
AGENDA ITEM #6
PROJECT #: l0-1551-DP/CDp

MEETING DATE: November l, 2010

Applicant: Barbara and Peter Coeler

Agent: Harry Manuras

Architect: V/illiam Araluce, AIA

Project Location: 261 LindenAvenue

APN: 003-483-007

Zoningz Planned Residential Development
(PRD-20)

General Plan Designation: Medium Density
Residential (MDR)

I. RECOMMENDATION

Adopt the attached Resolution, thereby approving Project Number 10-1551-DP/CDp to allow for the
interior and exterior remodel of the existing apartment complex, including the reduction to the number
of units from eight to five.
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PLANNING C MMISSI N STAFF REPORT

ITEM FOR CONSIDERATION

Case No. 10-1551-Dp/CDp

Continued review of a request for a Development Plan and Coastal Development Permit to remodel an
existing two-story, eight-unit apartment complex and convert the four exisìing second floor units into
one, three-bedroom unit, thereby reducing the total unit count to five units. The proposed remodel
includes interior alterations as well as major exterior changes to all building elevatioìs, hardscape and
landscaping.

Report prepared by: Nick Bobroff, Associate planner
Community Development Department

Reviewed by: Jackie Campbell, Director
Community Development Department

SIGNATURE

Project Location
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II. PROPOSED PROJBCT DBSCRIPTION

Development Plan: The proposed project includes a comprehensive exterior and interior remodel of
the existing two-story Islands Apartments complex and converting the eight-unit complex to five
units. The four existing ground floor units would remain as monthly rental units, made up of three
one bedroom units and one two-bedroom unit. The four existing second floor units (three one
bedroom units and one two-bedroom unit) would be consolidated and convefted into one three-
bedroom apartment for the property owners.

The proposed exterior modifications would affect all building elevations and include the following:

o Replace existing flat roof and parapet wall with new pitched roof, thereby increasing the
maximum building height from 20 feet four inches to 25 feet six inches;

o Remove 92 square feet from the rear elevation at the nofthwest corner of the building, thereby
reducing the square footage of ground floor Unit A, and the upstairs residence by 46 square
feet apiece;

o Construct a new 255 square foot attached one-car garage for the upstairs unit;
o Replace existing exterior doors and windows with new doors and windows;
o Replace existing painted plaster exterior with new siding and shingles;
o Remodel the existing second floor deck, including removing the south staircase and

expanding the deck area by reducing the interior second floor square footage by I 16 square
feet (from 2,246 square feet to 2,730 square feet) to accommodate an outdoor patio/fireplace
area:'

¡ Construcl a377 square foot second floor deck on the rear elevation and a new 64 square foot
exterior stairway; and

o Construct new 271 square foot rooftop deck.

The total sqllare footage of the building would be increased by approximately 111 square feet (from
4,492 square feet to 4,603 square feet). The total amount of deck square footage would increase from
646 square feet to 1,233 square feet.

Additional site improvements are comprised of:

New site landscaping, including the construction of a bioswale to treat runoff fi'om the parking
lot before it enters the City's storm drain system;
Redesigning and resurfacing the existing parking area to accommodate one parking space for
each unit (including one garage space) and one additional visitor parking space;
Constructing a new trash enclosure for the complex;
Completing right-of-way improvements to the Third Street frontage, including new
landscaping and a parallel parking area made of a permeable material to replace the illegal
parking spaces in the street-side yard setback; and
Creating expanded private patio areas for the four ground floor units, facing Linden Avenue.
The expanded patios would be enclosed by picket fences and landscaping with individual

a
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walkways from the public sidewalk to each patio/entry. The patios would encroach into an
easement held by the City for flood control and drainage purposes. An Encroachment Permit
would be required from the Public Works Department to accommodate this feature of the
project.

Development Plan Modification: A Development Plan Modification is required to allow three of
the six required onsite parking spaces to be compact parking spaces (dimensions of eight feet wide by
16 feet deep) and to allow one of the onsite parking spaces to be placed in the required street-side
yard setback.

Coastal Development Permit: A Coastal Development Permit is required to allow the proposed
development as described above. Plans are attached as Exhibit 1, Attachment B.

III. BACKGROUND

Site Characteristics

The subject property is located at the southwestern corner of Linden Avenue and Third Street. The
8,818 square foot parcel is presently improved with a 4,492 square foot, two-story, eight-unit apartment
complex. Of the eight units, six are one-bedroom units and two ale two-bedroom units. Currently, four
of the units are occupied (three upstairs and one downstairs). The building is oriented towarcls Linden
Avenue, with the front doors for each unit facing the street. Six parking spaces are provided onsite and
are accessed from a private driveway off Third Street. Additionál ,.rp"r-ìtt.d parking is provided
partially within the street-side yard setback and partially within the Third Street right-of-way. The
property is considered legal non-conforming in terms of density, parking and front/side setbacks i¡ its
current configuration.

The properly is encumbered with several easements: (1) A five-foot wide easement along the south
property line for overhead utilities; (2) A two-foot six-inch easement along the south property line in
favor of the Carpinteria Valley Water District; and (3) A 12-foot wide easement along the front (east)
property line in favor of the city for drainage and flood control puposes.

The ploperty is surrounded by single and multi-family residential uses to the nofth, south and west.
Linden Field in Carpinteria State Beach is located to the east, across Linden Avenue. The subject
property is located at the "gateway" to the Beach Neighborhood, at a prominent location on Linden
Avenue. The Beach Neighborhood exhibits an eclectic mix of housing types from different eras. A
wide variety of architectural styles is also considered a defining characteristic of this part of the City.

The site is zoned Planned Residential Development (PRD-20) and has a General Plan land use
designation of Medium Density Residential (MDR). The site is located within, and subject to the
Coastal Appeals (CA) Overlay according to the California Coastal Commission's Permit and Appeal
Jurisdiction Map.
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Proiect History

The original eight-unit apaftment complex was built in 1958. An addition was permitted in 1963. Both
permits were issued by the County of Santa Barbara and predate the City's incorporation. Since that
time, no other major improvements have taken place outside of typical repair and maintenance, such as
kitchen/bathroom remodels and a deck/staircase repair.

Planning Commission

The Planning Comrnission most recently reviewed the project on October 4,2070 on a continuance from
the August 2nd,2070 hearing. The project had been continued to the October 4th hearing in order to give
the applicant an opportunity to respond to several changes requested by the Commission with respect to
the location of the new trash enclosure, the dimensions/maneuvering space of the parallel parking spaces
along the rear property line, the size of the new rear deck and the disposition of any new rear property
line fences or walls. The impetus for these changes stemmed from concerns raised by the neighboring
propefty owners to the west, who felt that cefiain aspects of the revised project would result in negative
impacts (i.e., noise, light, exhaust from the nearby parking and odors from the trash enclorrr", uná lo5
of privacy from the new rear deck) to their properly.

The applicant presented revised plans that addressed the Commission's past directives: The trash
enclosure had been relocated away from the rear property line to the south (side) building elevation; The
parallel parking spaces were reconfigured to provide the required amount of maneuvering space between
the spaces; The width of the deck walkway was reduced by approximately three feet and the depth of the
main rear deck off of the northwest bedroom was reduced by three feet; and a new six-foot high block
wall was shown along the rear property line. V/hile staff believed that the revised plans had adequately
responded to the Commission's direction, the westerly neighbors still felt that the parking, deck and wall
aüangements were unacceptable.

Ultimately, the Commission agreed that the applicant should revise the onsite parking arrangement to
eliminate the proposed one-car garage and mimic the existing parking pattern, where approximately four
to hve cars park "head-in" against the rear of the building. The Commission indicated they would
consider granting a modification to the City's standard parking requirements to allow the applicant to
make use of compact spaces and/or utilize the turn-around hammerhead area in the street-side yard
setback as a required parking space, if necessary, to accommodate such a parking layout. The
Commission noted that with the revised parking layout, the need for a new property line wall was
diminished and therefore felt the rear property line wall could be eliminated fi.om the plans. With
respect to the rear second floor deck, the Commission indicated they were satisfied with the reductions
previously made to the extent of the deck.

The applicants' agent requested changes to selected conditions of approval. The Commission discussed
the requested changes and made the following determinations:

o A request to revise Condition #10 to allow the extension of the approval timeline for the
Development Plan and Coastal Development Permit from one year to two years was denied. The
standard one year approval shall remain;
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Condition #17 (stipulates height limitations for the rear property line wall) is to be removed as a
rear propefty line wall is no longer needed;
Condition #31 shall be revised to read: The existing Guadalupe Fan Palms shall be retained,
relocated onsite and incorporated into the final landscape plan, or boxed and donated to a third

ion onsite i Communitv Devel ment to be infeasible.
rt right of refusal. TheCitv of

plans shall be reviewed by the ARB for consistency with their previous comments.
Engineering Condition #5 shall be revised in part to read: ...The improvements along the Third
Street frontage shall include removal of the existing parking aïea on the north side of the building
(to be replaced with landscaping) and installation of a new approximatel)¡ nine foot by 71 foot
decomposed granite street parking area in the City right-of-way; and
Carpinteria Valley Water District Condition #4: The Commission noted it did not have the
authority to modify the Water District's Conditions and suggested the applicants work directly
with the District to address any condition changes.

The Commission continued the project to the November 7,2010 hearing to allow the applicant to revise
and restudy the parking layout.

The draft Planning Commission Minutes are attached as Exhibit 2.

IV. ENVIRONMBNTAL

This project is categorically exempt from environmental review pursuant to $ 15332 [in-frll
development] of the Guidelines for the implementation of the California Environmental Quality Act
(CEQA). Class 32 Categorical Exemptions consist of projects characterized as in-fill development
meeting the following conditions: (l) the project is consistent with the applicable general plan
designation and all applicable general plan policies as well as with applicable zoning designation and
regulations' (2) the proposed development occurs within city limits on a project site of no more than
five acres substantially surounded by urban uses; (3) the project site has no value, as habitat for
endangered, taÍe, or threatened species; (4) approval of the project would not result in any significant
effects relating to traff,tc, noise, air quality, or water quality; and (5) the site can be adequately served
by all required utilities and public services. Because the project is consistent with these standards, as
is more particularly described in this staff report, the exemption is appropriate.

For more detail, see the attached Notice of Exemption included as Exhibit 3.

V. ANALYSIS

The proposed project includes a comprehensive remodel of an existing eight-unit apartment
complex in a residential zone. As such, staff has reviewed the project in terms of its compliance
with the development standards of Chapter 74, Zoning, of the Carpinteria Municipal Code, and
with the policies and objectives of the General Plan/Coastal Land Use Plan.

owners
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Revisions per Planning Commission Directives

In response to the Planning Commission's comments, the applicant has incorporated the
following changes into the project description and proposed plans.

Parking

The parking layout has been revised to propose a conf,rguration similar to the existing "head in"
parking alrangement against the rear of the building. In the revised arïangement, four spaces
(one standard garage space and three (8' by 16'])compact spaces) would be placed at an angle,
"head in" towards the building. One standard sized space would remain in proximity to the rear
property line, located at the southwest corner of the property and set off the rear property line a
minimum of four feet. The four foot buffer area between the parallel space and the rear property
line would be landscaped. A sixth onsite parking space would be accommodated in what was
formerly the turn-around hammerhead located in the street-side yard setback. This space would
be of standard dimensions.

The garage has been retained on the revised plans at the request of the owners, who desire to
have a covered parking space for their car out of the elements. Maintaining the garage does not
appear to have any material effect on the ability to accommodate additional parking spaces in a
"head in" conf,tguration against the rear building elevation, nor does it appear to impact the
maneuvering spaces for the other onsite parking spaces. The garage would be consistent with the
City's zoning requirements as shown. Therefore, staff recommends the Commission allow the
garage to remain.

The revised layout would eliminate some new walkways and landscape pockets that had been
proposed along the rear building elevation but would allow for new, expanded landscape areas
along the rear property line and at the southwest corner of the lot. Overall, the revised layout
would result in a net increase of 324 square feet of additional common open space provided on
site beyond that previously proposed. The revised layout would also require the tenants of the
development to continue the non-conforming practice of backing out of the driveway onto Third
Street as opposed to using the hammerhead area to turn around and exit the parking area "head
out."

