
AGENDA ITEM # 6a
REPORT #z 09-1524-DP/CUP/CDP

PLANNING COMMISSION STAFF REPORT

MEETING DATE: February 1,2010

Applicant: RobertDurtche

Agent: Barry Horwitz

Project Location: 4791 Seventh Street

APN: 003-303-006

Zoning: Planned Residential Development
(PRD-20)

General Plan Designation: Medium Density
Residential (MDR)

I. RECOMMENDATION

Adopt the attached Resolution, thereby approving Project Number 09-1524-DP/CUP/CDp to allow for
the remodel of the existing legal non-conforming single family dwelling and to allow the propose d,I,619
square foot addition, including the portion of the new ground floor that would match the established
legal non-conforming street-side yard setback.

ITEM FOR CONSIDERATION

Case No. 09 -1524-DP/CUP/CDP

Review of a request for a Development Plan, Conditional Use Permit and Coastal Development Permit
to remodel an existing single family dwelling and construct hrst and second floor additions totalingl,619
square feet. The existing residence is legal non-conforming; a portion of the proposed ground floor
addition would match the existing legal non-conforming setback rather than meet current setback
requirements.

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

Reviewed by: Jackie Campbell, Director
Community Development Department

SIGNATURE

IGNATURE
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TI. PROPOSED PROJECT DESCRIPTION

Development Plan: A Development Plan is required to allow the remodel of the existing single
family dwelling and the proposed addition. Approximately 1,001 square feet (comprised of 506
square feet of livin g area and a 495 square foot two-car garage) would be added to the ground floor of
the existing residence. A new second floor of 618 square feet would also be added to the residence.
All of the new square footage would be added to the rear of the existing residence. The new two-car
garage would face the rear property line and would be accessed by a replaced driveway from Holly
Avenue. The maximum height of the residence from f,rnished grade would increase from
approximately 18 feet six inches to 25 feef six inches. Exterior materials and colors, including siding,
roof shingles, trim and windows/doors would match existing detailing.

The project also includes rebuilding an existing fireplace in the living room, constructing two small
decks (one in the interior side yard and one in the rear yard) and demolishing the two existing
accessory structures. The existing curb cut and driveway apron on Holly Avenue would be
demolished and rebuilt approximately 10 feet to the north in order to tie into a driveway leading to the
new garage.

Storypoles were erected for the proposed new second floor addition in November 2009.

Conditional Use Permit: The existing single family dwelling is considered legal non-conforming in
terms of parking (the residence lacks a garcge) and the street-side yard setback. The proposed
addition would resolve the parking nonconformity by adding a new two-car garage. The existing
residence is proposed to remain in its present location in the street-side yard setback (located along
Holly Avenue), and a portion of the new ground floor construction (the new dining room) would add
development within the required street-side yard setback. The new second floor addition would be
built entirely outside of the street-side yard setback.

A Conditional Use Permit is required to allow the remodel of the existing non-conforming residence
and to allow the new addition, including the construction within the required setback area.

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 corner of Seventh Street and Holly Avenue. The 6,050 square foot
parcel is presently improved with a one story 1,036 square foot single family dwelling and two small
accessory structures (130 and 365 square feet, respectively), one of which is located partially in the City
right-of-way. The residence is oriented towards Seventh Street and features a covered entry porch. The
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residence dates back to the early 1900s and exhibits Craftsman-style architecture. Given the age and
character of the residence, staff required the preparation and submittal of a historic resources letter report
by a qualified architectural historian. The historians noted that given the extensive alterations to both the
residence in particular and the surrounding neighborhood in general, the residence lacks sufficient
architectural integrity to qualify as a historic resource. A copy of the historic reso1¡ces letter report is
attached as Exhibit 5.

Driveway access for the property is taken from Holly Avenue through the street-side yard. The subject
property currently enjoys use of the City's 20-foot excess right-of-way along Holly Avenue as an
extended street-side yard, which is fenced and screened by a tall hedge planted at the backside of the
Holly Avenue curb. As noted above in the project description, the property is considered legal non-
conforming in terms of the street-side yard setback requirement and parking. The residence encroaches
one foot six inches into the required street-side yard setback (the residence is set back 1 1 feet from the
street-side property line rather than the required 12.5 feet) and lacks any covered parking.

The property is surrounded by a mixture of other single family dwellings and multi-residential
developments, both one and two stories in height.

The site is zoned Planned Residential Development (PRD-20) and has a General Plan land use
designation of Medium Density Residential (MDR). A portion of the property along the Seventh Street
frontage is located within Flood Zone A according to the most recent FEMA Flood Insurance Rate
Maps. Upon further review by the City's Public Works Director/Floodplain Manager, the existing
residence is located outside of the Zone A boundaries and the existing/proposed finished floor elevation
is above the adjacent required base flood elevation.

Proiect History

The existing residence dates back to the early 1900s and predates the City's incorporation. In 2003, a
comprehensive remodel was undertaken which included replacing the exterior siding, roofing, windows
and doors amongst other improvements. The work was begun without the benefìt of permits although a
Building Permit was eventually obtained. No permits were located for the two accessory structures or to
allow the use of the City's excess right-of-way along Holly Avenue as private yard, arca.

Architectural Review Board

The project was reviewed by the ARB at the conceptual level on October 29,2009in order to receive
feedback from the Board on the proposed encroachment into the street-side yard setback as it relates to
aesthetics (in addition to general comments on the project) prior to the project coming before the
Planning Commission in November 2009 to discuss the setback encroachment issue as it relates to legal
non-conforming structures.

The Board was generally in agreement that the new second floor would beneht from being simplif,red so
that the roof forms more closely mimicked that of the original home. With respect to the proposed
ground floor addition and encroachment into the street-side yard setback, several of the Boardmembers
initially noted they had no objection to matching the existing building, however, after further discussion
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amongst the Boardmembers, the majority felt that stepping in the new ground floor addition a minimum
of 18 inches was preferable in order to maintain a sense of where the original home ends and the new
addition begins.

Other conceptual comments included:
o The south (rear) elevation was attractively designed. Boardmembers noted they liked the

overhanging second floor supported by the corbels and the wood garage doors;
o The second floor west elevation could be stepped in slightly from the ground floor to give a

"wedding cake" effect;
o Detailing (i.e., trim, windows, siding, etc.) and colors/materials should be consistent throughout

both the original home and additions; and
o A porch could be added to the south/east elevation off of the dining room.

The project retumed to the ARB on December 3,2009 for a preliminary review. The applicant
responded to some of the Board's comments, including simpliôring the new layout/roof for the new
second floor addition, stepping in the second floor west elevation from the ground floor and adding a
roof over the proposed deck on the west elevation. The applicant did not revise the street-side yard
setback for the new ground floor addition.

The ARB noted the project was heading in the right direction but required further refinement. They felt
the second floor addition could still be further simplified by eliminating the dormer for the stairwell.
They also suggested that the roof cover added to the west porch be eliminated or restudied. With respect
to the new ground floor addition in the street-side yard setback, the Board was initially split. Two of the
Boardmembers felt the east (street-side) elevation could be broken up by merely enlarging the porch off
of the pantry. Several of the other Boardmembers felt something more dramatic (such as stepping in the
new ground floor elevation) was necessary in order to break up the wall plane. Ultimately the Board
agreed to a compromise solution and recommended the wall through the pantry area be stepped in two
feet to create alarger porch arca and the roof over the enlarged porch be modified in order to break up
the fascia.

The Board recommended preliminary approval of the project to the Planning Commission with the
following comments:

o Eliminate the dormer stairwell. Provide an alternative roof pitch over the stairwell instead, but
held back one to two feet from the corner;

o Recess the ground floor building elevation for the length of the pantry (and adjacent door) area
by two feet;

. Modify the roof over the extended pantry porch in order to break up the fascia;
o As an option, the west porch could be eliminated and a window could be added to the second

floor, north elevation facing Seventh Street; and
o As an option, explore the idea of re-introducing a porch to the southeast corner of the dining

room.

Minutes from the October 29th and,December 3'd,2009 meetings are attached as Exhibit 2.



File No. 09 -l 524 -DP ICUP/CDP, Durtche Addition
PC Hearing Date: 02-01-10
Page No. 5

The plans included in this staff report (Exhibit 1, Attachment B) reflect the changes requested by the
ARB at the December 3'd, 2009 ARB meeting. The second floor addition has been simplifred by
removing the stairwell dormer. The roof over the porch on the west elevation has been removed and a
window has been added (above) on the second floor north elevation. The new ground floor addition has
been revised along the east (street-side) elevation so that the pantry area is recessed approximately two
feet, thereby creating alarger porch area. The roof eave over the new porch has been extended outward
to provide coverage over the porch and break up the fascia ofthe east elevation. Ifthe project is
approved by the Planning Commission, the project will likely return to the ARB for an "in-progress"
review of the changes prior to final design review.

Planning Commission Conceptual Review

On November 2,2009, the Planning Commission reviewed the subject project at a conceptual level to
review the applicant's request to allow a portion of the new ground floor addition to match the existing
legal non-conforming street-side yard setback and to consider the use of a Conditional Use Permit to
allow the requested improvements to the existing non-conforming structure, including the new
development within the required street-side yard setback.

Overall, the Commission was supportive of both the project and the concept of allowing the proposed
construction to occur through the use of a Conditional Use Permit, given the unique circumstances that
constrained and created non-conformities on the property. The Commission noted they appreciated the
applicant's desire to invest in the property and felt that the project would result in an improvement over
the existing setting. The Commission asked that the applicant continue to work with the ARB to come
up with a design that all parties can accept and several of the Commissioners noted they weigh heavily
on the ARB's comments when it comes to reviewing aesthetics.

The Commission urged staff to move forward with the adoption of the Specifìc Plan or Zoning Code
update so that the new, street-specific setback standards would be in place, which would benefit this
project. They noted however, in the interim, the Conditional Use Permit was the appropriate tool to use
for projects of this type involving legal non-conforming structures. The staff report and minutes of the
November 2,2009 meeting are attached as Exhibit 3.

IV. ENVIRONMENTAL

This project is categorically exempt from environmental review pursuant to Sections 15301 [minor
interior and exterior alterations to an existing single-family residential unit and the addition of less
than 10,000 square feet of new floor area in an urban area where all public services and facilities are
available and no environmentally sensitive habitat is present] of the Guidelines for the
implementation of the California Environmental Quality Act (CEQA). Class I Categorical
Exemptions consist of the operation, repair, maintenance, permitting, leasing, licensing or minor
alteration of existing public or private structures, facilities, mechanical equipment or topographical
features, involving negligible or no expansion of use beyond that previously existing. As the project
is consistent with these standards, the exemption is appropriate.

For more detail, see the attached Notice of Exemption included as Exhibit 4.
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V. ANALYSIS

The proposed project includes a remodel and construction of a new addition to an existing single
family residence on a residentially zoned property. As such, staff has reviewed the project in
terms of its compliance with the development standards of Chapter 14,Zoning, of the Carpinteria
Municipal Code, and with the policies and objectives of the General Plan/Coastal Land Use plan.

Zoning Code Requirements

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

Setbacks

Front

Side (East)

Side (V/est)

Rear

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

72fee| 6 inches (street-side
yard setbacks are equal to
15 feet or 25o/o of the lot
width, whichever is less).

5 feet

15 feet

Existing: 50 feet from CL; 20
feet from PL
Proposed: To match existing

Existing: 11 feet*
Proposed: I 1 feet*

Existing: 11 feet
Proposed: 5 feet

Proposed: 34 feet
Height Limit 30 feet max. Existing: 18 feet 6 inches

Proposed: 25 feet 6 inches
Building Coverage 50% max. (3,250 sq.ft.) 31.3% (2,037 sq. fr.)

Distance Between Buildings N/A (1/2 the sum of the
heights of the buildings
containing dwelling units)

Existing:
Proposed:

N/A
N/A

Common Open Space 20Yomin. (1,300 sq. ft.) 52.3% (3.400 sq. ft.)
Density 2 units max. (20 units/acre) 1 unit
Parking 2 spaces in a garage Existing: 2 uncovered spaces*

Proposed: 2 spaces in a sarase
*Considered to be legal non-conforming. See Legal Non-Conforming Structures and Conditional Use permit discussions
below.

