertent paths cutting through ihe
landscape material.

The Board's comments on the proposed plant palette, screening of the parking area from
the adjacent roadways and pedestrian access into the site would be appreciated.

SUMMARY OF ISSUES

Appearance and detailing of the new architectural elements;
Landscape plant palette;
Screening of the parking area from adjacent roadways; and
Pedestrian access into the site.

RECOMMENDÄTION

The Board should provide comments on the issues raised. If the Board finds the project meets
the applicable design criteria, the Board should recommend preliminary approvalto the
Community Development Director.

ATTACHMENTS

a

a

a

o

Exhibit A: Reduced Plan Sheet set
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