The proposed parking arrangement would require the Commission to grant a Development plan
Modification to the City's parking standalds to allow the use of compact parking spaces and the
placement of one of the required onsite parking spaces within the street-side yard setback. The
Modification is discussed in more detail below under the Zoning Code Requirements section.

Privacy Impacts/Decks

In order to accommodate the revised parking anangement, the applicant needed to shift the
exterior stairway for the ne\À/ rear deck to the south into the remaining open area between the
angled "head in" spaces and the one remaining parallel space. The former location of the
stairway (adjacent to "Unit C" on the ground floor) could not work with the "head in" parking
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layout prescribed by the Commission as it would have required the parking spaces to be located
approximately six and a half feet from the rear building wall to accommodate the stairway, which
would have, in tum, reduced the amount of maneuvering/back-up space from the rear properly
line by the same distance. Such a layout would not have provided adequate maneuvering space
in and out of parking spaces "3C," "4C" a17d"5."

The relocated stairway would result in an increase of 68 square feet to the overall amonnt of new
deck square footage due to the added approximately 16 feet of deck length. In this revised
layout, the new second floor walkway/deck would span across almost the entire rear-façade.

The added deck area would maintain an approximate width of three feet with the exception of the
landing area at the top of the stairway and immediately to the north of the stairway to the roof top
deck, where the deck would jog back in towards the building. The remaining walkway to the
main balcony area would be approximately four feet wide as previously proposed. The new
walkway section of the deck would maintain a minimum setback of approximarely 22 feet from
the rear property line. The main balcony area off of the bedroom located at the northwest corner
of the structure would remain unchanged from the previous submittal.

Properl-v Line l4/alls ond Drainage

The applicant has retained the new six-foot rear property line wall on the updated plans, The
wall has been revised however to terminate at a point approximat ely 24 feet back from the Third
Street property line, as opposed to continuing, afa reduced height out to the property line as
shown on previous plans. The revised termination point is approximately in line with the inter-ior
edge of the chirnney on the residence immediately to the west. The revised wall arrangement
would not impede any line of sight from the (westerly) neighboring residence's front door
looking out towards the Third Street/Linden Avenue intersection.

Like the garage, the rear properly line wall has been retained at the request of the owners, as they
would prefer to have their own wall along the rear property line. The wall is proposed to be six
feet high, which is consistent with what is allowed in the Zoning Code for rear property line
fences and walls. A six-foot high wall would help to provide a solid barrier between the two
properties and would provide more privacy and buffer from noise, lighting and similar impacts
for each of the properties. Given that the property line wall would be set back from the Third
Street properly line 24 feet and no longer block views from the residence to the west, staff
believes a six-foot high wall would be acceptable as shown on the revised plans.

Conditions of Approval

Staff has incorporated the Commission's agreed upon changes to specif,rc conditions into the
revised Conditions of Approval.

Overall, the revised plans appear to meet the intent of the Commission's directives. 'While 
there

are slight deviations from the Commission's directives (e.g., retaining the one car garage and
property line wall), the changes appear to be benef,rcial to the project, or necessary to
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accommodate the project objectives and do not exacerbate any of the Commission's primary
concems with the project.

Zoning Code Requirements

The following table lists the revised project's conformance with Municipal Code requirements.

Requirement/Al I owanc e Existing/Proposed

Setbacks
Front

Street Side Q.{orth)

Side (South)

Rear

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

15 feet (15 feet or 25%o of
lot width, whichever is the
lesser of the two)

5 feet

15 feet

Existing: 56 feet from CL;
feet fiom PL*
Proposed: No Change+

Existing: 15 feet*x
Proposed: No Change*

Existing: 8 feetx*
Proposed: No Change+*

Existing: 22 feel**
Proposed: 18 feet

16

Height Limit 30 feet max. Existing: 20 feet 4 inches
Proposed: 25 feet 6 inches

Building Coverage 50Yo max. (4,409 sq. ft.) Existing: 25.5% (2,246 sq. ft.)
Proposed: 28.6% (2,519 sq. ft.)

Common Open Space 20Yo min. (1,7 64 sq. ft.) Existing: 29.7% (2,617 sq. ft.)
Proposed: 26.5% (2,333 sq. ft.)
+ 13o/o (1,144 sq. ft.) of
additional private open space

Density 4 units max. (20
units/acre)

Existing: 8 units+
Proposed: 5 units+

Parking 9 spaces (5 covered spaces,
2 uncovered, 2 visitor
space)

Existing: 6 uncovered spaces*
Proposed: 1 covered space,5
uncovered spaces (1 space/unit
& I visitor parking space)*

*Considered to be legal non-conforming. See Legal Non-Conforming Structures discussion below.
**See setback/deck discussion below.

D ev e I o p me nt P I an Mo di-li c ation

As noted previously, the applicant is requesting a Modification from the City's parking requirements to
allow for the use of compact spaces for three of the six required onsite parking spaces and to allow one
of the required parking spaces to be located within the required 15-foot street side yard setback.
Standard parking spaces are required to be nine feet wide by l8 feet deep; the requested compact spaces
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would be eight feet wide by 16 feet deep. Required onsite parking is to be located within the allowed
building envelope and/or the rear yard setback; but not the front or side yard setbacks according to the
parking standards stipulated in Chapter 14.54 of the Carpinteria Municipal Code (CMC).

CMC Section 14.50.120 notes that in reviewing a Development Plan, the Planning Commission or City
Council may consider modification of requirements of the base zoning district in which the proposed
development is located, including building height, yard setback, parking, building coverage or
landscaping, if it determines that such modification is necessary to accommodate an innovative project
which would result in at least one of the following public benefrts:

Energy eff,rcient heating/cooling ; or
Provision of affordable housing units through a mix of housing types, innovative design and
construction techniques, or other means; or
Provision of a larger amount of open space or landscaping than the minimum requirements of
the district.

As discussed below, the property is considered legal non-conforming with respect to the number of
onsite parkìng spaces provided. The proposed project would lessen the degree of the nonconformity by
reducing the total number of dwelling units on the properly, while maintaining six onsite par-king
spaces. As part of the project, the applicant also intends to improve the existing parking layout to
ensure that the six spaces have adequate maneuvering and turn-around space and can be effectively
utilized by the tenants.

The applicant had developed a parking plan that utilized a combination of four parallel parking spaces
along the rear property line and two "head in" spaces and also provided a turn-around hammerhead to
allow cars backing out of the parking spaces to turn around and exit the property "head out." The
proposed layout was consistent with all of the City's parking standards as designed. However, due to
concerns over neighborhood compatibility, the Commission directed the applicant to instead explore
options for maintaining the existing "head in" parking configuration where most of the onsite rpu.",
are placed at an angle against the rear building elevation.

The applicant studied the available options for "head in" parking and found that four of the required six
parking spaces could fit against the rear building elevation and maintain adequate maneuvering space if
the applicant can make use of compact spaces for three of the four "head in" spaces. A fifth palhng
space of standard dimension could be placed in a parallel configuration adjacent to the rear property
line wall at the southwest corner of the property. In order to maintain an adequate drive aisle and
maneuvering space for the other parking spaces while not placing additional spaces against the rear
property line, the sixth space must be located in the street side yard setback in what was formerly
proposed to be the hammerhead turn-around area.

The revised configuration would obscure most of the required onsite parking from the public's view
and allow some of the area along the rear property line wall, which is currently asphalt, to be converted
into additional common open space. This added common open space is located in a highly visible area
along the Third Street frontage and would result in a net inciease of 324 squarefeet ofãommon open
space from what was last reviewed by the Commission at the October 4,2010 hearing. With the

a

a
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revised layout, the total square footage of all common open space areas would increase from 2,009
sqlrare feet (equivalent to 22.78% of the lot) to 2,333 square feet (equivalent to 26.46% of the lot),
thereby providing more than the minimum required amount of common open space.

L e gal N on- C o\formin q S tr uc tur e s

The property is legal non-conforming with respect to density, parking and front/side setbacks. A
description of the legal non-conforming aspects of the property is presented below:

Given the 8,818 square foot lot size, the property could accommodate a maximum of four units under
the allowed 20 units per acre density. Currently, the building contains eight units. The project involves
consolidating the four second floor units into one, larger unit, thereby reducing the total unit count from
eight to five. The conversion would still result in a legal non-conforming density; however, it would
reduce the degree of the non-conformity from approximately 40 units to the acre to 25 units to the acre.

With respect to parking, the existing eight-unit apaftment complex (comprised of six one-bedroom units
and two two-bedroom units) would be required to have a total of 13 spaces (eight covered spaces, two
additional covered or uncovered spaces and three visitor parking spaces), according to the parking
requirements outlined in CMC Section 14.54.010. With the proposed remodel, the five-unit complex
would be required to provide a total of nine spaces (five covered spaces, two additional covered or
uncovered spaces and two visitor parking spaces). The applicant is proposing to instead maintain the
existing six onsite parking spaces, albeit one of the existing uncovered spaces would be replaced with a
garage space. The proposed parking arrangement would include one garage space for the o\¡/ner-
occupied unit, one uncovered space for each ground floor rental unit plus one uncovered visitor space.
Similar to the density standard, the legal non-conl'orming parking situation would be improved as a
result of the reduction in the number of units, however the number of spaces would continue to not meet
the current standards.

Finally, the proposed remodel would maintain the existing legal non-conforming front setback.
According to the PRD zone, the requiled front setback is 20 feet from the property line or 50 feet from
street centerline, whichever is greater. In the case of the subject propefty, the 2O-foot setback from the
property line is the more restrictive of the two standards. The existing building is set back
approximately 15 feet from the property line to the wing walls, which create the private entries for the
ground floor units and support the second floor deck above. The existing legal non-conforming stairway
that encroaches into the (south) side yard setback would be removed, thereby creating a new, conforming
side setback. The stairway on the (north) street-side yard setback would be maintained and
repaired/remodeled. This stairway encroaches into the required 1S-foot street-side yard setback but is
not proposed to be changed.

According to CMC Section 14.82.060, buildings that are conforming as to use but nonconforming as to
development standards such as yards or height, may be permitted by the Planning Commission to be
enlarged, extended, moved or structurally altered, provided that any addition or enlargement complies
with the yard and height requirements of the base zoning district and that no living quarters may be
extended into an accessory building located in the front, side or rear yards as a result of such addition or
enlargement.
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The proposed project would be consistent with these requirements: The overall project would result in a
net 111 square foot increase to the total square footage of the building as a result of the new attached one
car garage. The legal non-conforming front and street-side yard setbacks would remain, but the new rear
deck, stairway and garage would meet the current applicable setback requirements. Additionally, as
noted above, one of the existing legal non-conforming stairways would be removed, thereby removing
an existing encroachment into the interior side yard setback. The project would continue to provide
more than the minimum required amount of common open space and be below the maximum allowed
building lot coverage. Additionally, the existing encroachments into the setbacks would not be enlarged
or extended by the project and the non-conforming density and parking situations would be improved as
discussed above.

Setbacks and Decks

The existing building is legal non-conforming with respect to the front and side yard setbacks. As noted
above, for the street front elevation the applicable setback is 20 feet from the property line and the wing
walls and the second floor deck they support encroach five feet into that front setback. This
encroachment is proposed to remain. On the south (side) elevation, the existing building is set back
approximately eight feet from the ploperly line which meets the interior side yard setback requirement,
however the existing stairway encloaches into the setback by one foot. This stairway would be removed
as parl of the project. The second floor deck overhangs into the side yard setback by one foot as well.
This is proposed to remain and is allowed pursnant to CMC Section 14.50.070(2), which allows for
balconies and similar features to extend up to three feet into a side yard setback.

On the street-side elevation, the existing stairway and balcony extend into the street-side yard setback by
f,rve feet. These features are proposed to remain in place as part of the project.

The new proposed deck, stairway and attached one-car garuge on the rear elevation would meet or
exceed the minimum setback requirements of 15 feet. The existing building is set back a minimum of
22 feet from the properly line. The new deck and garage would maintain a minimum setback of
approximately 23 feet from the rear property line and the new stairway would be set back approximately
18 feet from the real propefty line.