Le g al N o n-C onformin q Str uc tur e s

The existing residence is legal non-confotming with respect to the street-side yard setback requirement.
In the PRD zone district, the street-side yard setback requirement is to be a minimum of 15 feet from the



File No. 09 -1 524-DP ICUPICDP, Durrche Addition
PC Hearing Date: 02-01-10
Page No. 7

property line or 25o/o of the lot width, whichever is the lesser of the two standards. Because the subject
parcel is 50 feet wide, the25%o lot width requirement (which equates to a 12-foot six-inch setback from
the street-side property line) is the lesser of the two setback standards. The existing single family
dwelling is constructed approximately 11 feet from the street-side property line, makingit legal non-
conforming as to that setback requirement.

The proposed project would add a 1,679 square foot addition to the non-conforming residence. Most of
the new ground floor addition and all of the new second floor would be placed within the allowed
building envelope. Only a small sliver of the ground floor addition (approximately 12 feetlong by one
foot six inches deep; 18 square feet total) would encroach into the required street-side yard setbacl. The
encroachment would allow the dining room to expand into the required street-side yard setback and
match the building plane established by the existing single family residence. As such, the new ground
floor addition would maintain the non-conforming status of the property relative to this setback.

As noted previously, the existing residence is also considered legal non-conforming due to the lack of
covered parking. A portion of the proposed ground floor addition is dedicated as a two-car galage,
thereby eliminating the parking nonconformity.

Given the legal non-conforming status of the existing residence and the fact that a portion of the new
addition would not meet the current street-side yard setback requirement, the project must receive a
Conditional Use Permit in addition to a Development plan.

Conditional Use Permit

Chapter 14.82 of the City's Municipal Code outlines the review process for projects involving a legal
non-conforming use or structure. Section 14.82.010 of that Chapter sets out the general policy that
extension, expansion or enlargement of an existing non-conforming use or structure is prohibited unless
specifically authorized by the Municipal Code. Section 14.82.061(Nonconforïnance of residential uses
as to yards, height or parking) stipulates that improvements can be made to non-conforming residential
structures that would prolong the life of the structure(s) subject to the approval of a Conditional Use
Permit. The relevant section from chapter 14.82 is provided below:

$14.82.061 Nonconformance of Residential Uses as to Yards, Height or Parking states:
1. Notwithstanding any other provision of this code, if a residential use offour or fewer dwelling

units is conforming as to use but nonconforming as to yards, height or parking, improvements
which may result in prolonging the life of such nonconforming use may be authorized by the
Planning Commission subject to a Conditional (Jse permit.

2. In considering and issuing such a Condítional (Jse Permit, the Commission must find, at a
minimum, the þllowing:

a. Continuation or upgrading the residential unit or units will not have an aclverse ffict on
the surrounding neighb orhood,.

b. The habitable capacity of the unit or units will not be increased beyond that previously
existing; and
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c. The shortage of adequate housing within the City justifies the continuation of the
nonconforming use and authorization to make improvements necessary to upgrade the
Iiving conditions in the unit or units.

The Conditional Use Permit (CUP), as a planning tool, allows the Planning Commission to exercise
broad discretion over a proposed use or project and in taking an action to approve or deny a project.
Through the use of the CUP, the Commission can f,rnd that allowing improvements which prolong the
life of a non-conformity can include structural repairs, remodels, additions and similar new construction
to a residential unit or units (such as the proposed ground floor addition setback encroachment),

In order to grant such a CUP, the Commission must make three required findings. A discussion of the
proposed development's consistency with these findings is provided for the Commission's
consideration.

a. Continuation or upgrading the residential unit or units will not have an adverse effect on the
sur r ounding nei ghb orho o d,'

The existing residence is considered legal non-conforming in terms of the street-side yard
setback and parking. The proposed project would resolve the parking requirement by adding a
new two-car garuge to the residence. Most of the new square footage (including the entire new
second floor) would be built within the allowed building envelope. Only an 18 square foot area
(approximately 12 feet long by one foot six inches deep) would be placed within the street-side
yard setback and it would match the 11-foot setback established by the existing residence. Since
the proposed development does not represent a substantial increase in the building's footprint,
maintains the existing building plane, is located at the rear of the residence and does not encroach
farther into the setback, its visual impact on the sunounding neighborhood would be minimal.

The Holly Avenue right-of-way is 80 feet wide but only 40 feet of it is paved. There are 20-foot
wide shoulders on each side of the street that are typically landscaped (and fenced on occasion)
and utilized by the residences fronting on Holly Avenue as an extended part of their private yard
areas. The excess right-of-way is therefore perceived as part of this yard areawhich creates the
perception that existing development is set back farther from the property line than it really is.
The Public Works Department has conditioned the project to require the applicant to install new
sidewalks along the Holly Avenue frontage, but has also indicated they would allow the applicant
to fence and use a portion of the remaining right-of-way as private yard area subject to the
issuance of an Encroachment Permit. The proposed encroachment into the street-side yard
setback would therefore appear minor and would not be out of place given the surrounding
development pattem.

The current 1 1-foot street-side yard setback is in keeping with the street-side yard setbacks
enjoyed by other older residences throughout the neighborhood, which range between
approximately eight feet and 15 feet. The new second floor addition would be set back from the
ground floor and would be located well within the allowed building envelope. The new addition
would maintain the same architectural style, materials and detailing of the existing residence.
The Architectural Review Board reviewed the project and recommended preliminary approval,
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b.

indicating that the project can be found consistent with the applicable policies of the Community
Design Element of the City's General Plan.

Given that the proposed addition would largely meet the setback requirements and only a small
portion of the new ground floor addition would be permitted to expand in the setback area, and
the existing setbacks (which would be maintained) are not inconsistent with the surrounding
development pattem, staff believes that the Commission can find that the project would not result
in an adverse effect on the surrounding neighborhood.

The habitable capacity of the unit or units will not be increased beyond that previously existing,.

The term "habitable capacity" is not defined in Chapter 14.82. However, reading that chapter in
context, staff has interpreted the restriction in CMC 14.82.061on increasing habitable capacity to
refer to a restriction on adding additional dwelling units. (See e.g., CMC 14.32.010(3).) The
property is presently developed with one single family dwelling. The project would expand the
overall square footage of the residence but would not result in a net increase to the number of
units maintained on the properly. Given that the overall number of units on the property would
not be changed, staff believes that the Commission can make this finding for the proposed
project.

The shortage of adequate housingwithin the City justffies the continuation of the nonconforming
use and authorization to make improvements necessary to upgrade the living conditions in the
unit or units.

This finding requires the Commission to make a policy decision that the beneficial purpose
driving the expansion of a nonconforming use or structure outweighs the purpose behind uniform
application of the City's zoningregulations. CMC 14.82.061authorizes expansion of a
nonconforming use if the expansion will address the shortage of adequate housing in the City.
The existing single family dwelling is currently owner-occupied and is intended to remain that
way at this time. Approval of the CUP would allow the owners to make improvements and
upgrade the living conditions in the residence as well as prolong the life of the existing dwelling.
Maintaining the existing housing stock is important to the jobs-housing balance in Carpinteria.
While the lot is large enough to accommodate up to two units under current zoning designation,
any proposal to add units would require a discretionary approval by the Planning Commission.

The existing residence exhibits characteristics of a Craftsman bungalow and although it does not
qualify for listing as a historic resource, the desire to preserve one of the City's older residences
justifies allowing the non-conforming structure to remain and be upgraded. Given that the
expansion of the nonconformity is relatively limited in the proposed development, staff believes
that the Commission can find that the jobs/housing balance and the desire to preserve one of the
City's older residences justifies the proposed improvements. Additionally, the improvements
include the demolition of two unpermitted accessory structures and the addition of a two-car
galage remedying several nonconforming aspects of the development and bringing it more in line
with Carpinteria' s current housing standards.

c
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Given the analysis provided here, staff believes that the Commission can make the required findings to
grant a Conditional Use Permit to improve the existing residence.

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 2 (DowntowrVOld Town 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.

The proposed project is located within antrbanized part of the City on a lot that is currently
improved with a single family dwelling. The proj ect entails constructin g a | ,619 square foot
addition to the single family dwelling. The property is developed within the allowed density (20
units to the arce maximum) and is similar in its intensity of use with the suruounding properties.

The architectural style, materials and general layout of the property (including the legal non-
conforming street-side yard setback) is compatible with the surrounding neighborhood. The new
addition would mimic the architectural treatment of the existing structure and help to retain the
simple Craftsman style of the original home. V/ith 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 adding new square footage, including a new second floor, to remodel an
existing one-story single family residence. The new addition would mimic the architectural style
and treatment (i.e., materials, colors, etc.) of the existing residence so as to provide a subtle
transition from old to new. The new ground floor addition features a break in the wall planes and
fascia in order to help differentiate the existing residence from the new addition.

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 December 3,2009.
Staff also believes the current proposal is consistent with the objectives and policies of the
community Design Element of the city's General plan, as discussed below.
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Communit:¿ Design Element

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

Objective CD-22 Architectural designs based on historic regional buitding types should be
encouraged to preserve and enhance the unique character of the City.

The surrounding neighborhood is developed with a mix of housing types and sizes. The immediately
surounding properties are improved with a mixture of one and two-story, single and multi-family
residences. The overall height of the residence at25 feet six inches and size at2,655 square feet is in
keeping with the general character of the Downtown Neighborhood. The project would maintain its
existing non-conforming street-side yard setback of 1 I feet from the property line, which is also in
keeping with the surrounding development pattern.

The existing single family dwelling dates back to the early 1900s and exhibits characteristics of the
Craftsman style architecture. Although the Historic Resources Report prepared for the residence
noted that it lacked the necessary qualities to be worthy of listing as a historic resource, the new
addition has been designed to be compatible with the existing structure in terms of its architecture,
materials and detailing, so as to maintain the character of the original home.

Objective CD-3: The design of the community should be consistent with the desire to protect views
of the mountains and sea (California Coastal Act of 1976 53025 I).

Given the relatively flat terrain of the downtown and the layout of the streets, views of the ocean are
not readily available from the intersection of Seventh Street and Holly Avenue. Existing views of the
mountains from this location are best enjoyed from the north-south running streets.

As the subject residence is located on the south side of Seventh Street and the new second floor is set
back in the lot and away from the street-side property line, mountain views from the public street
would be maintained and not impacted by this project.

Objective CD-5: The streets of neighborhood interiors should be designed to be the "living rooms"
of the neighborhood, where children and adults can safely play or walk. The design and details of
streets, frontages and buildings should support this objective.

Policy CD-Sa: Main entrances to homes should be oriented to the street. Entry elements such as
porches, stoops, patios andforecourts are encouraged. Such entry elements should be selectedfor
their compqtibility with the adjacent houses and the general neighborhood pattern.

The existing residence is oriented to face Seventh Street and features a raised, covered front porch.
This elevation would not change as a result of the project. The new second floor addition is set back
approximately 60 feet from the front property line, thereby maintaining the existing single story
frontage on Seventh Street.
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As part of the project, a new ground floor addition would be added to the rear of the residence. The
new addition would, in part, match the established legal non-conforming street-side yard setback,
which encroaches into the required 12-foot six-inch setback by one foot six inches. A new recessed
and covered entry/porch is proposed to be added to the street-side elevation, helping to demarcate
new from old and adding architectural interest to an otherwise long façade. The new covered
entry/porch would also add a pedestrian-scaled design element to the Holly Avenue street frontage.
As condition of approval for the project, the Public Works Department is requiring that the applicant
install a public sidewalk along the Holly Avenue frontage and relocate any fences, walls or hedges
approximately two feet behind the back edge of the new sidewalk, thereby improving the pedestrian
experience on Holly Avenue.

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

The existing residence lacks a garage. A new attached two-car garage is proposed as part of the
project. The garage would be located at the rear of the residence and access to the garage would be
taken from a driveway off of Holly Avenue. With this conhguration, the garugewould not dominate
views from any public street.