Residential Rental Unit Demolition

The City's Zoning Code includes Chapter 14.73: Residential Rental Unit Demolition. This chapter,
which was originally adopted in 198i and partially updated in 1996, sets forth conditions and procedures
relating to the demolition of rental housing units in the City. The intent of the ordinance is to preserve
and maintain the City's limited stock of rental housing opportunities, particularly with respect to low and
moderate income housing units.

The Residential Rental Unit Demolition ordinance restricts the demolition of rental units to only those
units which are beyond reasonable repair and where demolition is required for health and safety reasons
or where the City Council finds that the demolition serves a vital public purpose. The ordinance also
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requires various replacement ratios (typically, one replacement rental unit for each one or two units
demolished) for projects that would demolish existing low to moderate income rental units.

The proposed project would potentially be subject to these requirements due to the loss of three existing
rental units. However, in 1986, the California State Legislature passed the Ellis Act (Government Code
$$7060-7060.7), which has the effect of limiting the applicability of the City's residential rental unit
replacement requirements. The Ellis Act gives landlords the right to withdraw their properly from the
rental market. Correspondingly, the law prohibits local jurisdictions lrom compelling a property owner
to continue to offer their residential units for rent. The courts have determined that ordinances that
require replacement of rental housing are invalid under the Ellis Act because they impermissibly infringe
on the property owner's ability to go out of the rental business.l

In this case, the Ellis Act would prohibit the City from requiring that the applicant build replacement
rental units to mitigate the loss of three rental units. The City may however, still require other forms of
mitigation to offset the displacement of existing tenants. Such mitigation could include, but not be
limited to, requiring a minimum of 90 days advanced notice rather than the standard 30 or 60-day notice
for imminent evictions and/or requiring the property owner/landlord to provide relocation assistance to
the displaced tenants.

According to the project applicant and agent, no existing tenants would be displaced by the proposed
project. Of the four existing second floor units, two of the units are occupied by the property ownel for
the summer, one of the units is occupied by a tenant who is in the process of relocating to a new
apattment in the City and one unit is vacant. Of the ground floor units, one of the ¡nits is occupied on at
least a part-time basis on a month-to-month rental term through the summer'. Existing tenants were
made awale of the proposed project and understand they will need to vacate the units to accommodate
construction. According to the applicant, the existing tenants have received a discounted rnonthly rent in
recognition of the shoft-term nature of their tenancy due to the proposed project. As the units are
vacated, the owners are leaving the units unoccupied in anticipation of constructing the proposed project.

General Plan/Coastal Plan Policies

The project site has a General Plan/Coastal Plan designation of Medium Density Residential (MDR) and is
zoned Planned Residential Development (PRD-20). The City's Community Design Element of the General
Plan contains both general overarching policies and specific sub-area policies. The project site is in Design
Sub-area 1 (Downtown Beach Neighborhood District).

Land Use Element

Objective LU-3: Preserve the small beach town character of the built environment of
Carpinteria, encouraging compatible revitalization and avoiding sprawl development at the
City's edge.

I Bullock v. City and County of San Francisco (1990) 221 Cal.App.3d 1072,1 100- I 102 [holding rhar under the Ellis Act
a local ordinance lawfully imposed relocation assistance requirements for displaced tenants, but unlawfully imposed a
one-for-one replacement requirements.]
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The proposed project is located within an urbanized parl of the City on a lot that is currently
improved with an eight-unit, two-story apartment complex. The building is considered legal
non-conforming in terms of density, parking and setbacks. The project ìnvolves comprehensive
exterior and interior changes to the building, including reducing the total unit count from eight to
five by consolidating the four upstairs units into one larger unit. The proposed changes would
not expand or enlarge the non-conforming characteristics of the property, and in fact, would
reduce the degree of the non-conformities relative to density and parking by reducing the total
unit count. The project would also improve the Third Street public right-of-way by removing
unpermitted parking spaces and replacing them with new landscaping and a decomposed granite
shoulder to accommodate public parking.

The proposed reconfiguration of the second floor from four apartment units to one would change
the existing building, however, it would not be out of character with other properties in the
neighborhood, some of which have main residences and secondary guest or rental units on the
same property. The project also includes a proposed expansion to the front patios for the ground
floor units facing Linden Avenue and the construction of a new roof-top deck for the upstairs
unit. The rooftop deck would be set back from the street frontage and be nested between the new
pitched roof elements, thereby minimizing its prominence. The new ground floor patios would
expand the private yard areas for each of the ground floor units toward the Linden Avenue
sidewalk by five feet. The patios would include new flatwork and landscaping and would be
enclosed by a low picket fence. The patios would be separated from the sidewalk by a seven-foot
wide landscape buffer. While the new patios would reduce the existing landscape buffer between
the building and the public sidewalk, they would better delineate the private realm from the
public right-of-way and provide additional usuable space for future occupants. In addition to this
private open space, the property would continue to have significantly more common open space
than is required.

The proposed architectural style and materials for the remodeled building are compatible with the
surrounding neighborhood, where there are other examples of beach bungalow and Cape Cod-
style homes. The Islands Apartments are locate d at aprominent location on Linden Avenue, at
the gateway to the Beach Neighborhood. The project would update the architectural treatment of
the existing structure and improve its street-front appearance and bring interest to what are
currently plain façades. With these improvements and features, the project preserves the small
beach town character of Carpinteria.

Policy LU-3f: Encourage the remodeling and revitilazation of neighborhoods and commercial
areas in accordance with the principles established in the Community Design Element.

The project involves a comprehensive remodel, both interior and exterior, to the existing two-
story apartment complex. As part of this, the project would update the architectural style and
treatment of the existing building and replace all site landscaping and hardscape. The project
entails a significant investment into the property which would help to not only improve this
particular property but the neighborhood as a whole.
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The project has been reviewed by staff and the Architectural Review Board for consistency with
the principles established in the Community Design Element. The ARB voiced their support for
the project in their unanimous recommendation for preliminary approval on Jul¡' 7,2070. Staff
also finds the cunent proposal is consistent with the objectives and policies of the Community
Design Element as further discussed below.

Housing Element

Goal3A-l z Conserve existing housing importanl to the community such as apartment rental
housing, mobile home parks and the affordable housing stock.

Policy 3A-22 Replace demolished low-moderate income rental units by a ratio of one
replacement unit for evety two demolished.

The project involves remodeling an existing eight-unit apaftment complex, including reducing
the total unit count from eight to five, by consolidating the four upsatirs units into one unit.
While the change would result in a net loss of three housing units in the City, it represents an
improvement to the remaining units, by adding additional patio space, and to the building itself,
by updating the building's exterior, landscaping and parking plan. No tenants would be
displaced by the proposed conversion: two of the upstairs units have been occupied by the
property owner for the last three years, one unit has been vacant for the last three years and the
one unit that has been occupied by apayingtenant is presently being vacated.

The remodel/reduction to the nnmber of units would help to improve the legal non-conforming
features of the property. The property is zoned for a maximum density of 20 units to the acre.
The existing density is double the allowed density, at approximately 40 units per acre. The
proposed project would reduce the property's density to approximatley 25 units per acre.

To the extent the above mentioned policies require the continued availability and/or replacement
of rental housing, as noted previously, the Ellis Act prevents cities from forcing property owners
or landlords to remain in the rental housing business. Therefore, the City cannot require the
residential real property owner to continue to make the units available as rentals or require that
replacement rental housing units be built or otherwise provided in place of the lost units.

Communib¡ Desiqn Element

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

The proposed project involves remodeling the existing two-story apartment complex. The owners are
interested in updating the existing structure and not significantly changing the building size, scale or
form (other than replacing the existing flat roof with a pitched roof), which is generally consistent
with other multi-family development along lower Linden Avenue. The overall height of the building
would increase by approximately five feet as a result of the new pitched roof, however this change is
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consistent with other policies that encourage pitched roofs and building articulation and would serve
to improve the overall look of the building. As the overall size, bulk and scale of the building is not
changing, it will remain compatible with the neighborhood development pattern of two-story
apartment complexes near Carpinteria Beach.

In response to neighbor conceÍts and comments from the Planning Commission, the applicant has
revised the new rear second floor deck, by reducing the width of the walkway deck and pulling the
entire structure back an additional three feet from the properly line. These changes would discourage
the use of the deck walkway as an outdoor living area. The main deck area is oriented to look out
towards the mountains rather than the neighbor's rear yard or primary living areas. The proposed
increased setback (from what was previously proposed) would also help to provide a larger buffer
distance between the new deck and the neighboring property. Additionally, the proposed trash
enclosure has been relocated to the south building elevation, where it will not impact adjacent
properties and the onsite parking layout has been revised to locate five out of the six onsite parking
spaces away from the rear property line.

Objective CD-2: Architecttral designs based on historic regional building types should be
encouraged to preserve and enhance the unique character of the City.

The existing eight-unit apafiment building dates back to the late 1950s and lacks any defining
character or architectural interest. As a result of the proposed remodel, the building would take on a
Cape Cod style. While this chosen style is not considered a historic regional building type, it is fairly
common throughout the downtown and beach neighborhoods and fits within the City's "small beach
town" image.

Objective CD-3: The design of the community should be consistent wiÍh the desire to protecÍ vievts
of the mountains and the sea.

While the overall height of the building would increase from approximately 20 feetfour inches to 25
feet six inches, the main public views of the mountains and sea available along Linden Avenue would
not be impacted. The existing building partially blocks public mountain views from the public street.
The proposed change to the roof structure would not worsen these public view impacts over the
building and the main mountain and ocean views up and down the Linden Avenue corridor would
remain unimpeded as the building would not increase in size or encroach closer to the public right-of-
way.

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.

Policy CD-6a: Neighborhood-serving commercial and apartment buildings should be oriented to the
street that bounds or enters the neighborhood. Front doors shouldface the street, withprimary
access directly from the public sideu,alk. The buildings should be compatible in scale with nearby
r e s ident i al buil dings.
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, ìre proposed remodel would maintain the building's orientation toward Linden Avenue. Ground
floor front doors and the existing second floor deck overlooking the street would be maintained.
Additionally, the primary entrance to the new upstairs unit would be oriented towalds Linden
Avenue; secondary access would be taken from the rear parking lot via the new exterior stairway.
The new private patio areas for the ground floor units would be enclosed within a 36-inch high picket
fence which would define the edge of the private yard area. The fences would be separated from the
public sidewalk by a landscape buffer approximately seven feet wide. Individual walkways would
lead from the public sidewalk and patio areas to the individual units' front doors consistent with this
policy.

The expanded patios and new fences would encroach into the City's 12-foot wide flood
control/drainage easement. The Public'Works Department has reviewed the proposed encroachments
and indicated that they can be permitted with the approval of an Encroachment Permit. Appropriate
conditions have been incorporated into the attached recommended conditions of approval to address
this.

Policy CD-9a: The City shall promote the planting of appropriate street trees in exisÍing and neyt,
neighborhoods to define and enhance the City's streetscape.

Policy CD-9b: Neighborhood streets should be planted with street trees in parht,ay strips betvteen
lhe sidewalk and curb. It may be appropriate to plant street trees in ectsenxents behind sidewallç'.
The scale, type and spacing of trees will be selected to provide strong spcrtial definftion of the .street
and to frame axial views.

The Linden Avenue frontage includes a parkway strip between the street and sidewalk. The parkway
strip is planted with turf and one fan palm. The proposed landscape plan indicates that an aclditional
street tree could be added to this frontage if required by the City. The Public Works DepaftmentlCity
ingineer has conditioned the project to require the planting of the new street tree.

Objective CD-l0: Areas with attractive frontage designs should be maintained. Nev, development
should be carefully plannedwithfrontage areas, which maintain and enhance the qualiÍy of
C arp int er ia's s tr e e t s c ap e.

Policy CD-l0b: Frontages where residential uses abut a major thoroughfare should include
buffering elements such as yards, forecourts, and tree rows. Sound walls are the most primitive form
of buffir and should be used only where other methods are impractical. If sound walls are used they
should be attractive and well landscaped.

The proposed remodel would improve the Linden Avenue and Third Street frontages of the building
through use of new materials, added articulation and detailing and new site landscaping/flatwork.
Included within these improvements are plans to remove the illegal parking along Third Street and
replace it with additional landscaping and public parking in the right-oÊway.