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

The existing property features a three-foot high picket fence along the Seventh Street frontage. At the
intersection of Seventh Street and Holly Avenue, the picket fence dies into a six to eight-foot high
hedge and a three-foot high chain link fence that runs the length of the Holly Avenue frontage and is
placed af the back edge of the curb in the City right-of-way. The existing picket fence on the Seventh
Street elevation will remain "as is." The hedge and fence along Holly Avenue will be removed to
accommodate the new required City sidewalk. Any new hedges, fences or walls along Holly Avenue
will be reviewed for consistency with the City requirements by the Community Development
Department, Public'Works Department and Architectural Review Board, as needed.

Policy CD-5d: Houses within a neighborhood may vary in materials and style, but strong contrasts
in scale, color and roofforms should generally be avoided.

The proposed addition would more than double the size of and add a second floor to the existing
1,036 square foot single story residence. The resulting residence would be 2,655 square feet in size
(including the garage) and would reach a maximum height of 25 feet six inches. While the new
residence would be significantly larger than the existing residence, it would remain within the
acceptable sizelheight range of residences in the Downtown Neighborhood, where there is a wide
range of housing types and sizes from 800 square feet to upwards of 3,000 square feet for a single
family residence.

The architectural style, materials, colors and detailing were selected for their compatibility with the
existing residence. Roof pitches for the new additions, including the new second floor, would match
that of the existing residence. The simplicity and charm of the existing residence has been
maintained and incorporated into the new addition.
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Objective CD-10: Areas with attractive frontage designs should be maintained. New development
should be carefully planned with frontage areas, which maintain and enhance the qualiry of
C arpinteria's s tr e et s c ape.

Policy CD-10a: Minor variations infront yard building alignments within a block are encouraged.
Relatively steady setback patterns clearly define the public space of the street and reinforce small
town character.

The project is located on a comer lot at the intersection of Seventh Street and Holly Avenue. The
residence is oriented to Seventh Street, which is the front yard. The existing residence meets current
front yard setback requirements. Along the street-side yard, the residence encroaches into the
required setback by 18 inches. A portion of the new ground floor addition (approximat ely 12 feet in
length) would match the nonconforming street-side yard setback. While this setback would not meet
current standards and would require the approval of a Conditional Use Permit, the 1 1-foot street-side
yard setback is within the range of street-side yard setbacks found throughout the Downtown
Neighborhoods, which range from as little as five feet to as much as 15 feet and would meet the
street-side yard setback standard proposed in the Draft Downtown and Beach Neighborhood Specific
Plan.

The proposed 1 1-foot street-side yard setback, coupled with the 20-foot excess public right-of-way,
results in the residence being located approximately 30 feet back from the edge of pavement on Holly
Avenue and creates the perception that the residence is set back farther from the property line than it
really is.

Objective CD-13: Ensure that lighting of new development is sensitive to the character and naturql
resources of the City and minimizes photopollution to the maximum extentfeasible.

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 fficts.

The submitted plans do not show exterior lighting at this time. However, staff will review the final
working drawings for compliance with these Objectives and Policies as part of final ARB review.

Sub Area 2 Design Guidelines

Objective CDS2-1: Preserve and strengthen the visual and physical connections between the downtown,
beach, the salt marsh, mountains and the other neighborhoods and districts in the City.

Policy CDS2-a: Ensure that new intensified land uses within the Downtown remain consistent with the
City's "small beach town" image.

The proposed project would more than double the square footage of the existing residence. However,
since the existing residence is approximately 1,000 square feet, the resulting expanded residence would
continue to be within the acceptable range of size and scale for a single family dwelling in the
Downtown Neighborhood where residences range in size from as little as 800 to 900 square feet to
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upwards of 3,200 square feet. The new additions would expand the size of the existing single family
dwelling and mimic the architectural style, detailing and materials of the existing residence. The new
additions, particularly the second floor, are suffrciently set back from the street frontages to not have a
detrimental effect on the neighborhood in terms of view impacts, size, bulk, scale or overall intensity of
the use.

The overall height, size and scale of the building would continue to be in keeping with surrounding
development as discussed above relative to Objective CD-2.

Policy CDS2-b: To enhance the pedestrian character of the Downtown's streets, plazas, paseos, parks
and lanes.

Implementation Policy 18: Hedges, walls and picket fences between 30 inches and 42 inches in height are
encouraged on the frontage line. Sideyard walls should step down to no more than 42 inches in height
within the front yard setback area.

Implementation Policy 202 Driveways should be as narrow as practical to make pedestrian use of the
sidewalks safer and more pleasant. Parking ofvehicles auoss the sidewalk should be prohibited and
enforced.

The existing front yard picket fence is approximately three feet in height and is proposed to remain. The
street-side yard fence and hedge would be removed to accommodate a new public sidewalk. Any new
fences, hedges or walls along this frontage would be reviewed for compliance with the City's standards.

The existing curb cut and driveway on Holly Avenue would be removed and rebuilt slightly north of the
existing driveway in order to align better with the driveway to the new garage. The driveway and curb cut
would be of standard dimensions.

Noise Element

Policy N-5b: The City will require that construction activities adjacent to sensiÍive 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.

VI. DEVELOPMENT IMPACT FEES

As the project involves the construction of an addition to an existing single family dwelling and
would not result in a net increase of dwelling units, the project is exempt from payment of the
City's Development Impact Fees. However, the addition would be subject to School District fees
for any net increased square footage beyond that which currently exists. The project may also be
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subject to fees from other Special Districts including the Carpinteria-Summerland Fire Protection
District, the Carpinteria Valley'Water District and the Carpinteria Sanitary District.

VII. ACTION OPTIONS

1. Approve Project Number 09-1524-DPICUP/CDP to grant a Development Plan, Conditional
Use Permit and Coastal Development Permit to remodel the existing single family dwelling,
construct first and second floor additions to the existing structure and adopt the findings in
Exhibit 1, Attachment A and Conditions of Approval as proposed in Exhibit 1, Attachment
C. (stafPs 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-10-003
Attachment A: Findings
Attachment B: Reduced Plans
Attachment C: Conditions of Approval

october 29,2009 and December 3, 2009 Architectural Review Board Minutes

November 2,2009 Planning Commission Staff Report and Minutes

Notice of Exemption

Historic Resources Report dated November 19,2009

Exhibit 2

Exhibit 3

Exhibit 4

Exhibit 5





RESOLUTION NO. PC.1O-OO3

A RESOLUTION OF THE CITY OF CARPINTERIA PLANNING COMMISSION
APPROVING THE DEVELOPMENT PLAN, CONDITIONAL USE PERMIT
AND COASTAL DEVELOPMENT PERMIT NO. O9-1524.DPICUP/CDP TO

REMODEL AN EXISTING SINGLE FAMILY DWELLING AND CONSTRUCT
A 1,619 SQUARE FOOT ADDITION. THE PROJECT IS LOCATED AT 4791

SEVENTH STREET (APN 003-303-006)

REQUESTED BY ROBERT DURTCHE

\ilHEREAS, the Carpinteria Planning Commission has considered an application
for a Development Plan, Conditional Use Permit and Coastal Development Permit f,rled
by Barry Horwitz, on behalf of Robert Durlche on August 26,2009 to remodel an
existing single family dwelling and construct a 1,679 square foot two-story addition to
the residence; and

\ryHEREAS, the application was subsequently deemed complete and
accepted by the City as being consistent with the applicable submittal requirements
on December 2,2009; and

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

\ryHEREAS, the project is categorically exempt from the Califomia
Environmental Quality Act pursuant to Section 15301(a, e & l) of the California
Environmental Quality Act Guidelines; and

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

NOW THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES AS
FOLLOWS:

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

The Development Plan, Conditional Use Permit 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- I O-OO3

Durlche Addition, February 1,2010
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PASSED, APPROVED AND ADOPTED this l't day of February 20l0,by the following
called vote:

AYES: COMMISSIONERS:

NOES: COMMISSIONER(S):

ABSENT: COMMISSIONER(S):

Glenn La Fevers, Chair

ATTEST:

Jackie Campbell, Secretary

I hereby certify thøt theforegoíng Resolution was duly and regularly introdaced and
adopted at .a regular meetíng of the Plønning Commßsion of the City of Carpínteria
held the l't day of February 2010.

RESOLUTION NO. PC-10-OO3

Durtche Addition, February 1,2010
Page2
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PLANNING COMMISSION HEARING
PROJECT NO. O9.I 524-DP I CUP/CDP

4791 Seventh Street
February 1,2010

ATTACHMENT A: FINDINGS
(Durtche Residence Addition)

FINDINGS PURSUANT TO GOVERNMENT CODE. LOCAL COASTAL PLAN.
GENERAL PLAN. AND TITLE 14 OF THE CARPINTERIA MUNICIPAL CODE

1.0 AdministrativeFindings

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 lollows:

a. An application for a Development Plan, Conditional Use Permit and
Coastal Development Permit was submitted on August 26,2009, and
deemed complete and accepted by the City as being consistent with the
applicable submittal requirements on December 2,2009. 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.OO3
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1.2 California Environmental Qualify Act

The Planning Commission finds that the project is categorically exempt from the
California Environmental Quality Act pursuant to Section 15301 [remodel and
construction of a small addition to an existing single family residence in an urban area] of
the Guidelines for the Implementation of the Califomia Environmental Quality Act.

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 report prepared for the Planning Commission hearing of
February 1,2010, and herein incorporated by reference, the project involves the
remodel of an existing single family residence and the addition of 1,619 square feet to
the residence pursuant to Chapter 14.14, Planned Residential Development (PRD) of
the City's Zoning Code. The existing residence is considered legal non-conforming
in terms of the street-side setback and parking. The project would resolve the parking
requirement by adding a new two-car garage and the new addition would not
encroach any farther into the street-side yard setback than the existing residence. The
residence can be permitted to remain and be improved subject to the approval of a
Conditional Use Permit.

The project can be found to also be consistent with the General Plan's applicable
Land Use and Community Design Element Objectives and Policies in that the new
addition would be architecturally compatible with the existing residence which hts
within the "small beach town" character of the neighborhood and the established
surrounding development pattern relative to its Craftsman architectural style. The
overall size and scale at 25 feef six inches and2,655 square feet total, street-side yard
setback distances at approximately 11 feet from the property line, its pedestrian-
scaled design and its decorative architectural elements including a covered front
porch and decks makes the structure compatible with the surrounding Downtown
Neighborhood, which includes a mix of one and two-story single and multi-family
residences ranging in size from approximately 800 square feet to 10,000 square feet.

2. The proposed development is sited and designed to avoid risks to tife 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 or fire hazardzone. The
front corner of the property is located within Flood Zone A according to the FEMA
Flood Insurance Rate Map. However, the entire existing residence and proposed
addition is located outside of the flood zone and the finished floor elevations for the
residence would more than exceed the adjacent required base flood elevation.
Therefore, the project meets this finding with respect to avoiding geologic, fire and
flood hazards.
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The property is presently developed with a single family residence, which is within
the allowed density for this zone district as defined in the City's Zoning Code and
Coastal Land Use Plan. The proposed addition would not add any units and therefore
would not change the density of this property.

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

The site does not contain any environmentally sensitive habitat area nor does the
project have the ability to impact fish or wildlife as it involves a remodel and addition
to an existing single family residence within a developed urban neighborhood. There
are no known sensitive resources, native vegetation or specimen trees that would be
impacted as a result of this project.

The proposed development will not conJlict with any recorded eqsements acquired by
the public at large for access through the property or use of the property or any
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. Similarly,
there are no known easements granted to any public agency that affect the property.
Therefore, the project does not have the potential to conflict with any easements. 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
protection, water supply, and police protection.

The project does not have the potential to adversely affect these services in that these
services are currently available to the existing residence as well as the surrounding
residences located throughout the neighborhood. The proposed addition to the
existing single family dwelling would not place an additional demand on community
services signif,rcant enough to adversely affect the availability ofthese services.
Agencies potentially affected by this project have been notified and have indicated an
ability to serve the project.

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 an existing single family residence and constructing
a new two-story addition within antrbanized, residential part of the City. The
resulting larger structure would be compatible with the surrounding development in
terms of its size, bulk, scale, architectural style and placement on the lot and with the
City's desire to preserve and enhance the "small beach town" character of the
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Downtown Beach Neighborhood as noted in the staff report presented to the Planning
Commission, dated February I,2010. Development in the surrounding area includes
a mix of one and two-story single and multi-family dwellings ranging in size from
800 to 10,000 square feet. The Conditional Use Permit would allow the upgrades and
addition to the legal non-conforming residence. The new addition would mostly be
located outside of all required setbacks; only a small 18 square foot section of the
new ground floor addition would encroach into the required street-side yard setback
but would not be placed any closer to the street than the existing residence.

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

The site for the proposed use is adequate in size and shape to accommodate the use.

The existing property is developed with a single family dwelling, consistent with the
PRD-20 zoning for the property and the Medium Density Residential land use
designation. The proposed project would add 7,619 square feet to an existing
residence and would not result in the creation of any new dwelling units on the 6,050
square foot lot. The residence is considered legal non-conforming in terms of the
street-side yard setback and parking. The proposed addition/remodel would resolve
the parking requirement by adding a new two-car garage. All of the new addition
except for an 18 square foot section of the ground floor addition would meet current
setback requirements. The proposed 18 square foot encroachment into the street-side
yard setback would match the established 1l-foot non-conforming setback and would
not encroach any farther into the setback area. With the approval of a Conditional
Use Permit, the requested improvements to the legal non-conforming structure can be
permitted.

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

The proposed project is located at the intersection of Seventh Street and Holly
Avenue and is presently served by existing improved streets. There would be no
increase in vehicular trips as no new dwelling units are being added. The project is
required to construct a new public sidewalk along the Holly Avenue frontage to
improve pedestrian infrastructure along Holly Avenue. Therefore the project does not
negatively impact traffic or street conditions in the arca antd would in fact improve
street conditions by providing a ne'w sidewalk.

Conditional Use Permit

Continuation or upgrading the residential unit or units will not have an adverse ffict on
the s ur r o undin g ne i ghb orho o d,'
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The existing structure is considered legal non-conforming in terms of the street-side yard
setback and parking. The proposed project would resolve the parking requirement by
constructing a new two-car garage as part of the requested ground floor addition. Most
of the new square footage (including the entire new second floor) would be built within
the allowed building envelope. Only an l8 square foot area (approximately 12 feet long
by one foot six inches deep) would be placed within the street-side yard setback and it
would match the 11-foot setback established by the existing residence. Since the
proposed development maintains the existing building plane, is located at the rear of the
residence and does not encroach farther into the setback than the existing residence, its
visual impact on the surrounding neighborhood would be minimal.

The Holly Avenue right-of-way is 80 feet wide but only 40 feet of it is paved. There are
2O-foot wide shoulders on each side of the street that are typically landscaped (and
fenced on occasion) and utilized by the residences fronting on Holly Avenue as an
extended part of their private yard areas. The excess rightof-way is therefore perceived
as part of the yard arca which creates the perception that existing development is set
back farther from the property line than it really is. The Public Works Department has
conditioned the project to require the applicant to install new sidewalks along the Holly
Avenue frontage, but has also indicated they would allow the applicant to fence and use
a portion of the remaining right-of-way as private yard area subject to the issuance of an
Encroachment Permit. The proposed encroachment into the street-side yard setback
would be minor and would not be out of place given the sumounding development
pattern.

The curent 1 1-foot street-side yard setback is in keeping with the street-side yard
setbacks enjoyed by other older residences throughout the neighborhood, which range
between approximately five feet and 15 feet. The new second floor addition would be
set back from the ground floor and would be located well within the allowed building
envelope. The new addition would maintain the same architectural style, materials and
detailing of the existing residence. The Architectural Review Board reviewed the
project and recommended preliminary approval, indicating that the project can be found
consistent with the applicable policies of the Community Design Element of the City's
General Plan.

Given that the proposed addition would largely meet the setback requirements and only a
small portion of the new ground floor addition would be permitted to expand in the
setback area, and the existing setbacks (which would be maintained) are not inconsistent
with the surrounding development pattern, the Commission f,rnds that the project will not
result in an adverse effect on the surrounding neighborhood.

2. The habitable capacity of the unit or units will not be increased beyond that previously
existing;

The restriction on increasing habitable capacity has traditionally been interpreted by the
City to refer to a restriction on adding additional dwelling units. The property is
presently developed with one single family dwelling. The project would expand the

FINDINGS OF APPROVAL, PC RESOLUTION IO-OO3

Durtche Residence Addition, February 1,2010
Page 5



overall square footage of the residence but would not result in a net increase to the
number of units occupying the property. Given that the overall number of units on the
property would not be changed, this frnding can be made for the proposed project.

3. The shortage of adequate housing within the City justifies the continuation of the
nonconforming use and authorization to make improvements necessctry to upgrade the
livíng conditions in the unit or units.

CMC 14.82.061authorizes the expansion of a nonconforming use if the expansion will
address the shortage of adequate housing in the City. Allowing for the upgrade and
expansion of the residence will improve the living conditions of the dwelling, prolong
the life of one of the City's original Craftsman bungalows and improve the aesthetic
character of the property for the neighborhood. The shortage of housing in the City,
along with the desire to preserue one of the homes that def,rnes the "small beach town"
character of the City, justihes the proposed improvements.

1.5 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 findings:

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

The project involves the remodeling of an existing residence and the construction of
a two-story 1 ,6 i 9 square foot addition. The property is designated Medium Density
Residential (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 single
family residential uses are permitted in the PRD-20 zone and MDR land use
category. The project would be consistent with all aspects of the Zoning Code with
the approval of a Conditional Use Permit to allow the existing legal non-conforming
improvements on the property to remain and to permit the proposed remodel and
addition, including the new addition within the required street-side yard setback
area.

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 existing residence and maintain the historic architectural style and
details of the existing bungalow. 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 certif,red General
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Plan/Coastal Land Use Plan is presented in the staff report prepared for the Planning
Commission hearing of February I,2070, and herein incorporated by reference.
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PLANNING COMMISSION HEARING
PROJECT NO. O9-1 524-DP I CUPiCDP

4791 SEVENTH STREET (ApN 003-303-006)
FEBRUARY 1,2010

ATTACHMENT C: CONDITIONS OF APPROVAL
(DURTCHE RESIDENCE REMODEL & ADDITION)

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 of real
property, all the conditions of this permit shall apply separately to each portion of the real
property and the owner (applicant, developer) andlor possessor of any such portion shall
succeed to and be bound by the obligations imposed on the owner (applicant, developer)
by this permit.

GENERAL CONDITIONS

l. This Development Plan, Conditional Use Permit and Coastal Development Permit
is based upon and limited to compliance with the project description, the hearing
exhibits (Exhibit 1, Attachment B to the staff report dated February 1, 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 andlor further environmental review.
Deviations without the above described approval will constitute a violation of
permit approval.

The project description is as follows:

The proposed project would allow the remodel of the existing single family
residence and the construction of a two-story 1,619 square foot addition. The new
ground floor addition would total approximately 1,001 square feet and would be
comprised of 506 square feet of new living area and a 495 square foot two-car
garuge. The new second floor addition would add an additional 618 square feet of
new living area to the residence. The maximum height of the residence would
increase from approximately 18 feet six inches to 25 feet six inches. Exterior
materials and colors, including siding, roof shingles, trim and windows/doors would
match existing.

The project also includes rebuilding an existing f,rreplace in the living room,
constructing two small decks and demolishing the two existing accessory structures.
The existing curb cut and driveway apron on Holly Avenue would be removed and
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rebuilt approximately 10 feet to the north in order to tie into a new driveway leading
to the new garage.

The existing residence is legal non-conforming relative to its street-side yard
setback and parking. A new two-car garcge is proposed as part of the addition,
which will address the parking nonconformity. The existing residence will
continue to encroach into the street-side yard setback. A portion of the new ground
floor addition would match the nonconforming street-side yard setback of 11 feet
rather than meet the current 12-foot six-inch street-side yard setback.

With the approval of the Conditional Use Permit, the existing legal non-conforming
status of the property with respect to the street-side setback will be allowed to
remain and be upgraded. The project shall be constructed to substantially comply
with the plans approved by the Planning commission on February 1,2010.

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

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

4. In the event that any condition imposing a fee, exaction, dedication or other
mitigation measure is challenged by the project sponsors in an action f,rled 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
final 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.

5. 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.

6. 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 5.16.1 10) and any other applicable requirements of any law or agency of
the State and/or any govenìment entity or District shall be met.

7. The applicant agrees to pay any and all City costs, permits, attomeys' fees,
engineering fees, license fees and taxes arising out ofor 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 of the project.

CONDITIONS OF APPROVAL
Durtche Residence, February 1,2010
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8.

9.

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 andlor community
Development Director. Any major changes will require the filing of a modif,rcation
application to be considered by the Planning Commission.

Approval of the Development Plan, Conditional Use Permit 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.

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

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.

During any phase of grading or construction, if cultural material suggestive of
prehistoric or historic origin is encountered, work in the vicinity of the find 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.

If, at any time, the City or Planning Commission determines that there has been, or
may be, a violation of the hndings or conditions of this Development
PlarVConditional Use Permit/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.

10.

11.

t2.

13.

14.
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15.

16.

17.

18.

t9.

20.

21.

COMMUNITY DEVELOPMENT

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.

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
f,rll 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.

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, andlor 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.

To allow time for the utility companies to locate and mark their facilities for the
contractor, the applicant shall telephone Underground Service Alert (USA) toll free
at 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 10 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 Permit/Grading Permit. The approved set of plans shall be
retained at the construction site for review by the Building Inspector during the
course of construction.

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

CONDITIONS OF APPROVAL
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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.

22. 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.

23. 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.

24. Any new or replaced hedges, vegetation, fences, walls or similar screening
materials placed along the front or street-side property lines of 4791 Seventh Street
shall be subject to review and approval by the community Development
Department prior to installation. CDD staff shall ensure that any screening
materials comply with all applicable design and safety standards.

ARCHITECTURAL REVIEW

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

26. 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.

27 . 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

28. Compliance with the attached Departmental and District letters is required as
follows:

a. City of Carpinteria Public Works Dept./Engineering dated January 14,2010
b. Carpinteria Sanitary District dated January 19,2070
c. Carpinteria-Summerland Fire Protection District dated September 14,2009
d. Carpinteria Valley Water District dated September 21,2009
e. Santa Barbara County Air Pollution Control District dated September 70,2009

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.

CONDITIONS OF APPROVAL
Duftche Resr'dence. February l, 2010
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Approved by the Planning Commission on February 7,2010

I HAVE READ AND UNDERSTOOD, AND I V/[L COMPLY
WITH ALL ABOVE STATED CONDITIONS OF THIS PERMIT

Applicant/Property Owner



ENGINEERING CONDITIONS OF APPROVAL
DURTCHE RESIDENTIAL ADDITION

o9-t524-pP/CUP/CpP

Prepared on: January 14,20L0

ENGINEERING CONDITIONS
1. Plans and documents referencing elevations shall identifu the vertical datum used to determine

said elevations.

GENERAL CONDITIONS
1' The applicant shall submit grading, drainage and street improvement plans prepared by a

California Registered Civil Engineer.
2. Prior to issuance of Engineering Permits, an Engineering Cost Estimate shall be submitted with

the Grading, Storm Drainage and Street Improvement Plans, Each page of the Cost Estimate
shall be signed and stamped by the applicant's California Registered Civil Engineer.

3. Prior to issuance of a grading permit, faithful peformance and labor and material bonds (each to
be 100o/o of the City Engineer's estimate) shall be filed with the City to cover all public
improvements and any on-site grading and retaining walls. A cash deposit in the amount of 100/o
of the bond amount shall be submitted with each bond.

4' Development shall be undeftaken 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 on-site and during construction to effectively mitigate storm water pollution.