Along the Linden Avenue frontage, the existing lawn area and three fan palms would be replaced
with expanded private patio areas for the ground floor units and new site landscaping throughout the
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small buffer area between the sidewalk and new patios. The patios would be enclosed by a 36-inch
high picket fence to delineate private yard areas from the public sidewalk. These improvements
provide a buffer which better differentiates the public/priv ale area, thereby enhancing the streetscape.

Objective CD-13: Ensure that lighting of nevt developmen[ 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 fficrs.

The proposed plans do not include lighting at this time, although lighting for the project will be
considered as part of the Architectural Review Board's final design review for consistency with these
objectives and policies should the Planning commission approve the project.

Implementation Policy CD-14-8: Landscaping shall be de.signed 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.

The proposed remodel includes a complehensive landscape plan for the entire properly and adjacent
public rights-oÊway. While no native species are included in the landscape plan, it appears the
selected species are generally drought tolerant and/or low water use. The applicant proposes to
remove three existing Guadalupe Fan Palms along Linden Avenue. While these plants are not native,
they are specimens and ale of a size and shape appropriate for street trees. The Architectural Review
Board recommended these trees be retained and relocated onsite as paft of their recommendation for
preliminary approval to the Planning Commission. Given their specimen status and long time
presence on the property, staff has included a condition requiring the applicant retain the palms
onsite. If this is found to be infeasible, the applicant may then offer the palms to a third party with
first right of refusal given to the City. The ARB will review a revised landscape plan as part of their
final design review.

SUB AREA 1 OBJECTIVES & POLICIES

Objective CDS1-1: Preserve and strengthen the visual and physical connections betvveen the
neighborhood, beach, the salt march, State Beach Park and the Dov¡ntown District.

Objective CDSl-2: Enhance the pedestrian character of the neighborhood streets.

The proposed remodel would update the existing apartment building which is located at a prominent
intersection in the City's downtown and at the gateway to the Beach Neighborhood. The remodel/upgrades
would generally improve the aesthetics and character of the lower Linden Avenue streetscape.

The project also includes landscape and hardscape improvements, both to the private property and the
adjacent City right-of-way. The proposed landscape plan shows new groundcover along Linden Avenue,
replacing the existing lawn. The plans also specify that a new street tree would be planted in the City's
parkway strip along the project frontage, as required by the Public Works Department's proposed conditions.
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Hardscape improvements include revising the existing parking lot to provide a better parking/maneuvering
area and new expanded private patio areas on the Linden Avenue frontage, which replace some of the
existing front yard landscaping. This particular block of Linden Avenue is generally characterized by wide
landscaped yards separating the public sidewalk from the residential buildings. The proposed patios would
expand the outdoor private living areas of the residences toward the public sidewalk, thereby reducing the
landscape buffer between the public and private realm while still retaining a seven-foot wide buffer. The
Architectural Review Board reviewed the proposed patio expansion and felt it would not negatively affect the
pedestrian character ofthe project frontage.

Along Third Street, the landscape plan includes new groundcover and several smaller trees to replace the
lawn and illegal asphalt parking areas that are in the required setback and City right-of-way. On Third Street,
the applicant is also proposing landscape/flatwork improvements in the right-of-way. Based on
conversations with the Public Works Department, simple landscape/flatwork improvements within the right-
of-way are acceptable but no trees or other large plantings would be allowed. The neighborhood would also
be enhanced by a shoulder made of a permeable material to allow for public street parking.

Objective CDS1-3: Ensure that the scale and character of new development is consistent with the existing
small-scale character of the residential neighborhood and that it is consistent with the neighborhood "small
beach town" image. Discourage ne\u development of large, "boxy" buitdings, with groundJloors primarily
devoted to garages.

The proposed remodel would transform the existing two-story "boxy" apartment building into a more
interesting and articulated building using a combination of new materials, a pitched roof and other
architectural elements. The overall size, bulk and scale of the structure would not significantly change,
though the building height would increase by five feet due to the new pitched roof. As noted previously, there
would be a net gain of 1 1 I square feet due to the inclusion of a new attached one-car garage.

Implementation Policy 2: To avoid blank ground floor facades that discourage pedestrian life on the
street, the groundfloors of the re.sidence shottld be befv,een one andfivefeet in height above the public
sidewalk, unless a greater height is mandated by flood prevention policies.

Implementation Policy 5: Thefront door shouldface the street. Pedestrian-orientedtransitional spaces
should be providedfrom the public sidev,alk to thefront door. Such spaces may include landscapedfront
yards, landscaped and/or hardscapedforecourts, and raisedfront porches and dooryards. These spaces
should be designed to accommodate uses such as children's play areas and/or sitting areas.

The ground floor units face Linden Avenue and are at sidewalk grade or slightly above. Part of the proposed
remodel would create expanded private yardlpatio areas for each of these units. The patio/yard areas would
be individually enclosed within a 36-inch high picket fence. The fences would be set back from the Linden
Avenue property line seven to eight feet, maintaining a semi-public landscape buffer between the sidewalk
and the private patios. This design creates a transitional element between the front doors of the units and the
public right-of-way while also creating a usable private yard area for each unit.
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The street-side elevation and some of the rear elevation of the property are also highly visible from public
streets. All building elevations would undergo a comprehensive exterior remodel to achieve a consistent
architectural treatment throughout. New site landscaping and hardscape is proposed throughout as well.

Implementation Policy 7z To create a picturesque slqtline, visible pitched roofs are recommended, rather
thanflat roofs with parapeÍs or mansardfascias. On three-story elements, visible pitched roofs should be
required to prevenÍ the buildings front "walling off" the beachfrom the town.

Consistent with this policy, the proposed plans involve replacing the existing flat roof and parapet fascia with
a new pitched roof.

Implementation Policy 8z Building articulation is encouraged; e.g., balconies, baywindows, dormers,
porches and pergolas.

Implementation Policy 9: To avoid "top-heavy" buildings, cantilevered elements of upperfloors should be
supported by visible brackets or braces consislenl with the architectural style.

The proposed remodel would update the existing architectural style, materials and detailing to a Cape Cod
style. A mix of exterior materials would be used to create architectural interest, including ãement f:rber
shingles, stone veneer, ship lapped siding, board and batt siding and wood detailing. Adãitionally, some
additional articulatìon would be incorporated into the building by recessing selected areas of the second floor
to break up otherwise solid wall planes and by adding a bay window to the Third Street elevatio'. The
pitched roof, along with the second floor and rooftop decks and private patio areas on the ground floor add
fuither interest.

While the second floor walls stack on top of the ground floor walls, the second floor decks would be
supported by posts on the rear elevation and the existing buttress walls on the street-front elevation are
consistent with these policies which favor visible braces for balconies and the like.

Noise Element

Policy N-Sb: The City will require that construction activities adjacent to sensitive noise receptors be
limited as necessary to prevent adverse noise impacts.

Policy N-5c: The City will require that construction activities employ techniques that minimize the
noise impacts on adjacent uses.

The City's standard conditions relating to construction timing and noise attenuation have been included
in the attached Conditions of Approval. The mitigation measures required by the Conditions of
Approval allow this finding to be made.

Storm Water Management Plan

As the proposed project involves more than 4,000 square feet of new or replaced impervious
surfaces, the project qualifies as a Tier 3 (large) project under the standards set fortlt-in the City,s
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Storm Water Management Plan (SV/MP) administered by the Public Works Deparlment.
Because the project would reduce, rather than increase, the total amount of impervious surface
found onsite, the project is only required to implement post-construction treatment best
management practices (BMPs) as opposed to the more typical detentiorVretention BMPs.

In compliance with the SWMP requirements, the site plan shows that the driveway/parking area
would drain towards the south (side) property line where runoff would be directed through a
treatment swale before it enters the City's storm drain system. Rain barrels are proposed to be
attached to the downspouts off the new pitched roof to capture roof runoff that can be later used
for irrigation pulposes.

As part of the final working drawings, the applicant will fully develop plans for the treatment
swale, which will be reviewed and approved by the Public Works Department prior to issuance
of any building permits. A condition has been included to require compliance with applicable
SWMP standards for the life of the project.

VI. DEVBLOPMENT IMPACT FEES

As the project involves a remodel to an existing building and would not result in a net increase of
dwelling units, the project is exempt from Development Impact Fees. However, the project may
still be subject to fees from other Special Districts including the Carpinteria-Summerland Fire
Protection District, the Carpinteria Valley Water District, the Carpinteria Unified School District
and the Carpinteria Sanitary District.

VII. ACTION OPTIONS

Approve Project Number 10-1551-DP/CDP to grant a Development Plan and Coastal
Development Permit to remodel the existing two-story apartment complex, reduce the total
number of units frorn eight to five and adopt the findings in Exhibit 1, Attachment A and
Conditions of Approval as proposed in Exhibit 1, Attachment C. (staff s recommendation)

Direct the applicant to prepare project revisions and return to a future Commission meeting.

Conceptually deny the project as proposed. Direct staff to return with findings for denial to
the Planning Commission's next meeting.

VIII. ATTACHMENTS

Exhibit 1 Resolution PC-10-008
Attachment A: Findings
Attachment B: Reduced Plans
Attachment C: Conditions of Approval

Exhibit 2 October 4,2010 draft Planning Commission Minutes
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Exhibit 3 Notice of Exemption



Exhibit I
Resolution PC-10-008



RESOLUTION NO. PC.1O-OO8

A RESOLUTION OF THE CITY OF CARPINTERIA PLANNING COMMISSION
APPROVING THE DEVELOPMENT PLAN AND COASTAL DEVELOPMENT
PERMIT NO. 10.1551.DP/CDP TO REMODEL AN EXISTING EIGHT.UNIT,
TWO.STORY APARTMENT COMPLEX AND CONSOLIDATE THE FOUR

UPSTAIRS UNITS INTO ONE UNIT
261 LTNDEN AVENUE (ApN 003-483-007)

REQUESTED By BARBARA and PETER COELER
ISLANDS APARTMENTS

WHEREAS, the Carpinteria Planning Commission has considered an application
for a Development Plan and Coastal Development Permit filed by William Araluce, AIA,
on behalf of Barbara and Peter Coeler on May 24,2010 to remodel the existing eight-
unit, two-story apartment complex and consolidate the four upstairs units into one unit;
and

WHEREAS, the application was subsequently deemed complete and
accepted by the City as being consistent with the applicable submittal requirements
on July 27,2010; and

WHEREAS, the Planning Commission has conducted a hearing and received
evidence in favor of the application for the Development Plan and Coastal Development
Permit; and

WHEREAS, the project is categorically exempt from the California
Environmental Quality Act pursuant to $15332 of the California Environmental Quality
Act Guidelines; and

WHEREAS' the Planning Commission has reviewed the policies of the General
Plan/Coastal Plan and the Municipal Code standards that are relevant to the project.

NO\il THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES AS
F'OLLO\ilS:

1. The Development Plan and Coastal Development Permit are approved, making the
Findings outlined in Attachment A.

The Development Plan and Coastal Development Permit for the project shown in
Attachment B are approved subject to the conditions set forth in Attachment C.

RESOLUTION NO. PC- IO-OO8

Islands Apartments Remodel, November 1,2010
Page I
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PASSED, APPROVED AND AD0PTED this l't day of Novemb er 2010, by the
following called vote:

AYES: COMMISSIONERS:

NOES: COMMISSIONER(S):

ABSENT: COMMISSIONER(S):

Glenn La Fevers, Chair

ATTEST:

Jackie Campbell, Secretary

I hereby certify that theforegoing Resolution was duly and regularly íntroduced and
adopted at a regulør meetíng of the Plannìng Commßsion of the City of Cørpintería
held the Iil day of November 2010.

RESOLUTION NO. PC-IO-OO8
Islands Apartments Remodel, November l, 2010
Page2



Exhibit 1

Attachment A: Findings



PLANNING COMMISSION HEARING
PROJECT NO. T0.1551-DP/CDP

261 LINDEN AVENUE
November 1,2010

ATTACHMENT A: FINDINGS
(Islands Apartments Remodel)

ANT TO E. COAST

1.0 Administrative Findings

The Planning Commission hereby incorporates by reference as though set forth in full all
Community Development Department staff reports and attachments thereto presented to
the Planning Commission and all comments made or received either orally or in writing
at the public hearings on this project.