UTILITIES
1. All new and existing utiliÇ services shall be placed underground and completed prior to any

paving required for the project.
2' All costs of undergrounding existing utility lines and seruice laterals shall be borne by the

applicant,
3. Existing and proposed easements for all utilities shall be located and described on the

engineering plans and the architectural.

STREET IMPROVEMENTS
1. Sidewalk along Holly Avenue is required for public safety and ADA accessibility. Street

improvement plans for sidewalk will be required.
2. Street improvement plans for the driveway replacement will be required.
3. A fee deposit for street, drainage and parkway improvements along the project's street frontages

shall be paid.
4. Prior to issuance of an Engineering Permit, street/frontage improvement plans shall be submitted

for review by the City Engineer. Frontage improvements, including curb, gutter, sidewalk,
driveway aprons, paving, street lights, fire hydrants, street signs, street trees, and other facilities
shall be installed in conformance with the standards, specifications, and policies of the City.
Unless othen¡¡ise specified, the City utilizes the County of Santa Barbara Engineering Standards,

5. New improvements shall transition to existing public improvements as required by the City
Engineer.

6' A Street Construction and/or Excavation Permit shall be obtained from the City Engineer prior to
any construction within the street right-of-way.

7 ' All improvements in the public right of way shall be completed to the satisfaction of the City
Engineer.



B. An encroachment permit is required for any and all private uses of public right-of-way. Approval
of the encroachment permit is required for continued use of the public right:of-way as a private
yard area.



Ca rpi nteria Sa nita ry District
5300 Sixth Street, Carpinteria, CA 93013

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

January 19,2010

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

RE: Project No. 09-1ï24-DPNARYCDP
4791 Seventh Street (APN 003-303-006)
Applicant: Robert Durtche

Dear Mr. Bobroff:

Thank you for the opportunity to provide comments on the subject project. The
Carpinteria Sanitary District (District) has reviewed the proposed project application
package received on September 3, 2009.

The applicant proposes a remodel and addition to a single family residence located at
4791 Seventh Street (APN 003-303-006) and is zoned planned residential development
(PRD-20).

The Carpinteria Sanitary District (District) recommends that the following conditions be
incorporated into the reviewiapproval process to address sewer system improvements
for the proposed project:

1. All sewer improvements shall conform to approved District construction
standards for materials and methods.

Existing building sewers may be used for newly constructed buildings only when
they are found to be in satisfactory condition and in conformance with District
standards. lf the applicant desires to use the existing sewer lateral, an
independent CCTV inspection of the existing pipeline must be performed by a
qualified contractor and submitted to the District for review and approval prior to
commencing work on the project. Building sewers that do not meet District
standards shall be replaced or repaired as required.

A sewer construction permit is required for any and all work on the building sewer
or lateral sewer serving the property. The permit shall be procured and

2.

3.

U : 
\Froj ects\47 9 | S eventh Street\Plan Check Comments. doc



applicable fees paid prior to issuance of City building permits. The applicant
shall submit a detailed sketch or engineered drawing to the District showing any
proposed sewer connections, alterations or additions. During the construction
phase, it is the applicant's and contractor's responsibility to notify the District of
any sewer improvements or modifications not noted on the approved plans. If no
District permit was initially required and sewer improvements are found to be
necessary at any time during construction, the applicant shall contact the District
immediately to obtain required permits and approvals.

4. All installed sewer pipes and fittings shall be inspected by the District prior to
placing trench backfill. Failure to request or obtain an inspection will require
complete re-excavation and reconstruction of the work. All sewer improvements
shall be pressure tested in accordance with District standard procedures prior to
final acceptance.

lf you have any questions regarding the comments provided by the District, please
contact me at (805) 684-7214, ext. 13.

Lance Lawhon
Engineering Technician

cc: Robert Durtche

Sincerely,
CARPINTE SANITARY DISTRICT

U: \Proj ects\47 9 I S eventh Street\Plan Check Comments. doc
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September 14,2009

Nick Bobroff
Associate Pfanner
City of Carpinteria
57 7 5 Carpinteria Avenue
Carpinteria, CA 93013

RE: O9-1524-DP-VARyCDP
APN 003-303-006 I 4791Seventh Street

Dear Nick Bobroff:

The following items are necessary for fire protection:

1. Per 2000 Uniform Building Code and National Electric Code, smoke
detectors must be installed in all residences.

2. Visible street address must be posted such that they are visible from the
street. Numbers shall be a minimum 4 inches high on a contrasting
background.

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

4. 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.

5. Public fire hydrants supplying the required fire flow within the required
driving distance from the structures shall be provided. A fire hydrtatn is
currently located within 500 feet of this project.

6. The installation of an approved automatic fire sprinkler system is highly
recommnended. 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.

"Pride in Service"
1140 EugeniaPlace, Suite A . Carpinteria, California 93013 ¡ (805) 684-4591 Fax (805) 684-8242



7. Per carpinteria-summerland Fire District ordinance No. 2003-01
pertaining to fees and service charges, a permit application fee is
assessed on all plans reviews.

8. 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.

L 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,

Ç

Ed Foster
Fire Marshal
Fire Prevention Bureau



Carpinteria Valley Water District
1301 SantaYnezAvenue . Carpinteria, C493013

Phone (805) 684-2816 . Fax (805) 684-3170

September 21,2009

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

Subject: 4791 Seventh Street, APN 003-303-006;Conditions Letter

Hello Nick

In reviewing the proposed project for 4791 Seventh Street, the Carpinteria Valley Water
District has the following conditions.

The existing 5/8 inch water meter will be required to be upgraded to the District
Standards of alL inch water meter. The owner will be responsible for the Capital Cost
Recovery Fees for the increased meter size. (See attached fee estimate)

Plus the water meter will need to be relocated to the back of the purposed new sidewalk.
The District requires that the meter be relocated a minimum of l6 inches to back of walk.
The Owner will be responsible for paying the required deposit to the District for the
relocation of the meter. (See attached fee estimate)

If you have any questions please feel free to contact me at Brian@cvwd.net or by calling
(80s) 684-2816x103

Very truly your,
Carpinteria Valley Water District

Brian King, P.E.
Associate Engineer

BVK/bvk

C: file copy
Robert Durtche (applicant) 4791 7rh Street, Carpinteria CA 93013
Barry Horwitz (agent) 1345 Vallecito Road, Carpinteria CA 93013

U:\CVWD Letters\4791 Seventh Street conditions letter docx

BOARD OF DIRECTORS
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President
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Vìce President
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JamesW. Dnln

GENERALMANAGER

Cñarles B. Hamilton



CARPINTERIA VALLEY WATER DISTRICT

FEE ESTIMATE FOR NEW SERVICES

Project Name
Description

Gontact Person
Date of Fee estimate

Estimate valid through:

47917th Street Durtche Residence
remodelexisting SFR

Barry Honruitz

09t21t2009

10t31t2009

(805)-684-8106

Gost Recovery Fees

upsize from 5/8" to 314" $1,486.1 1 $1,486.11
$0.00

Installation Deposit* per District Rule

installation o'f 314 meter $4,500.00 $4,500.00
$0.00

TOTAL 5,986.11

*The Deposit is an estimate of the time and material cost to the District. lf the actual cost of work exceeds
the Deposit the applicant will be billed for the remaining balance of the total cost for the work done. lf the
total cost of the work is less than the Deposit then the balance of the Deposit will be refunded to the
applicant.

Establishment of Account, District Rule 6(a)

already has District account

Brian King , Associate Engineer

U:\CVWD Estimates\4791 Seventh street



Santa Barbara County
Air Pollution Control District

September 10, 2009

Nick Bobroff
City of Carpinteria
Community Development Department
5775 Carpinteria Avenue
Carpinteria, CA 93013

-,åilis.ien' -'ö Clean Air

HECEIVET}

SiP 1 4 2009

Re: DurtcheResidentialAddition, O9-[524-DPIVAR/CDP em'0'Ëü¡\P*Ð¡l{TEnR

Dear Mr. Bobroff:

The Aír Pollution Control Distr¡ct (APCD) has reviewed the referenced case, which consists of a 506 s.f.
ground floor additio n, a 662 s.f. second floor addition, and a 495 s.f. attached garage to an existing 1,036
s.f. residence. Two existing sheds will be demolished, and a new driveway is also proposed. The subject
property, a 0.l4-acre parcel zoned PRD-20 (Planned Residential Development), and identified in the
Assessor Parcel Map Book as APN 003-303-006, is located at 479I Seventh Street in the city of
Carpinteria.

The Air Pollution Control District has reviewed the referenced case and offers the following:

Standard dust mitigations (Attachment A) are recommended for all construction and/or grading
activities. The name and telephone number of an on-site contact person must be provided to
the APCD prior to issuance of land use clearance.

Advisory: The applicant should determine whether the shed structures proposed for demolition
contains asbestos that is friable or has the potential to become friable during demolition or
disposal. lf the structure does contain friable asbestos, the asbestos should be removed by a
contractor that is state certified for asbestos removal. For additional information regarding
asbestos in construction, please refer to APCD's website at www.sbcaocd.orslbizlasbestos.htm
or contact Michael Zois of APCD's Engineering and Compliance Division at (805) 961-8869.

lf you or the project applicant have any questlons regar.ding these ccmments, please .reel free to contact
me at (805) 961-8893 or via email at edg@sbcapcd.org.

Sincerely,

Attachment: Standard Dust Control Requirements

Barry Honaritz

TEA Chron File

Terence E. Dressler . A¡r Pollution Control Officer
260 North San Antonio Road, Suite A'Santa Barbara, CA. 93110 . www.sbcapcd.org . 805.961.8800 . 805.961.8801 (fax)

1.

2.



$tSanta Barbara County
Alr Follutlon Control Dlctrlct

Armcxrvr¡¡¡rA
FuGmvE DUsfCoNTRot

These measures are required for all projects involving earthmoving activities regardless of the project size or
duration. Proper implementation of these measures is assumed to fully mitigate fugitive dust emissions.

During construction, use water trucks or sprinkler systems to keep all areas of vehicle movement damp
enough to prevent dust from leaving the site. At a minimum, this should include wetting down such areas in
the late morning and after work is completed for the day. Increased watering frequency should be required
whenever the wind speed exceeds 15 mph. Reclaimed water should be used whenever possible. However,
reclaimed water should not be used in or around crops for human consumption.

¡ Minimize amount of disturbed area and reduce on site vehicle speeds to 15 miles per hour or less.

¡ lf importation, exportation and stockpiling of fill material is involved, soil stockpiled for more than
two days shall be covered, kept moist, or treated with soil binders to prevent dust generation.
Trucks transport¡ng fill material to and from the site shall be tarped from the point of origin.

¡ Gravel pads shall be installed at all access points to prevent tracking of mud onto public roads.

o After clearing, grading, earth moving or excavation is completed, treat the disturbed area by
watering, or revegetating, or by spreading soil binders until the area is paved or othenruise
developed so that dust generation will not occur.

The contractor or builder shall designate a person or persons to monitor the dust control program
and to order increased watering, as necessary, to prevent transport of dust offsite. Their duties
shall include holiday and weekend periods when work may not be in progress. The name and
telephone number of such persons shall be provided to the Air Pollution Control District prior to
land use clearance for map recordation and land use clearance for fìnish grading of the structure.

Prior to land use clearance, the applicant shall include, as a notà on a separate information sheet to
be recorded with map, these dust control requirements. All requirements shall be shown on
grading and building plans.

Plan Requirements: All requirements shall be shown on grading and building plans. Timing:
Requirements shall be shown on plans prior to approval of Land Use Permit. Condition shall be
adhered to throughout all grading and construction periods.

MONITORING: Lead Agency shall ensure measures are on project plans and maps to be
recorded. Lead Agency staff shall ensure compliance onsite. APCD inspectors will respond to
nuisance complaints.



Exhibit 2
Architectural Review Board Minutes

October 29 & December 31 2009 Meetings

Durtche Residence Remodel & Addition
4791Seventh Street

PC Hearing, February I,2010



ACTIONS, ARCHITECTURAL REVIEW BOARD Date: October 29,2009
Continued-Page 3

2) Applicant: Robert Durtche
Agent: Barry Horwitz
Project Number: 09-1524-DP/VAR/CDP
Project Location: 4791 Seventh Street
Zoning: Pl anned Residential D evelopment (PRD -2 0)

Hearing on the request of Barry Horwitz, agent for Robert Durtche to consider Case No. 09-
L524-DPIVAR/CDP for conceptual review of a request to remodel the existing single family
residence and construct first and second-floor additions totaling 1,663 square feet. The new
total square footage of the residence would increase to 2,699 square feet and the maximum
height of the residence would increase to approximafely 26 feet six inches. The proposed
Variance would allow the new ground floor addition to encroach into the required street-side
yard setback one foot six inches.

DISCUSSION:
Barry Horwitz, agent, presented the project to the Board and discussed his rationale for the requested
encroachment into the street-side yard setback for the new ground floor addition.

B oar dmemb er Dis cus s ion

Boardmember Ellinwood noted that the charm of the existing house is in its simple design and roof form.
He noted that the new second floor addition should be restudied and simplihed to mimic the original
home; a simple hip roof would suffice. He also noted that he liked the south (rear) elevation buifelt the
west elevation needed to be revised.

Boardmember Johnson agreed that the new second floor ought to be simplified. He liked the detailing of
the rear elevation with the new second floor slightly overhanging the garcge and being supported by
corbels. He noted the second floor could even cantilever a little farther over the ground floor along the
rear elevation. He suggested adding a small second porch to the rear elevation of the new dining róo*.
He also noted that the windows needed to be made consistent throughout (i.e., some show break-ups,
some do not).

Boardmember Reginato was generally in agreement with all of the comments from Boardmembers
Ellinwood and Johnson. He added that he liked the Holly Avenue frontage without a sidewalk.

Boardmember Nomura pointed out the elevation drawings were showing two different chimney heights
and asked the applicant to verify which one is correct. He suggested the new second floor couid step in
from the ground floor rather than out, consistent with the direction given to other projects with a new
second floor.

Boardmember Araluce agreed with the recommendations for simplifying the new second floor. He
suggested eliminating the dormer for the stairwell and going with one simple hip roof instead. He noted
he liked the garage doors as shown. He also asked that the applicant be sure to carefully mimic the
detailing (i.e., trim, windows, etc.) of the existing house for the new addition.

$!gf 4g_B_ jg1{ryglq¡ers agreed that the requested encroachment into

Planner: Nick Bobroff

G:\USERS\LORENA\ARB MinutesU00g\1 0-29-09-min doo
lþe ¡_!get_-_9jdg y_q¡d sgtback for the



ACTIONS, ARCHITECTURAL REVIEV/ BOARD Date: October 29,2009
Continued-Page 4

other hand, acknowledged that the requested encroachment was small, but felt that breaking up the wall
plane where the new addition begins was important to preserve a sense of what is original ãndwhat has
been added on. He said this would help to maintain the integrity of the existing house and was
worthwhile to do even if the house did not turn out to be historic in a "landmark" sense. He suggested
that if the addition did step in, it might provide room for a small porch to be added to the Hollyãvenue
elevation.

After further discussion and at the request for consensus amongst the Board from the agent,the Board
came to a majority agreement that breaking up the Holly Avenue frontage with a minimum 18-inch step
in as the preferred treatment for the new addition, so as to better maintain the existing look of the home.

ACTION: Conceptual comments v'/ere relayed to the applicant and agent. No formal action was taken
as is appropriate for a conceptual review.

VOTE N/A

OTHER BUSINESS: NONF],

CONSENT CALBNDAR:
o Action Minutes of the Architectural Review Board meeting held Octob er l, 2009.

ACTION: Motion by Boardmember Ellinwood, seconded by Boardmember Araluce to approve Action
Minutes of October 1,2009

VOTE: 4-0 (Reginato abstain)

MATTERS REFERRED BY THE PLANNING COMMÌSSIõN/CNV COUNCIL - None

MATTERS PTIESEÑrnu ni-sfarr¡goARDMEM-BERS - Bo*¿met"uetierri"*ooi unlñom-ura
spoke of the items discussed at the September 10th Caltrans HOV Hardscape & Landscape Sub-
Committee meeting. Staff indiqaled the project would return to the ARB on November 12th.
ADJOURNMENT
Chair Araluce adjourned the meeting af 7:15 p.m. to the next regularly scheduled meeting to be
held at 5:30 pm on Thursday, November 12,2009 in city council chambers.

Secretary, Architectural Review Board

G:\USERS\LORENA\ARB MinutesV00g\10-29-09-min doc



ACTIONS, ARCHITECTURAL REVIEW BOARD Date: December 3, 2009
Continued-Page 3

PROJECT REVIEW
2) Applicant: Robert Durtche Planner: Nick Bobroff

Agent: Barry Horwitz
Project Number: 09-1524-DPICUP/CDP
Project Location: 4791 Seventh Street
Zoning P lanned Re sidenti al Development (PRD -2 0)

Hearing on the request of Barry Horwitz, agent for Robert Durtche to consider Case No. 09-
IS24-DPICUP/CDP for preliminary review of a request to remodel the existing single family
residence and construct first and second-floor additions totaling 1,619 square feet. The new
total square footage of the residence would increase to 2,655 square feet and the maximum
height of the residence would increase to approximately 25 feet six inches. The proposed
Conditional Use Permit would allow the new ground floor addition to encroach into the
required street-side yard setback one foot six inches, matching the existing legal non-
conforming street-side yard setback.

DISCUSSION
Barry Horwitz, Agent, described the changes made to the project in response to the Board's comments.
He also highlighted the architectural historian's conclusions that the residence lacked suffrcient integrity
to qualify as a historic resource.

Robert Durtche, Applicant, added to Mr. Horwitz's comments about the changes made to the project.
He noted they explored options for a patio off of the dining room but that it did not work with the layout
of windows, etc.

Public Comment:
Carl Durtche, father of the applicant, noted that the project as designed meets the applicant's family's
needs. He also complemented the designer on his design and its seamless transition from existing to
new.

Boardmember Discussion:
Boardmember Reginato explained that he liked the revised project better. He suggested that the new
ground floor addition could be differentiated from the existing by increasing the size of the stoop and
porch cover off of the pantry. He also recommended the applicants blend the siding in rather than
leaving a seam where the existing house ends and the new addition begins.

Boardmember Nomura agreed with Boardmember Reginato's comments conceming the revised project
and the suggestion to increase the size of the pantry porch.

Boardmember Johnson indicated that the project is coming along nicely but that he still felt it was
necessary to break up the east ground floor elevation in order to retain a sense of the original home.'With 

respect to the concept of adding a porch off of the southeast end of the dining room, Boardmember
Johnson suggested that they could accommodate a porch there but that it did not need to utilize a hip
roof. He also felt that the stairwell needed further study and that the dormer could be made smaller or
.ti1ng¡eqq qnd fçplqqgq *!tn¡lfç4k--p1!ch. He noted windows should be "woodsy and old-looking."
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Boardmember Ellinwood agreed with Boardmember Johnson regarding the stairwell dormer. He also
suggested the porch cover on the west elevation be reconsidered or possibly eliminated. Eliminating the
porch roof on the west elevation would allow room to add a window facing Seventh Street.

Boardmember Araluce agreed with Boardmember Ellinwood regarding the west deck. Boardmember
Araluce was also in agreement with Boardmember Johnson regarding the need for a break in the east
elevation. He noted he liked the alternative design that was presented to the Planning Commission but
noted the rear porch could be reduced and restudied.

Initially the Board was split on how to treat the street-side yard setback encroachment issue.
Boardmembers Nomura and Ellinwood felt that maintaining the existing setback was acceptable and that
merely enlarging the porch off the pantry could add some interest and break up the elevation.
Boardmember Araluce felt that some kind of break was necessary and offered a compromise solution
that entailed recessing the pantry about two feet and changing the roof over the pantry area to create a
larger covered porch area. After discussion, the Board agreed to Mr. Araluce's suggestion.

ACTION: Motion by Boardmember Johnson, seconded by Boardmember Ellinwood, to recommend
preliminary approval with the following comments:

o Eliminate the dormer stairwell. Provide an altemative roof pitch over the stairwell instead, but
held back one to two feet from the corner.

o Recess the east ground floor building elevation for the length of the pantry (and adjacent door)
areaby two feet.

. Modify the roof over the extended pantry porch in order to break up the fascia.
o As an option, the applicant could eliminate the west porch and add a window to the second floor

(above), facing Seventh Street.
o Also as an option, the applicant could explore the idea of re-introducing a porch to the south east

corner of the dining room.

VOTE 5-O

OTHER BUSINESS: None

COÑSENT CALENDAR:
o Action Minutes of the Architectural Review Board meeting held November 72,2009.

ACTION: Motion by Boardmember Ellinwood, seconded by Boardmember Nomura to approve Action
Minutes of. November 12,2009.

VOTE: 5-0

MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL - None

G:\U SERS\LOREN A\ARB Minutes\2009\l 2-03 -09-min doc
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AGENDA ITEM # 7a
REPORT #: 09-1524-CON

PLANNING COMMISSION STAFF REPORT

MEETING DATE: November 2)2009

Applicant: Robert Durtche

Agent: Barry Horwitz

Project Location: 4791 Seventh Street

APN: 003-303-006

Zoningz Planned Residential Development
(PRD-20)

General Plan Designation: Medium Density
Residential (MDR)

I. RECOMMENDATION

Consider the proposed project and provide direction to staff and the applicants regarding the proposed
addition and the expansion of new construction into the required setback areas.

ITEM FOR CONSIDERATION

Case No. 09-1524-CON

Conceptual review of a request for a Development Plan, Conditional Use Permit and Coastal
Development Permit to remodel an existing single family dwelling and construct first and second floor
additions totaling 1,663 square feet. The existing residence is legal non-conforming in terms of the
street-side yard setback; a portion of the proposed ground floor addition would match the existing legal
non-conforming setback rather than meet current setback requirements.

Report prepared by: Nick Bobroft Associate Planner
Community Development Department

Reviewed by: Steve Goggia for Jackie Campbell, Director
Community Development Department

SIGNATURE

SIGNATURE
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II. PROPOSED PROJECT DESCRIPTION

Development Plan: The proposed project would include a minor remodel to the existing single
family dwelling and construct first and second floor additions, totaling 1,663 square feet.
Approximately 1,001 square feet of new floor area (506 square feet of livingareaand 495 square feet
for a new attached two-car garage) would be added to the ground floor. The new second floor would
comprise 662 square feet of livingarca Both the new first and second floor additions would be
added to the rear of the residence and would increase the total square footage of the home from 1,036
square feet to 2,699 square feet. The maximum height of the residence would increase approximately
18 feet six inches to 26 feet six inches.

The project includes several other components, including adding a new fireplace to the existing living
room, removing the existing driveway on Holly Avenue and constructing a new curb cut, apron and
driveway from Holly Avenue to the new rear-loaded garage and demolishing two existing detached
accessory structures, one of which is located partially within the City's Holly Avenue right-oÊway.

Conditional Use Permit: The existing single family dwelling is considered legal non-conforming in
terms of its street-side yard setback and parking. The proposed addition would resolve the parking
requirement by providing two parking spaces in a garage. The existing residence is proposed to
remain in the street-side yard setback (Holly Avenue), however, a 33.5 square foot portion of the new
ground floor addition þantry and dining room) would add new nonconforming square footage and
increase the building footprint within the required street-side yard setback.

A Conditional Use Permit would be required to allow the remodel of the existing non-conforming
residence and to allow the new additions (including the expansion into the required setback area).

Coastal Development Permit: A Coastal Development Permit is required to allow the proposed
development as described above.

Plans are attached as Exhibit l.

III. PURPOSE OF CONCEPTUAL REVIEW

The purpose of the conceptual review process is to allow a project applicant and staff to submit
conceptual plans for review and to receive advisory comments and suggestions from the Planning
Commissioners. Conceptual review also provides an opporhrnity for the Commission to consider and
provide direction on broad policy questions as they relate to a proposed project. The feedback from the
Commission should provide preliminary guidance to the applicant and staff and assist in developing a
project that can be found consistent with City requirements and polices.