1.1 Procedures

Pursuant to the California Coastal Act, the Administrative Regulations of the California
Coastal Commission and the City's Local Coastal Program, it has been found that the
process for public review of the subject Local Coastal Development Permit has been
properly conducted as follows:

a. An application for a Development Plan and Coastal Development Permit
was submitted on May 24,2010, and deemed complete and accepted by
the City as being consistent with the applicable submittal requirements on
July 27,2010. Said application and all related material have been
available for public review at City offices since the date of submittal.

b. The application has been evaluated and found to conform to the applicable
zone district and to be consistent with the City's Local Coastal Program
Land Use Plan, the Interpretive Guidelines of the Coastal Commission and
the California Coastal Act.

c. The project has been reviewed by the city's Planning commission at a
duly noticed public hearing which included, but is not limited to, mailed
notice to all property owners within 300 feet and all occupants within 100
feet of the subject property and publication in the local newspaper, The
Coastal View.

FINDINGS OF APPROVAL, PC RESOLUTION IO-OO8
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1.2 California Environmental Quality Act

The Planning Commission hnds that the project is categorically exempt from the
California Environmental Quality Act pursuant to $15332 fin-fill development projects]
of the Guidelines for the Implementation of the California Environmental Quality Act for
the reasons described herein, as well as in the staff report and Notice of Exemption.

1.3 Development Plan

1. The proposed development is in conformance with the provisions of the applicable
zoning district, Local Coastal Plan and implementation programs, and General Plan.

As presented in the staff reports prepared for the Planning Commission hearings of
August 2, October 4 and November 1, 2010, and herein incorporated by reference, the
project involves the remodel of an existing two-story, eight-unit apartment complex
and the consolidation of the four upstairs units into one unit pursuant to Chapter
14.14, Planned Residential Development (PRD) of the City's ZoningCode. The
existing building is legal non-conforming in terms of density, parking and setbacks.
The project would lessen the non-conforming characteristics of the property relative
to density and parking and would maintain the existing setback non-conformities.
The units can be permitted to remain and be improved subject to the approval of a
Development Plan and Coastal Development Permit as long as any new addition or
expansion meets current development standards and no new living area is expanded
into an accessory structure otherwise located in a required setback (per CMC
14.82.060). The proposed project would be consistent with these stipulations given
that the proposed new garage, exterior stair case and rear deck would meet the current
applicable development standards and would not increase the density or reduce the
setbacks. With the granting of a Development Plan Modification, the project would
be consistent with the City's parking standards. The Modification would allow three
of the six required spaces to be compact spaces and would allow one of the required
spaces to be located in the street side yard setback in order to accommodate a parking
arrangement that better obscures the parking from the public view and provides more
com.mon open space along the project frontages.

The project is consistent with the General Plan's applicable Land Use, Housing and
Community Design Element Objectives and Policies in that the project involves a
comprehensive remodel of the existing residential units to ensure that the residences
fit within the "small beach town" character of the neighborhood and the established
surrounding development pattern relative to architectural style, overall size and scale
at25 feet six inches high and 4,603 square feet total, front setback distance at
approximately 15 feet from the property line, its pedestrian-scaled design and its
decorative architectural elements including private ground floor patios and second
floor balconies.

FINDINGS OF APPROVAL, PC RESOLUTION IO.OO8
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2. The proposed development is sited and designed to avoid rislcs to life and property
due to geologic, flood, or fire hazards and that the proposed density of development is
consistent with these objectives.

The subject parcel is not located within a known geologic, flood or fire hazard zone.
The property is developed with eight units, which is twice the allowed density for this
zone district as defined in the City's zoning code and land use plan and is therefore
legal non-conforming. The proposed remodel includes consolidation of four upstairs
units into one unit. This change would reduce the unit density to approximately 25
units per acre, which is still higher than the maximum allowed 20 units per acre
density, however, as the property is legal non-conforming, the excess unit(s) can be
permitted to remain.

The proposed development will not cause substantial environmental damage or
substantially and avoidqbly injure fish or wildlife or their habitat.

The site does not contain any environmentally sensitive habitat area, or provide any
habitat value for endangered, rare or threatened species, nor does the project have the
ability to impact fish or wildlife as it involves a comprehensive remodel to an existing
two-story apartment complex within a developed urban neighborhood. There are no
known sensitive resources or native vegetation that would be impacted as a result of
this project.

Approval of the project would not result in any significant effects relating to traffrc,
noise, air quality, or water quality because the project is an inf,rll development that
will result in a net reduction in the number of units and a less intense property use.
Standard conditions of approval address any temporary construction impacts of the
project.

The project involves stormwater best management practices that minimize the amount
of runoff (through the use of rain barrels to capture and retain roof runoff) and
remove existing hardscape and replace it with landscaping or other permeable
materials. The project also includes measures to treat runoff that drains from the
parking lot through the use of a filtering bioswale. These measures decrease urban
runoff and improve water quality as it relates to this project.

The proposed development will not conflict with any recorded easements acquired by
the public at large for access through the property or use of the property or qny
easements granted to any public agency or required as a condition of approval.

There are no known recorded easements on the property for public access. Southern
Califomia Edison and the Carpinteria Valley V/ater District have easements of two-
foot and five-foot widths, respectively, running along the south (side) property line.
The City of Carpinteria maintains a 12-foot wide easement along the Linden Avenue
frontage for flood control and drainage purposes. All affected agencies have
reviewed the project plans and indicated that the project can be approved as shown.
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5.

The applicant will be required to obtain an Encroachment Permit from the City of
carpinteria to expand the new ground floor patios into the City's easement.
Similarly, the Water District is requiring that existing vegetation be removed from
their easement and will review any new proposed landscaping prior to issuance of a
Building Permit. The project has been reviewed and conditionally approved by the
Carpinteria-Summerland Fire Protection District, Carpinteria Sanitary District and
Carpinteria Valley Water District.

The proposed development will not adversely affict necessary community services
and values including but not limited to trffic circulation, sewage disposal, fire
prolection, water supply, and police protection.

The project does not have the potential to adversely affect these services in that these
services are cur¡ently available to the existing apartment units as well as the
surrounding residences located throughout the neighborhood. The proposed project
would not place an additional demand on community services signif,rcant enough to
adversely affect the availability ofthese services because the project decreases the
intensity of the land use. Agencies potentially affected by this project have been
notified and have indicated an ability to serve the project.

The proposed development would not by itself, or cumulatively, impose an increased
demand on public services that would adversely affect the availability of these
services to existing or future development. Therefore, this hnding can be made.

The proposed development will not be detrimental to the peace, health, safety,
comfort, convenience, property values, or general welfare of the neighborhood.

The project involves remodeling the existing apartment complex and reducing the
overall number of units from eight to f,rve by consolidating the four second floor units
into one, within an urbanized, residential zone in the City. The resulting structure
would be comparable to the existing structure and compatible with the surrounding
development in terms of size, bulk, scale, architectural style and placement on the lot,
while reducing the overall intensity of the use given the reduced number of dwelling
units occupying the property. As such, the project is consistent with the City's desire
to preserve and enhance the "small beach town" character of the Beach Neighborhood
as noted in the staff reports presented to the Planning Commission, dated August 2,
October 4 andNovember 1,2010. The Development Plan and Coastal Development
Permit allow the upgrades and changes to the legal non-conforming apartment
complex. The changes reduce the extent of the non-conformities relative to density
and onsite parking and maintain the existing non-conforming setbacks.

In response to neighbor concerns and Planning Commission directives, the applicant
has relocated the trash enclosure away from the rear property line, revised the onsite
parking layout, scaled back the extent ofthe new second floor rear deck, increased the
setback of the new rear deck from the rear property line and added a decorative six-
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foot high wall adjacent to the rear property line. With these changes, impacts to the
neighboring property immediately to the west have been minimized.

The removal of the unpermitted parking partially located within in the required street-
side yard setback and Third Street public right-of-way would be removed as part of
the project and replaced with new site landscaping and a parking shoulder that would
provide for three new public parking spaces in the downtown Beach Neighborhood.

7 . The site þr the proposed use is adequate in size and shape to occommodate the use.

The existing property is developed with eight units, twice the allowed density in the
PRD-20 zoning district and the Medium Density Residential land use designation and
is legal non-conforming with respect to density, parking and setbacks. The proposed
project would comprehensively remodel the existing building and reduce the total
number of dwelling units from eight to hve by consolidating the four existing upstairs
units into one larger unit. While the total building square footage would be only
slightly increased (from 4,492 square feet to 4,603 square feet), the degree of the non-
conforming density and lack of onsite parking spaces would be reduced by the
reduction of three units, as would the overall intensity of the use. With the revised
parking plan, each unit would be assigned one onsite parking space and one
additional visitor space would also be provided. The property would continue to be
well under the maximum allowed building lot coverage and provide more than the
minimum required amount of common open space. with the approval of the
Development Plan and Coastal Development Permit, the requested improvements to
the legal non-conforming structure can be permitted.

8. The proposed development site is served by streets and highways that are properly
designed and improved to carry the type and quantity of traffrc generated by the use.

The proposed project is located at the intersection of Linden Avenue and Third Street
and is presently served by existing improved streets. There would be no increase in
vehicular trips associated with the proposed remodel and reduction of dwelling units.
Therefore, the project does not impact traffic or street conditions in the area.

1.4 Coastal Development Permit Finding

Pursuant to the California Coastal Act, the Administrative Regulations of the Califomia
Coastal Commission and the City's Local Coastal Program, it has been found that the
permit requested may be issued based on the following finding.

1. The proposed development is in conformity with the City's certified Local Coastal
Program.

The project involves the remodeling of the existing eight-unit, two-story apartment
complex and a reduction to the total number of units by consolidating the four
upstairs units into one. The property is designated Medium Density Residential
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(MDR) in the General Plan/Coastal Plan and is zoned Planned Residential
Development (PRD-20). The proposed use is consistent with the stipulations
outlined for this land use designation and zoning district, in that multi-family
residential uses are permitted in the PRD-20 zone and MDR land use category,
although the property is and would continue to be legal non-conforming in terms of
density, parking and setbacks. The project is consistent with all aspects of the
Zoning Code with the approval of a Development Plan, Development plan
Modif,rcation and Coastal Development Permit to allow the remodel, permit existing
legal non-conforming improvements on the property to remain, pursuant to CMC
$14.82.060 and allow for deviations from the parking standards with respect to the
use of compact spaces and the placement of one parking space in the street side yard
setback, pursuant to $14.50.120.

The project can also be found consistent with the applicable policies from the
Community Design Element of the General Plan in that it would improve the living
conditions of the remaining residential units and improve the appearance of the
structure through a comprehensive exterior remodel. The Architectural Review
Board reviewed the project and recommended preliminary approval, indicating that
the project is consistent with the design guidelines of the Community Design
Element. Construction noise impacts would be temporary in nature and hours of
construction are limited by the conditions of approval. A more detailed analysis of
the project's conformity with the Objectives and Policies of the City's certified
Coastal Land Use Plan is presented in the staff reports prepared for the Planning
commission hearings of August 2, october 4 andNovember r,2010, and herein
incorporated by reference.
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Attachment B: Reduced PIan Set
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Exhibit 1

Attachment C: Recommended
Conditions of Approval

Islands Apartments Complex Remodel
261Linden Avenue

PC Hearing, November 11 2010



PLANNING COMMISSION HEARING
PROJECT NO. 10.1551-DP/CDP

261 LTNDEN AVENUE (ApN 003-483-007)
NOVEMBER 1,2O1O

ATTACHMENT C: CONDITIONS OF APPROVAL
(ISLANDS APARTMENTS REMODEL)

The Conditions set forth in this permit affect the title and possession of the real property that
is the subject of this permit and shall run with the real property or any portion thereof. All
the terms, covenants, conditions and restrictions herein imposed shall be binding upon and
inure to the benefit of the owner (applicant, developer), his or her heirs, administrators,
executors, successors and assigns. Upon any sale, division or lease ofreal property, all the
conditions of this permit shall apply separately to each portion of the real property and the
owner (applicant, developer) and/or possessor ofany such portion shall succeed to and be
bound by the obligations imposed on the owner (applicant, developer) by this permit.