This project is being presented to the Commission for Conceptual Review given the unique situation
created by the existing legal non-conforming structure and the request to add development within the
setback area, thereby adding to the non-conforming features of the property. Staff and the applicant seek
direction from the Commission as to whether any new construction on this property should be required
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to meet current setback requirements or whether it could be allowed to be placed within the setback
through the use of a Conditional Use Permit.

IV. BACKGROT]ND

Site Characteristics

The subject property is located at the corner of Seventh Street and Holly Avenue. The 6,050 square foot
parcel is presently improved with a 1,036 square foot one-story single family dwelling and two small
detached accessory structures. The residence faces Seventh Street but driveway access is taken from
Holly Avenue. As noted above in the project description, the property is considered legal non-
conforming in terms of the street-side yard setback requirements and parking.

The property is surrounded by a mixture of housing types and sizes, including small, one-story single
family dwellings, multi-family units and two-story single family homes.

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 not subject to any special overlay
districts.

Proiect Historry

The existing residence exhibits an architectural style that likely dates back to the Craftsman era, prior to
City incorporation. Given the perceived age and character of the residence, staff has requested a historic
resources report to aid in determining whether the residence may qualifu as a historic resource. To date,
the report has not been submitted to staff.

Only one permit has been issued for the property in the recent past. A comprehensive remodel took
place in2003, which included new exterior siding, windows and a new roof.

Architectural Review Board

The project will be presented to the Architectural Review Board on October 29,2009 for conceptual
review (due to the pending status of the historic resources report and the inability to have storypoles
erected in time). As part of their review, the Board will be asked to provide input on the proposed
addition and specifically the new construction within the street-side yard setback as it relates to site
design, architectural style and neighborhood compatibility. The Board's comments on the proposed
project and the requested encroachment will be presented at the Planning Commission hearing.

V. ANALYSIS

The existing building is legal non-conforming with respect to the street-side yard setback requirement.
According to Section 14.50.080 of the Carpinteria Municipal Code, on a comer lot, the side yard
abutting a street shall have a setback of 25Yo of the lot width or 15 feet, whichever is the lesser of the
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two distances. Because the lot is 50 feet wide, the25%o of the lot width requirement, which equals l2
feet six inches, is the less stringent of the two setback standards. The single family dwelling is
constructed approximately I I feet from the street-side yard property line.

The proposed project would add 1,663 square feet to the non-conforming building. Most of the new
square footage, including the entire new second floor would be placed within the allowed building
envelope. A small 22.5 feet long by L5 feet deep portion of the ground floor addition (approximately
33.5 square feet) would extend into the required street side yard setback by 18 inches, thereby continuing
the existing plane of the building. As such, the new ground floor addition would contribute to
expanding the non-conforming status of the properfy.

Given the legal non-conforming status of the existing building and the fact that a portion of the new
addition would not meet the current street-side yard setback requirements, the project must receive
additional discretionary permits in addition to a Development Plan.

Leqal Non-Conforming Uses and Structures

Legal non-conforming uses and structures include any lawful use, building or structure, existing at the
time of adoption of the current zoning code, which does not conform to the regulations of the zoning
district in which it is situated. In most cases, the non-conforming structures or uses are made up of older
buildings or long term tenants that predate the City's adoption of a zoning ordinance, or in some cases,
even predate the City's incorporation. The general intent of the ZoningCode, is to, over time, replace
non-conforming structures or uses with ones that meet current zoning code standards and thereby
achieve uniform land use. However, under special circumstances, the City may desire to provide a
means for certain legal non-conforming uses or structures to remain, where it serves a beneficial City
purpose such as maintaining the City's rental housing stock or preserving a historic building.

Chapter 14.82 of the City's Municipal Code outlines the review process for projects involving a legal
non-conforming use or structure. Section 14.82.010 of that Chapter sets out the general policy that the
extension, expansion or enlargement of an existing nonconforming use or structure is prohibited unless
specifically authorized by the Municipal Code. Two sections of this chapter (14.82.060-
Nonconformance as to yards or height; and 14.82.061- Nonconfonnance of residential uses as to yards,
height or parking) are particularly relevant to this discussion. The excerpts from chapter 14.82 for these
two sections are provided below:

$14.82.060 Nonconformance as to Yards or Height states: If a building or structure is conforming
as to use but nonconforming as to yards or height, said building or structure may be permitted by
the Planning Commissìon to be enlarged, extended, moved or structurally altered; provided, that
any addition or enlargement complies with the yard and height requirements of the district in which
such building or structure is located; providedfurther, that no living quarters may be extended into
an accessory building located in the front, side or rear yards by such addition or enlargement.

$14.82.061 Nonconformance of Residential Uses as to Yards, Height or Parking states:
1 . Notwithstanding any other provision of this code, if a residential use offour or fewer dwetling

units is conforming as to use but nonconforming as to yards, height or parking, improvements
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which may result in prolonging the life of such nonconforming use may be authorized by the
Planning Commission subject to a Conditional (Jse Permit.

2. In considering and issuing such a Conditional (Jse Permit, the Commission mustfind, at a
minimum, the follow ing :

q. Continuation or upgrading the residential unit or units will not have an adverse effect on
the s urrounding ne i ghb or ho od ;

b. The habitable capacity of the unit or units will not be increased beyond that previously
existing; and

c. The shortage of adequate housingwithin the City justiJìes the continuqtion of the
nonconforming use and authorization to make improvements necessary to upgrade the
living conditions in the unit or units.

Section 14.82.060 stipulates that when a building is conforming as to use (i.e., the use is consistent with
the applicable zone district) but is non-conforming as to yards or height, structural changes can be made
to the building, pursuant to Planning Commission approval, provided that any new additions or
enlargements comply with the applicable yard (i.e. setback) and height requirements, and that no living
quarters are extended into an accessory building as a result of such additions or enlargements. Under
this section, since the building is residentially occupied consistent with the zoning designation, the
Commission could grant permission for the applicants to remodel their existing residence and construct
add square footage, but any new development would have to meet the current setback requirements.
This would require a redesign of the proposed project so that the new ground floor addition would not be
located within the required street-side yard setback.

Section 14.82.061provides another option for the Commission to consider. According to this section,
residential developments of four or fewer units that are conforming as to use but that are non-
conforming as to yards (i.e., setbacks), height or parking may be permiued to undertake improvements
that would prolong the life of the structure(s) subject to the approval of a Conditional Use permit.

The Conditional Use Permit, as a planning tool, allows the Planning Commission to exercise broad
discretion over a proposed use or project and in taking an action to approve or deny a project. Through
the use of the CUP, the Commission can find that allowing improvements which prolong the life of a
non-conforming use (i.e., structure) can include structural repairs, remodels, additions and similar new
construction to a residential unit or units. The CUP required by this section can even be used to
supersede the requirements of the previous section (14.82.060), thereby providing a means for new
development that does not meet current development standards (such as the proposed stairwell) to be
permitted.

In order to grant such a CUP however, the Commission must first make three required findings. The
findings are restated below. A discussion of the proposed development's consistency with these findings
is also provided for the Commission's consideration.

a. Continuation or upgrading the residential unit or units will not have an adverse effect on the
surrounding ne ighborho od ;
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The existing residence is considered legal non-conforming in terms of the street-side yard
setback and parking. The proposed project would resolve the parking requirement by providing a
new two-car garage. Most of the new square footage (including the entire new second floor)
would be placed within the allowed building envelope. Only a 33.5 square foot area (22.5 feet
long by 1.5 feet deep) is proposed to be placed within the street-side yard setback and it would
match the I l-foot setback established by the existing residence. Since the proposed development
maintains the existing building plane and does not encroach farther into the setback (e.g., bump
out), its visual impact on the surrounding neighborhood will likely be minimal.

The Holly Avenue right-of-way is 80 feet wide but only 40 feet of it is paved. There are 2O-foot
wide shoulders on each side that are typically landscaped (and fenced on occasion) and utilized
by the residences fronting on Holly Avenue as an extended part of their private yard areas. The
excess right-of-way is therefore perceived as part of an extra large yard area which creates the
perception that existing development is set back farther from the property line than it really is.
The Public Works Department has indicated that while they will require the applicant to install
sidewalk along Holly Avenue, they will allow the applicant to fence and use a portion of the
public right of way as private yard area with the issuance of an Encroachment Permit. The
proposed encroachment into the street-side yard setback would therefore appear minor and would
not be out of place amongst the surrounding development patterns.

The current I I -foot street-side yard setback is in keeping with the street-side yard setbacks
enjoyed by other older residences throughout the neighborhood, which range between
approximately eight and 15 feet. The new second floor would be set back from the ground floor
and would be located well within the allowed building envelope. The new addition would
maintain the same architectural style, materials and detailing of the existing residence. Overall,
the project could be found consistent with the applicable policies of the Community Design
Element of the City's General Plan.

Given that the proposed addition would largely meet the setback requirements and only a small
portion of the new pantry and dining room would be permiued to expand in the setback area and
the existing setbacks (which would be maintained) can be found compatible with the sunounding
development pattern, staff believes that the Commission could find that the project as proposed
would not result in an adverse effect on the surrounding neighborhood.

b. The habitable capacity of the unit or units will not be increased beyond that previously existing;

The term "habitable capacity" is not defined in Chapter 14.82. However, reading that Chapter in
context, staff has traditionally interpreted the restriction in CMC 14.82.061on increasing
habitable capacity to refer to a restriction on adding additional dwelling units. (See e.g., CMC
14.82.010(3).) The property is presently developed with a single family dwelling. The project
would expand the overall square footage of the unit but would not result in an increase to the
number of units or families residing on the property. Given that the overall number of units on
the property would not be changed as a product of this project, staff believes that the
Commission could make this finding for the proposed project.
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c. The shortage of adequate housing within the City justifies the continuation of the nonconforming
use and authorization to make improvements necessary to upgrade the living conditions in the
unit or units.

In staff s interpretation, this finding requires the Commission to make a policy decision that the
beneficial purpose driving the expansion of a nonconforming use or structure outweighs the
purpose behind uniform application of the City's zoning regulations. CMC 14.82.061authorizes
expansion of a nonconforming use if the expansion will address the shortage of adequate housing
in the City. The existing single family dwelling is currently owner occupied and is intended to
remain that way at this time. Approval of the CUP would allow the owners to make
improvements and upgrade the living conditions in the single family dwelling. Maintaining the
existing housing stock is important given the jobs-housing imbalance that plagues most of the
South Coast. While the lot is large enough to accommodate up to two units under the current
zoning designation, any proposal to add units would require a discretionary approval by the
Planning Commission and there is no guarantee of an approval being granted to allow the
construction of an additional unit.

The existing residence exhibits characteristics of a Craftsman bungalow and may qualiff as a
historic resource. The desire to preserve one of the City's older residences could also justi$
allowing the non-conforming structure to continue to remain and be upgraded. Staff believes that
the Commission could find that the value in retaining historic development and providing a
j obs/housing balance, justihes the proposed improvements.

Given the conceptual analysis provided here, staff believes that the Commission could make the required
findings to grant a Conditional Use Permit to upgrade and expand the existing unit. In considering à
Conditional Use Permit, the Commission would also have the ability to add any special conditions they
see fit that would help to mitigate any potential impacts of such a project.

Alternatively, the Commission may determine that under the factual circumstances presented here,
uniformity with the City's zoning regulation is preferable to expansion of the nonconformities. In that
event, under Chapter 14.82, the existing nonconformities could be permitted to remain but any new
structures or added square footage would need to be stepped in an additional one foot six inches farther
than the wall of the existing structure along the Holly Avenue frontage. It appears this could be
accomplished with a slight reduction in the width of the garuge and study. The dining room, pantry and
stairs to the second floor would then shift to the north an additional one and one-half foot. It appears
this could be resolved relatively simply from a design standpoint.