GENERAL CONDITIONS

1. This Development Plan and Coastal Development Permit is based upon and limited to
compliance with the project description, the hearing exhibits (Exhibit l, Attachment B
to the staff report dated November l, 2010), and conditions of approval set forth below.
Any deviations from the project description, exhibits or conditions must be reviewed
and approved by the City for conformity with this approval. Deviations may require
approved changes to the permit and/or further environmental review. Deviations
without the above described approval will constitute a violation of permit approval.

The project description is as follows:

Request for a Development Plan and Coastal Development Permit to complete a
comprehensive exterior and interior remodel to the existing two-story, eight-unit
apartment complex. The project remodel includes, but is not limited to the following:

. consolidating the four upstairs units into one unit, thereby reducing the total
unit count from eight to five;

. replacing the existing flat roof with a new pitched roof;

. replacing and adding new exterior windows and doors;

. replacing existing plaster exterior with siding and shingles;

. remodeling the existing second floor deck;
o constructing a new second floor deck and stairway along the rear building

elevation;
o constructing a new rooftop deck;
. resurfacing and redesigning the existing parking lot;
o constructing a new one-car attached garage;
. new site landscaping and hardscape;
o construction of new expanded patios for the ground floor units;
. new right-of-way improvements along the Third Street frontage.

CONDITIONS OF APPROVAL
Islands Apartments Remodel, November l, 2010
Page I



2.

J.

4.

The project shall be constructed to substantially comply with the plans approved by the
Planning Commission on November 1, 2010.

The conditions of this approval supercede all conflicting notations, specifications,
dimensions, and the like which may be shown on submitted plans.

All buildings, roadways, parking areas, landscaping and other features shall be located
substantially as shown on the attached exhibits.

In the event that any condition imposing a fee, exaction, dedication or other mitigation
measure is challenged by the project sponsors in an action filed in a court of law or
threatened to be filed therein which action is brought within the time period provided
by law, this approval shall be suspended pending dismissal of such action, the
expiration of the limitations period applicable to such action, or hnal resolution of such
action. If any condition is invalidated by a court of law, the entire project shall be
reviewed by the City and substitute conditions may be imposed.

Any and all damage or injury to public property resulting from this development,
including without limitation, City streets, shall be corrected or result in being repaired
and restored to its original or better condition.

All requirements of the City of Carpinteria (including but not limited to public
improvements as defined in the City of Carpinteria Municipal Code (CMC), Section
1 5. I 6. I I 0) and any other applicable requirements of any law or agency of the State
and/or any government entity or District shall be met.

The applicant agrees to pay any and all City costs, permits, attorneys' fees, engineering
fees, license fees and taxes arising out of or concerning the proposed project, whether
incurred prior to or subsequent to the date of approval and that the City's costs shall be
reimbursed prior to this approval becoming valid. In addition, the applicant agrees to
indemnify the City for any and all legal costs in defending this project or any portion of
this project and shall reimburse the City for any costs incurred by the City's defense of
the approval ofthe project.

The standards defined within the City's adopted model Building Codes (UBC; NEC;
UMC; UFC; UPC; UHC) relative to the building and occupancy shall apply to this
project.

Any minor changes may be approved by the City Manager and/or Community
Development Director. Any major changes will require the filing of a modification
application to be considered by the Planning Commission.

Approval of the Development Plan and Coastal Development Permit shall expire one
year after approval, unless prior to the expiration date a Building Permit has been
issued or the permittee has diligently worked toward Building Permit issuance. The
decision maker with jurisdiction over the project may grant a time extension for good
cause.

5.

6

7.

8.

9.

10.
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1 1. No building permits shall be issued for this project prior to meeting all required terms
and conditions listed herein. When not specifred herein, all conditions shall be
satished prior to issuance of a building permit or prior to occupancy when allowed by
the Community Development Director.

12. An approval granted by the Planning Commission does not constitute a building permit
or authorization to begin any construction. An appropriate permit issued by the
Building Division must be obtained prior to constructing, enlarging, moving,
converting, or demolishing any building or structure within the City.

13. During any phase of grading or construction, if cultural material suggestive of
prehistoric or historic origin is encountered, work in the vicinity of the f,rnd shall be
stopped, and the City shall be notified. Grading or construction shall not be resumed
until the find is evaluated and the City determines whether mitigation is necessary.

14. If, at any time, the City or Planning Commission determines that there has been, or
may be, a violation of the findings or conditions of this Development Plan and Coastal
Development Plan, or of the Municipal Code regulations, a public hearing may be held
before the Planning Commission to review this permit. At said hearing, the Planning
Commission may add additional conditions, or recommend enforcement actions, or
revoke the permit entirely, as necessary to ensure compliance with the Municipal Code,
and to provide for the health, safety, and general welfare of the City. the applicant
shall reimburse the City for all costs associated with gaining compliance with the
original conditions of approval.

COMMUNITY DEVELOPMENT

The trash and recycling enclosure shall be maintained along the south (side) building
elevation. Trash service shall be conducted from the Third Street frontage or via walk-
up service from Linden Avenue. Trash or recycling carts shall not be staged or left
within the City right-of-way on Linden Avenue.

CDD staff shall verify during construction, prior to final permit sign off, that the
trash/recycling enclosure is built per the approved plans. CDD staff shall periodically
monitor the site to confirm compliance with the above-stipulated requirements for
trash/recycling storage and service.

A minimum of six parking spaces shall be provided on the subject property in
accordance with the parking design standards as stipulated in Section 14.54 of the
Carpinteria Municipal Code and as shown on the approved improvement plan. The
one-car garage shall be maintained and used for parking for the life of the project.

CDD staff shall verify that the parking spaces are striped as shown on the approved
plans (Exhibit 1, Attachment B) prior to final building inspection. CDD staff shall
periodically monitor the site to conhrm compliance with the above-stipulated
parking requirements.
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17. The project shall comply with the City's Tier III Storm Water Management Plan Post-
Construction Best Management Practices (BMP) requirements. Specifically, the
applicant shall prepare plans for, and install, an onsite bioswale to collect and filter
runoff from the parking area before said runoff enters the City's storm drain system.
The applicant shall also be required to install and connect rain barrels to all building
downspouts. Said storm water BMPSs shall be shown on the final working drawings
and must be reviewed and approved by the Community Development and Public
Works Departments. The improvements must be installed prior to final building permit
sign-off and must be maintained in good working order for the life of the project.

18. No construction equipment shall be parked, stored or operated within six feet of any
tree dripline. Equipment storage and staging areas shall be designated on the plans
outside the dripline areas.

19. Dust generated by the development activities shall be retained onsite and kept to a
minimum by following the dust control measures listed below. Reclaimed water shall
be used for these activities, when feasible or possible.

a. During clearing, grading earth moving, or excavation, transportation of cut or fill
materials or water trucks or sprinkler systems are to be used in sufficient
quantities to prevent dust from leaving the site and to create a crust after each
day's activities.

b. After clearing, grading, earth moving or excavation is completed, the entire area
of disturbed soil shall be treated immediately by watering or revegetating or
spreading soil binders to prevent wind pick up of the soil until the area is paved
or landscaped.

c. During construction water trucks or sprinkler systems shall be used to keep all
areas of vehicle movement damp enough to prevent dust from leaving the site.

d. Trucks transporting soil, sand, cut or fill material to or from the site shall be
covered with a tarp from the point of origin.

20. No construction-related debris (mud, dust, paint, lumber, rebar, etc.) shall leave the
project site unless transported to an approved disposal site. During the construction
period, washing of concrete, paint, and/or equipment shall be allowed only in areas
where polluted water and materials can be contained for subsequent removal from the
site. The applicant shall designate a "wash-off area" on the construction plans and
install such an area prior to the commencement of any construction activities.

21. Demolition and/or excess construction materials shall be separated onsite for
reuse/recycling or proper disposal (e.g., concrete asphalt). During grading and
construction, separate bins for recycling of construction materials and brush shall be
provided onsite. Plan Requirements: This requirement shall be printed on grading
and construction plans. Applicant shall provide CDD with receipts for recycled
materials or for separate bins. Timing: Materials shall be recycled as necessary
throughout construction. All materials shall be recycled prior to occupancy clearance.

22. To allow time for the utility companies to locate and mark their facilities for the
contractor, the applicant shalltelephone Underground Service Alert (USA) toll free at
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23.

l-800-227-2600 a minimum of 48 hours prior to the start of construction. For best
response, provide as much notice as possible, up to l0 working days.

The applicant shall complete a School District sign-off form, which may include
payment of applicable School Mitigation Fees, prior to issuance of building permit.

All project conditions and mitigation measures shall be listed on a sheet included as
part of the construction plans submitted for review and approval by the City prior to
issuance of a Building PermilGrading Permit. The approved set of plans shall be
retained at the construction site for review by the Building Inspector during the course
of construction.

25. Construction activity for site preparation and for future development shall be limited to
the hours between 7:00 a.m. and 4:00 p.m., Monday through Friday, and 8:00 a.m. and
4:00 p.m. on Saturday. No construction shall occur on State holidays (e.g.
Thanksgiving, Labor Day). Non-noise generating construction activities such as

interior painting are not subject to these restrictions.

26. All new and existing utility services shall be placed underground and completed prior
to any paving required for the project. No new utility poles shall be installed.

27. Existing and proposed easements for all utilities shall be located and described on the
engineering plans or the architectural drawings prior to issuance of building permits.

ARCHITECTURAL REVIEW

28. Prior to the issuance of any building permits, the applicant shall return to the
Architectural Review Board for a review of hnal plans to include complete working
drawings including but not limited to lighting, colors, exterior materials, landscaping
and irrigation.

29. All materials and colors used in construction and all landscape materials shall be as
represented to the Architectural Review Board and any deviation will require the
express review of the Board.

30. The existing Guadalupe Fan Palms shall be retained, relocated onsite and incorporated
into the final landscape plan, or boxed and donated to a third party if relocation onsite
is found by the Community Development Department to be infeasible. In such case,
the property owners shall give the City of Carpinteria the first right of refusal. The
plans shall be reviewed by the ARB for consistency with their previous
recommendations.

31. Exterior lighting for the site shall be low level and directed in such a manner that direct
lighting or glare will affect neither adjacent properties nor public streets or walkways.

DEPARTAMENTAL & DISTRICT CONDITION LETTERS

32. Compliance with the attached Departmental and District letters is required as follows:
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a. City of Carpinteria Public Works Dept./Engineering dated July 29,2010
b. Carpinteria Sanitary District dated June 2,2010
c. Carpinteria-Summerland Fire Protection District dated June 8, 2010
d. Carpinteria Valley Water District dated June 10, 2010
e. Santa Barbara County Air Pollution Control District dated June 16,2010

Written authorization to proceed and consent to conditions of approval by the legal owner of
the property shall be provided to the City prior to building permit issuance.

Approved by the Planning Commission on November l, 2010

I HAVE READ AND UNDERSTOOD, AND I WILL COMPLY
WITH ALL ABOVE STATED CONDITIONS OF THIS PERMIT

ApplicanlProperty Owner Date
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ENGINEERING CONDITIONS

ISI.ANDS APARTMENTS

Revised October 27, 20L0

GENERAL ENGINEERING CONDMONS

4a.

1.

2.

3.

4.

A Plan Check fee deposit shall accompany the initial Grading and/or
Improvement plan submittal. The plan check fee deposit shall be the
amount shown in the current fee schedule.

Prior to issuance of a Building Permit, the applicant shall submit plans
and calculations as required for all necessary Engineering permits. Said
permits include, but are not limited to, Street Construction, Excavation
in the public right-of-way, Grading and/or Encroachment.

An Encroachment permit shall be obtained for the private patios and
fences proposed in the City easement along the Linden Avenue
frontage.

Development shalf be undertaken in accordance with conditions and
requirements of the State of california Regional water Quality control
Board. Project Grading and Storm Drain Improvement Plans shall
identify and incorporate Best Management Practices (BMP's)
appropriate to the uses conducted onsite and during construction to
effectively mitigate storm water pollution; and

Permanent Storm Water Management Measures shall be shown on the
Grading/Drainage Plans per the requirements of the City's adopted
Storm Water Management Plan and adopted City of Santa Barbara
Guidance Manual.

A Street Construction and/or Excavation Permit shall be obtained from
the City Engineer prior to any construction within the street right-of-way.
The improvements along the Third Street frontage shall include removal
of the existing parking area on the north side of the building (to be
replaced with landscaping) and installation of a new approximately 9'x
71'decomposed granite street parking area in the City ROW.

All improvements in the public right of way shall be completed to the
satisfaction of the City Engineer prior to the issuance of a Certificate of
Occupancy by the Community Development Depaftment.

The applicant is required to plant a new street tree along the Linden
Avenue frontage as shown on the Landscape Plan.

5.

6.

7.
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Carpi nteria Sa n itary District
5300 Sixth Street, Carpinteria, CA 93013

(8051 684-7214 . Admin Fax (805) 684-7213 ' Plant Fax (805) 566-6599

June 2,2010

Nick Bobroff
Associate Planner
Community Development Department
City of Carpinteria
577 5 Carpinteria Avenue
Carpinteria, CA 93013

RE: ProjectNo. 10'1551-DP/CUP/CDP
!slanC ,Apartrnents
261 Linden Avenue (APN: 003-483-007)
Carpinteria, Galifornia
Applicant: Barbara and Peter Coeler

jui, 0 4 2t1t

Dear Mr. Bobroff:

Thank you for the opportunity to provide comments on the subject project. The Carpinteria Sanitary

District (District) has'reviewóO tn" proposed project application and site plan received on July 1'

2010.

The applicant proposes to remodel an existing eight-unit apartment complex. The site is located at

261 Linden Avenue (ApN 003-483-007) and ii z¡ned Planned Residential Development (PRD-20).

The project involves interior and exterior improvements and we understand that no modifications to

the sewer lateral serving the complex are proposed.

The District has reviewed the project and determined the number of dwelling units at lsland

Apartments will be reduced from eig-ht units to five units. Once the improvements are done, and the

pioject is deemed complete by the City, the owner may contact the District (CSD) to request an

adjustment to the annual sewer service charge for the building.

lf the tenant improvements and/or proposed activities result in modifications to the proposed

exterior plumbing or change the nature of wastewater discharges to tiie District's collection system,

we may require the applicant to obtain a permit for said changes'

lf you have any questions regarding the comments provided by the District, please contact me at

(805) 684-7214, ext. 1 3.

Sincerely,
CARPI NTERIA SAN ITARY DISTRICT

Lance Lawhon
Engineering Technician

cc: Barbara and Peter Coeler

U:\Projects\261 LindenV6l Linden Pln Chk Comments Il'doc
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FIRE PROTEGTION DISTRICT

June 8, 2010

Nick Bobroff
Associate Planner
City of Carpinteria
577 5 Carpinteria Avenue
Carpinteria, CA 93013

RE: Project 10-1551-DP/CUP/CDP
APN 003-483 007 I 261 Linden Ave.

Dear Nick Bobroff:

ffiñÇEiv:Ð

JUN 1 o 2tll0

ü iT r rj i ¡:i,iìii,,ì,-. I i ¡\

The following items are necessary for fire protection:

1. The building shall be protected by an approved automatic fire sprinkler
system. Prior to installation, plans for the proposed fire sprinkler system
shall be designed by a qualified person and submitted to the prevention
bureau for approval.

2. Smoke detectors must be installed in all residences in accordance with the
National Electric Code Per the provisions of the 2007 California Building
and Fire Codes.

3. Application for address changes for the building shall be submitted to the
Fire District, Fire Prevention Bureau.

4. Address numbers must be posted at the driveway and/ or on the building
such that they are visible from the street. Numbers shall be a minimum 4
inches high on a contrasting background.

5. Roof access must meet the requirements stated in the Carpinteria
Municipal Code.

6. Access, when access ways are gated, a Fire District approved key box
shall be installed in an accessible location. Prior to installation, the Fire
District shall approve the location and type.

(BOs) 684-4s91 . Fex (805) 684-8242
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7. Public fìre hydrants supplying the required fire flow within the required
driving distance from the structures shall be provided. Plan must indicate
the location of the fire hydrant nearest to the project address.

8. Per Carpinteria-Summerland Fire Distríct Ordinance No. 2003-01
pertaining to fees and service charges, a permit application fee is
assessed on all plans reviews.

9. Pursuant to C.S.F.P.D. Ordinance No. 92-02 and Carpinteria City
Ordinance No. 599, prior to issuance of a "Certificate of Occupancy", the
Carpinteria-Summerland Fire Protection District mitigation fee must be

Paid.

10.Any future changes, including further division, intensification of use, or
increase in hazard classification, may require additional conditions in order
to comply with applicable fire district development standards.

lf you need additional information on Fire District conditions, please contact me

at 566-2451.

Sincerely,

Ed Foster
Fire Marshal
Fire Prevention Bureau

cc: Applicant



Carpinteria Valley Water District
1301 SantaYnezAvenue .

Phone (805) 68+2816 '
Carpinteria, CA 93013

Fax (805) 684-3170
BOARD OF DIRECTORS
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Presitlent

June Van Wrryerden
Vrce President
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Matthew I Robarts
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GENERAL MANAGER

Cha¡las B. HemiftonJune 10,2010

City of Carpinteria
Community Development Dept.
Nick Bobroff, Associate Planner
5775 Carpinteria Ave
Carpinteria, CA 93013

SUBJECT: 261 Linden Avenue APN 003-483-007 CONDITIONS LETTER

Hello Mr. Bobroff

In reviewing the proposed project at26l Linden Avenue to renovate an 8 dwelling unit
apartment building to a 5 dwelling unit building (Project No. l0- 155 I -DP/CUP/CDP),
listed below are the required conditions from the Carpinteria Valley Water District
(District).

l. The District has a 2.5 feet existing easement along the South property line. This
easement needs to be free of any permanent structures, currently there is an

existing hedge that is in the District easement that will be required to be removed.
2. The owner will be responsible to supply to the District a landscape plan for the

purposed project.
3. Per District Rule l7(d) each unit will be required to have an independent service.

The owner will be responsible for the Capital Cost Recovery Fees (CCRF) for
each additional meter and pay the required deposit for the installation for the
meters to the District.

4. The location of the 4 new meters must to be shown on the site plan and the
location approved by the District.

5. If a fireline is required by the Fire District, the owner will be responsible for
paying the required deposit and Capital Cost Recovery Fees for the fireline to the
District. The fees are based on the size of the fireline. Additionally an approved
Double Check Backflow Detector Assembly (DCDA) must be installed on the

fireline.

UICVWD Letters96'l Linden Ave conditions letter docx



6- If a fireline is required the owner must show the location of the DCDA on the site
plan. The location of the DCDA must be approved by the Fire District and the
Carpinteria Valley Water District.

7. A set of fire flow calculations by a licensed fire sprinkler system engineer must
be provided to the District if the fireline is required. These calculations must list
the size of the fireline and the required working pressures.

lf you have any question or need any information please contact me at 684-2816x103 or
Brian@cvwd.net.

Very truly yours,

Carpinteria Valley Water District

Brian King
Associate Engineer

BVK/bvk

C: file copy
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Santa Barbara County
Air Pollution Control District

June 16,2010

Nick Bobroff
Community Development Department
5775 Carpintería Avenue

Carpinteria, CA 93013
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Re: APCD comments on The lslands Apartments Renovation, 10-1551-DPICUPICDP

Dear Mr. Bobroff:

The Air Pollution Control District (APCD) has reviewed the referenced case, which consists of converting
four one-bedroom units to one three-bedroom unit, a second floor deck addition, roof replacement,
façade improvements, window and door replacement, and revised parking and landscaping layouts. The
suuject property, a 0.2-acre parcel zoned Planned Residential Development (PDR-20)and identified in
the Assessor Parcel Map Book as APN 003-483-007, is located at 261 Linden Avenue in the City of
Carpinteria.

Air Pollution Control District staff offers the following suggested conditions:

1. All portable diesel-fired construction engines rated at 50 brake-horsepower or greater must
have either statewide Portable Equipment Registration Program (PERP) certificates or APCD
permits prior to operation. Construction engines with PERP certificates are exempt from APCD
permit, provided they will be on-site for less than 12 months.

2. Applicant is required to complete and submit an Asbestos Demolition/Renovation Notification
(APCD Form ENF-28 which can be downloaded at http://www.sbcapcd.orelene/dlldl08.htm )for
each regulated structure to be demolished or renovated. Demolition notifications are required
regardless of whether asbestos is present or not. The completed notification should be
presented or mailed to the Santa Barbara Air Pollution Control District with a minimum of 10
working days advance notice pr¡or to disturbing asbestos in a renovation or starting work on a
demolítion. For additional information regarding asbestos notification requirements, please
visit our website at http://www.sbcapcd.orglbizlasbestos.htm or contact us at (805) 961-8800.

lf you or the project applicant have any questions regarding these comments, please feel free to contact
me at (805) 961-8893 or via email at edg@sbcapcd.ors.

Sincerely,. ,//.,t , ç)zváry
Eric Gage,

Air Quality Specialist
Technology and Environmental Assessment Division

Terence E. Dressler . Air Pollution Control Officer
260NorrhAntonioRoad,SuiteA .SantaBarbara, C493.¡ lO.www.sbcapcd.org.805.961.88OO.805.96l-B8Ol (fax)



APCD comments on The tslonds Aportments Renovotion, 1O-1551-DP/CUP/CDP

June 16,2070
Pøge 2

cc: William Araluce, AIA
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MINUTES, PLANNING COMMISSION October 4,2010
Regular Meeting
Page2.

Commissioner Callender asked how Condition I 1 would play out in the real
world. Community Development Director Jackie Campbell explained that if the
applicant was out of compliance with an item under the Conditions of Approval,
that the project would return to the Planning Commission for review.
commissioner callender commented that in making decisions, it is reasonable for
the Planning Commission to take into consideration the applicant's past
behaviors.

Commissioner Benefield said there has been significant tension between the oil
company and the community for a long time and it would have been a nice gesture
on the applicant's part to install a decomposed granite path.

PUBLIC COMMENT OPENED
Chair La Fevers opened the public comment at 5:52 p.m.

Kira Redmond, Executive Director of Santa Barbara Channelkeeper, said she
appreciated that the Planning Commission and staff took into consideration her
organization's comments and thanked them for the changes made to the staff
reporl and conditions ofapproval.

PUBLIC COMMENT CLOSED
Chair La Fevers closed the public comment at 5:53 p.m.

MOTION
Upon a motion by Commissioner Callender, seconded by Commissioner Moyer,
the Planning Commission adopted staff s recommendation in adopting the
resolution and approving the Development Plan and Coastal Development permit.
Motion was approved 4-0. (Commissioner Allen recused himself.)

6a. Islands Apartment Remodel
Project #1 0-1 551 -DP/CDP

Planner: Nick Bobroff

Hearing oh the request of Harry Manuras, agent for Barbara and Peter Coeler, to
consider Case No. 10- 155 1-DP/CDP for approval of a Development plan and
Coastal Development Permit to complete an interior and exterior remodel of the
lslands Apartments complex and reduce the total number of units from eight to
five under the provisions of the Planned Residential Development (pRD-20) Zone
District; and to accept the Exemption pursuant to 915332 of the State Guidelines
for Implementation of the California Envìronmental Quality Act. The application
involves APN 003-483-007, addresse d as 261 Linden Avenue. (Continued fron
AugttsÍ 2 and September 7, 2010 )

commissioner Allen recused himself because he did not participate in the initial
hearing held in August.

Associate Planner Nick Bobroff described the project and its history. He said the
project had been continued from the September 7th meeting and described
revisions that had been made in response to Planning Commission comments.
Revisions included conversion of a handicapped parking space into a one car
garage for the upstairs unit, relocation ofthe trash enclosure to the south
elevation, the addition of a six-foot high masonry wall along the west property
line, and a reduction ofthe width ofthe rear second floor balcony/deck.

PUBL]C HEARING OPENED
Chair La Fevers opened the public hearing at 6: 10 p.m.

Harry Manuras, the applicant's agent, requested that the following changes be
made to the conditions of approval: Under Condition I 0. revise the expiration

l0- 1551-DP/CDP
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date of the Development Plan permit from one to two years due to economic
conditions; under Condition 17, revise the second sentence, changing the
maximum wall height of three feet for the last l0 feet (instead of l5 feet) from the
Third Street property line; revise condition 3l to state that the existing Guadalupe
fan palms shall be retained, relocated onsite, and incorporated into the final
landscape plan, or boxed and donated to a third parfy, with the owner giving the
City of Carpinteria the first right of refusal to take possession of the fan palms;
Modif Condition 5 of the engineering conditions to add ..approximately" before
"9 feet by 7l feet decomposed granite area"; and revise Condition 4 of the Water
District requirements to reference six water meters rather than four meters.

Chair La Fevers noted that the Planning Commission has no control over
conditions imposed by the Vy'ater District.

Eileen Marcussen, neighbor to the west, said she found the entire west elevation
objectionable and asked that the Commission not adopt the plans. She
complained that her privacy would be compromised by the deck on the nofthwest
elevations. She also said that she did not believe the Commission could make
Finding #6, on Exhibit 1, Attachment A, because the revised plans do cause
impacts to the neighborhood. She stated a particular concern that the parallel
parking will compromise her family's indoor health and environmental quality,
and will also subject their property to security concerns such as vandalism and
robbery. she also complained that there is an aesthetic impact because the row of
cars will be visible from Third Street. She expressed skepticism that the parking
scheme will work and described the garage for the penthouse as grotesque and
counterproductive to finding a compromise to the neighbor's documented
concems.

Stephen Marcussen, resident of 4977 Third Street and husband ofEileen
Marcussen, provided many reasons why he thought revisions to the plans were
necessary, particularly with respect to the parallel parking and decks facing his
property. He provided many suggestions for the project, including relocating the
deck on the west to face Third street which would be more consistent with other
surrounding properties; convefiing the project into duplexes; and removing the
six-foot wall between the properties in order to preserve his views of Linden Field
and the mature trees there. He felt strongly that the parallel parking along the
propefty line needs to be relocated closer to the building, as it currently is. He
said the proposed garage takes non-confonrity to new heights. He complained
about the applicant adding a new structure to an already tight parking lot.

PUBLIC HEARING CLOSED
Chair La Fevers closed the public hearing at 6:47 p.m.

Associate Planner Nick Bobroff responded to complaints raised about the parking,
explaining that the zoning code allows parking in the rear yard setback, and that
with respect to health and welfare, the area is a developed urban neighborhood
with a mixture of apartment buildings and single family dwellings in close
proximity. He said because the rear yard of the property developed with the
Islands Apartment building faces the side yard of a property developed with a
single family dwelling, there can be land use compatibility issues based on density
and intensity of use. He said the arrangement is consistent with zoning in the
Downtown Beach Neighborhood and the General Plan.

community Development Director Jackie campbell added that if the commission
wants to consider a modification to the setbacks to accommodate a different
parking arrangement, there are criteria in the Zoning Code that could allow for
that.

Nick Bobroff also commented on the second floor deck i laining that the



MINUTES, PLANNING COMMISSION October 4,2010
Regular Meeting
Page 4.

expectations for privacy in a multi-family zone district is arguably less than for a
single-family zone. He explained that ìf a deck were placed on the side yard it
would have to be cantilevered due to setback requirements. He clarified that the
overall square footage ofthe deck had been reduced through narowing ofa
walkway and a reduction in depth, despite the neighbors' comments that it appears
larger in the latest plans.

Regarding the six-foot wall along the rear property line, Mr. Bobroff explained
that the purpose of the wall was to mitigate impacts of the parallel parking and
create delineation ofthe properties for cross-lot drainage.

Commissioner Benefield said she likes moving a parking space into the
hammerhead area along Third Street and lowering the height of the wall. She said
she would not reduce the size ofthe deck further, the one car garage might keep
noise and glare enclosed, and she was not sure about reducing the length ofthe
setback for the wall from Third Street. She asked for feedback on her parking
idea.

The Planning Commission discussed parking, and Chair La Fevers asked the
Commissioners if they would consider a modification to allow configuring six
spaces on the property, using compact spaces and allowing parking in the setback
along Third Street, or ifthey would accept parallel parking alongthe rear property
line.

Commissioner Benefield suggested eliminating the garage and going back to the
head-in parking that is currently used on the site, íncluding some compact spaces.

Commissioner Callender said he could supporl Benefield's idea as a way of
making further accommodations to the neighbors' concerns.

Commissioner Moyer said to see the project go forward he could accept the non-
conforming parking but he does not have a problem with the parallel parking and
wal[. Regarding the neighbors' complaints about soot, he said we all live with
auto soot. He said the project is a huge improvement and he would like to see it
approved.

CONSENSUS
Chair La Fevers said the Commission's preference is to keep the turnaround and
provide for angled parking along the back ofthe building.

The Commission discussed the rear second floo¡ deck/balcony, with
Commissioner Moyer statìng that the applicant had significantly reduced them.
He said they should not get into redesigning the project in trying to accommodate
the neighbors and that moving the deck to the Third Street side is not a solution.

Commissioner Callender agreed. He said the deck is reasonable given the nature
of the neighborhood and its multi-family development. He expressed concern that
there is no way to reduce the deck without substantially encroaching on the
property owner's property rights.

Commissioner Benefield said she is okay with the deck as designed.

CONSENSUS
Chair La Fevers stated there was consensus with supporling the deck design as
proposed. He pointed out that the back ofthe building would no longer have a
flat design.

The Commission then reviewed the applicant's requests regarding changes to the
conditions. Vy'ith to the anplicant's to reduce the distance ofthe
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three-foot wall's length fro¡¡ l5 feet to 10 feet, Chair La Fevers stated that it
should stay at I 5 feet. He added that the neighbor is more interested in retaining
his view over the wall, and that if the parking is moved, the wall probably won,t
be needed.

Commissioner Benefield said she would not require the wall. Moyer agreed he
would be fine without one and that a green wall would be fine. Commissioner
Callender agreed with Commissioner Moyer.

Regarding the applicant's request to increase the Development Plan permit to two
years as opposed to one, Community Development Director Jackie Campbell
stated one year is standard, and that the Zoning Code allows for one extension.

Chair La Fevers requested that they stick with the standard one year timeframe.

About adding the word "approximately" to the "9 feet by 7l feet decomposed
granite rectangle," Community Development Director Jackie Campbell noted that
the plans do not appear to depict a perfect rectangle and that this addition is
appropriate.

Regarding changes to Water District requirements, Chair La Fevers reiterated that
the Planning Commission has no control over the conditions and the applicant
would need to petition changes with that agency.

With respect to the palrr trees, Commissioner Benefield said she would like to see
them boxed and donated to the City. Chair La Fevers said he has no issue with
the palms and no problem adding flexibility to the condition. Commissioner
Moyer agreed with Chair La Fevers.

Chair La Fevers asked if there were any additional items that needed to be
addressed. Associate Planner Nick Bobroff explained that fitting four to five cars
at the back of the building by using a combination of standard and compact
parking spaces is feasible, but six rnight be a challenge, and he asked ifthey
would want to allow one parallel space or removal of the hammerhead.

Commissioner Benefield opted for removal of the hammerhead because Third
Street is not well traveled and it is not like backing onto a highway.
Commissioner Moyer asked how they would proceed if it is not possible to fìgure
out an adequate legal parking scheme.

Associate Planner Nick Bobroff answered that an option is to continue the item
for another month and allow the a¡chitect to develop revised schemes with the
possibility of relocating or redesigning the staircase and allowing staffto develop
the findings fo¡ a modification if parking is placed in the street side yard setback.

Chair La Fevers said it is not his preference to continue the item again, and he
would like to end up with six spaces. He noted they may need to continue the
item because the Commission cannot blindly approve a modification.
Commissioner Benefield expressed supporl for bringing the project back in one
month and asked ifonly the parking could be addressed.

Mr. Bobroff said they could and that it is possible the modification will not be
needed. He reviewed the Planning Commission's consensus on the issues: re-
examine parking to maintain the existing non-conforming head-in parking and
find the best layout, with the hammerhead as a possible sixth space; accept the
deck as designed; eliminate the property line wall; stick with the one year
approval for the Development Plan; accept the revised wording regarding the fan
palms; revise the engineering conditions to approximate dimensions for the

ite area; and the applicant mustdecomposed granite area; and the applicant must negotiate directlv with the ly'ater
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District to change any of its conditions.

MOTION
commissioner Benefield moved and commissioner Moyer seconded to continue
the item to the meeting ofNovember 1,2010. Motion was passed 4-0.

BREAK
Chair La Fevers called a break at 7:50 p.m. The meeting reconvened at 8:00 p.m.

Commissioner Allen rejoined the meeting.

NE\ry PUBLIC HEARING
7a. Cohen Addition Planner: Shanna R. Farley

Project #1 0-1 561-CUP/CDP

Hearing on the request of Ray Ames, agent for Timothy and Janemarie Cohen, to
consider case No. l0-1561-cuP/cDP for approval of a conditional use permit
and coastal Development Permit to demolish and reconstruct a299 square foot
addition to the existing residence under the provisions of the Single Family
Residential (7-R-l ) Zone District (the residence is nonconforming as to lot
coverage and requires a Conditional Use Permit to allow the nonconforming
condition to remain); and to accept the Exemption pursuant to g I 5301 of the
Guidelines for the Implementation of the california Environmental euality Act
(CEQA). The application involves APN 004-009-004, addressed as 4535 El
Carro Lane.

Assistant Planner Shanna Farley presented the staffreport. She described the
project and provided background information. She said staff was recommending
approval as presented.

Cornmissioners Benefield and Moyer disclosed that they visited the site.

PUBLIC HEARING OPENED
Chair La Fevers opened the public hearing at 8:12 p.m.

Tim Cohen, owner, said he had no issue with the staff analysis or findings.

PUBLIC HEARING CLOSED
Chair La Fevers closed the public hearing at 8:12 p.m.

chair La Fevers said the project is straightforward and he supports it as proposed.

Commissioner Benefield moved that the Planning Commission approve Case #
10-1561-cuP/cDP to allow the remodel of an existing single family dwelling and
construction of a299 square foot addition. commissioner Allen seconded the
motion. Motion was passed 5-0.

1O-I561-CUP/CDP

MATTERS PRESENTED BY COMMISSIONERS
commissioner Benefield said she appreciated the way the Avocado Festival was
cleaned up overnight.

MATTERS
PRESENTED

OTHER BUSINESS
Consideration of Authorizing a Consolidated Coastal Development permit
The Planning Commission considered authorizing the California Coastal
Commission to be the permitting authority for a Coastal Development permit
pursuant to $30601.3 of the California Coastal Act to allow Carpinteria State
Beach Park to reconstruct the day use area (restrooms and shade structures) and
make minor improvements to the Santa Rosa and San Miguel Campgrounds.

OTHER BUSINESS
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NOTICE OF EXEMPTION

November 1,2010

TO:_Office of Planning qnd Research FROM: City of Carpinteria
1400 Tenth Street 5775 Carpinteria Avenue
Sacramento, CA 95814 Carpinteria, CA 93013

X Clerk of the Board
County of Santa Barbara
105 E Anapamu Street, Rm. 407
Santa Barbara, CA 93101

Proj ect # I 0- 1 5 5 1 -DP/CDP: Islands Apartments Remodel
Project Title

and Third Street in the City of Carpinteria. approximatel]¡ 500 feet south of the railroad tracks.
Project Location - Spectfic; including cross street

Description of Nature, Purpose, and Beneficiaries of Project:

City of Carpinteria
Name of Agency Approving Project

Barbara and Peter Coeler
Name of Person or Agency Carrying Out Project

Exemption Status: (Check One)
Statutory [Article I8]
Declared Emergency [Section I 52 69(a)J
Emergency Project [Section 15269 (b) and (c)]

X Categorical [Section 15332J

Reasons why project is exempt:

existing utilities and public services.



resource.

exemption for in-fill development is aopropriate.

Nick Bobroff
Associate Planner
(805) 684-5405 ext. 407