Variance & Development Plan Modification

Occasionally, under unique circumstances, the Commission has used a Variance or Development plan
Modification to allow a development standard, such as a setback requirement, to be modified or reduced
in order to accommodate a project that could not otherwise be achieved. However, neither a Variance
nor a Development Plan Modification are the proper tools for this particular project given the legal non-
conforming circumstances of the existing structures. Even assuming, for argument sake, that these tools
could be used on a nonconforming property, the availability of Variances is limited to circumstances



File No. 09-1524-CON, Durtche Conceptual Review
PC Hearing Date: I l-02-09
Page No. I

prescribed by state law relating to unique constraints on a parcel. In the case of this project however,
there are no unique constraints on the property that would preclude the applicant from enjoying the same
basic development rights as those of adjacent property owners. Similarly, the City's provisions for a
Development Plan Modification are allowable only to accommodate certain types of development and
the project lacks any of the required rationale for granting a Development Plan Modification. Instead, a
Conditional Use Permit is the appropriate tool to use if the Commission wishes to allow the requested
project including the encroachment of new development into the setback.

VI. ACTION OPTIONS

l. Direct staff and the applicant to revise the project so that all new development meets the current
setback requirements; or

2. Direct staff and the applicant to proceed with a Conditional Use Permit to allow the requested
development and encroachment into the setback.

V[I. ATTACHMENTS

Exhibit I Preliminary Architectural Plans
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MINUTES, PLANNING COMMISSION
CITY OF CARPINTERIA
CARPINTERIA, CALIFORNIA

November 2,2009
Regular Meeting
Council Chamber

CALL TO ORDER and ROLL CALL
Chair La Fevers called the meeting to order at 5:33 p.m.

Commissioners Present:
David Allen, Vice-Chair
John Callender
Glenn La Fevers, Chair
John Moyer

Others Present:
Alexandra Bamhill, Deputy City Attomey
Nick Bobroff, Planner
Jackie Campbell, Community Development Director
Approximatelv nine interested persons

Commissioners Absent:
Jane L. Benefield

CALL TO ORDER &
ROLL CALL

PLEDGE OF ALLEGIANCE - Chair La Fevers called for the flag salute. PLEDGE OF
ALLEGIANCE

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS
Community Development.Director Jackie Campbell announced that a special
meeting on November l61h to discuss the Paredon Initiative had been rescheduled.
She sa the City Council meeting of November 23'd
or at a Oth. She added that City Hall would be
closed

INTRODUCTIONS,
PRESENTATIONS,
ANNOUNCEMENTS

CONSENT CALENDAR

Minutes of the regular Planning Commission meeting held October 5, 2009.

MOTION
Upon a motion by Commissioner Moyer, seconded by Commissioner Allen, the
Planning Commission voted 4-0 to approve the minutes of the regular Planning
Commission meetine held on October 5.2009.

CONSENT
CALENDAR

MOTION

PRESENTATIONS BY CITIZENS _None PRESENTATIONS
NE\ry PUBLIC HEARING

Durtche Residence Addition Planner: Nick Bobroff
Concept Review - 09-1524-CON

Hearing on the request of Bany Horwitz, agent for Robert Durtche, to consider
Case No. 09-1524-CON (application filed August 26,2009), for conceptual
review under the provisions of the Planned Residential Development (PRD-20)
Zone District to construct an addition to an existing residence partially located
within the street-side setback. The application involves APN 003-303-006,
addressed as 4791 Seventh Street. The conceptual review application is not
subject to review under the Califomia Environmental Qualþ Act (CEQA).

DISCLOSURE OF EX PARTE COMMUNICATIONS
Commissioner Moyer disclosed that he met with the applicant's agent Barry
Horwitz. He said Mr. Horwitz presented the project to him and asked him about a
couple ofissues.

STAFF PRESENTATION
Planner Nick Bobroffpresented the staff report. He provided a project
description, explaining that a legal non-conforming setback exists and the
applicant is asking to maintain the project setting through the use of a Conditional
Use Permit. He said that the ARB reviewed the project at a conceptual level and
commented that it wanted the second floor desigr simplified and the old structure
differentiated from the new. He explained why a Varíance and Development Plan
Modification would not be appropriate for allowing the encroachment into the
setback, one reason being that there is nothing unique about the propefy.

Deputy City Attorney Alexandra Bamhill explained the rationale for using a
Conditional Use Permit (CUP). She said the language under Chapter 14.82 of the
City's Municipal Code is not ideal, but 14.82.061 refers to improvements
extending the long-term use of a structure and if read in context supports staffs
interpretation. She explained that the language used was intended to refer to the

NEV/ PUBLIC
HEARING

09-1524-CON
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third element of the findings under a CUP.

Community Development Director Jackie Campbell explained that when CUP's
were reviewed in the past that staff was able to find that expansion of non-
conforming uses, additions, and alterations keep housing stock on the market and
improve units to a level that makes them adequate housing. She said the shortage
of housing (less than 2% of housing stock is vacant at any time in Carpinteria)
justifies the non-conforming use and is seen as beneficial. She explained that the
CUP would not include a monitoring requirement and would only be used to
authorize the structure.

PUBLIC HEARING OPENED
Chair La Fevers opened the public hearing at 6:03 p.m.

Barry Horwitz, on behalf of the applicant, said that the Draft Downtown Specific
Plan justifies their situation. He shared that the plan would reduce the required
12.5-foot side yard to l0 feet in areas where there is a large right-of-way and a
smaller street, and there is 20 feet ofperceived extra yard space on the property in
such a situation. He said that encroaching farther into the setback is a logical
extension ofthe addition and noted the largest factor in their favor is that the side
yard is not small. He said Public Works has no problem using an encroachment
permit to replace the fence after sidewalks are in, and further encroachment won't
be seen because all the properties on the street are doing the same. He stated that
the ARB's conclusion that the house is historic and should stand separate makes
no sense, especially with a preliminary report from an architectural historian
stating that any significance was Iost long ago. He said it would be better if all
blended in as one. In response to a question whether he's willingto install a
sidewalk, he answered that it would not be a deal breaker.

Rob Durtche, owner of 4791 Seventh Street, said he does not want to install the
sidewalk because he will lose privacy due to removal of a hedge. He noted there
are no sidewalks in many parts of the neighborhood, but if push comes to shove,
he said he would install them. He said when the house was remodeled in 2003 it
should have been bulldozed, and with the ARB's decision, he feels he is being
punished for making the house look cute. He said he doesn't want his home to
look like two homes. He noted that the future Draft Specific Plan calls for a l0-
foot setback.

Lynn Gates, 604 Holly Avenue, expressed support for the projects Barry Horwitz
has done in the neighborhood. She said all in her neighborhood are waiting for
the Downtown Specific Plan to happen and are delaying improvements to their
properties. She asked if a CUP can't allow improvements to happen, then what
can they do?

Michelle Medel Durtche, owner of 4791 Seventh Street, said the house has been
in her family for 100 years and belonged to her great grandmother. She said she
would be happy if Barry Horwitz's design was granted a CUP.

PUBLIC HEARING CLOSED
Chair La Fevers closed the public hearing at 6:20 p.m.

Community Development Director Jackie Campbell commented on the Draft
Specific Plan, explaining that it has taken a back seat to other priority work items.
She said Community Development and Public 'Works need to work together to
revive the plan and noted that many zoning regulations are part of the Zone Code
Update. She said it is conect that the side yard setback for a lot like the Durtche's
would be l0 feet. She explained that if the plan were approved by the City today,
it would still need l2 to l8 months to be reviewed by the Coastal Commission.
She noted that the Draft Specific Plan did envision full sidewalks in this area of
the downtown neighborhood.

The meeting was opened to the Commission's comments. Commissioner
Callender complimented the staff on the report. He encouraged staff to move
forward with the Downtown Specific Plan. the oroiect. he said in



MINUTES, PLANNING COMMISSION
CITY OF CARPINTERIA

November 2,2009
Page 3

general that he would be supportive of a CUP. He said he would like provisions
for a sidewalk added, noting that the area is very pedestrian unfriendly. He
offered his sympathies regarding the applicant's disagreement with the ARB.

Commissioner Moyer said that he has no problems with regard to the setback
issue. He said his personal preference is to let the sidewalk go, noting that the
nice thing about Carpinteria is that you can walk on the street and not fear for your
life. He commented that concrete is expensive environmentally.

Commissioner Allen stated that he has no problem extending the building to the
same extent as the rest ofthe structure. He said the ordinance interpretation is
strained but plausible, and he agrees with stafls interpretation. With respect to
structure and desigr, he said he would reserve judgment but that he likes variety.

Chair La Fevers expressed support for stafls reading ofthe ordinances and said it
appears there is a consensus from the Commission. He said there is a lot of value
to a community to encourage property owners to improve their properties. With
respect to the ARB's conceptual guidance, he said they are advisory and he puts
weight on their guidance, and it is important that the applicant work with them.
He said the project is a collaborative effort between the Durtches and the
community and he asked them to be positive and to keep an open mind.

Frontera Addition Planner: Nick Bobroff
Concept Review - 09-1517-CON

Hearing on the request ofBryan Poltard, agent for John Frontera, to consider Case
No. 09-1517-CON (application filed July l, 2009), for conceptual review under
the provisions of the Planned Residential Development (PRD-20) Zone District to
construct an addition to an existing multi-family dwelling partially located within
the front setback. The application involves APN 003-312-024, addressed as 4964
Sixth Place. The conceptual review application is not subject to review under the
California Environmental Quality Act (CEQA)

DISCLOSUR E OF EX PARTE COMMUNICATIONS - None

STAFF PRESENTATION
Planner Nick Bobroff presented the staff report. He provided a project
description, explaining that two existing structures will be combined to create one
triplex building. He noted that a 10-foot portion ofone ofthe existing structures
is located within the front yard setback and that a proposed stairwell is the only
new construction that will be within that same front setback. He explained why a

CUP and not a Variance is the appropriate tool for allowing construction to take
place within the setback. In response to a question about how combining two
structures into one was an improvement, he explained that filling in the space
between the two ties them together architecturally and removes the issue of non-
conformance as to distance between structures.

PUBLIC HEARING OPENED
Chair La Fevers opened the public hearing at 6:50 p.m.

Bryan Pollard, project architect and agent for the applicant, said the project was a

challenge. He said it is located on a unique roadway and it would help clean up
the area behind Linden Avenue. He said new windows will be installed
throughout the buildings, the stucco will be refinished and interesting arts and
crafts details will be added. He noted that the majority of the addition takes places
behind the 50 feet from street centerline setback.

PUBLIC HEARING CLOSED
Chair La Fevers closed the public hearing at 6:55 p.m.

Commissioner Allen said he could support the CUP for reasons stated previously
on the Durtche project. He commented that the ideas presented look good.

Commissioner Callender echoed Commissioner Allen's comments and said he
could see accepting the reasoning for prantine a CUP for the stairwell.

09-1517-CON
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l.O INTRODUCTION

This Historic Resources Letter Report for 47917th Street, Carpinteria, Califomia was
prepared for Rob Durtche. The project parcel is located at 4791 7th Street, in Carpinteria,
Califomia (APN 003-303-006) (Figures I e,Ð. Existing improvements include a one-
story house built in circa-1900 (Figures 3 - 4.1). The applicant proposes alterations to
the existing building. The study will document the historic context of the property and its
physical appearance today, as well as provide an assessment of its potential historic,
architectural, and cultural significance. If the property is found to be a potential historic
resource the report will assess the impact of the proposed project on the property and
provide mitigation measures, if necessary. The report was written by Pamela Post, Ph.D.,
primary author and Timotþ Hazeltine and follows the guidelines for Phase VII Historic
Cultural Resource Studies used by the City of Carpinteria.

2.0 HISTORY

2.1 Community History

It was during the first decade of the twentieth century that significant improvements had
been made to the region's transportation system, most notably the completion, in 1901 , of
the northem segment of the Southern Pacific Railroad Company's coastal route linking
Santa Barbara County to Northern Califomia and, in 1912, a causeway, built on Rincon
Road, linking Carpinteria to Ventura (the causeway provided automobiles with their first
reliable route to Carpinteria from Southem California). These improvements increased
the viability of Carpinteria's agricultural industry which expanded significantly during
this period. The expanding agricultural industry attracted new residents to the
community and resulted in the construction of new homes and businesses. The house at
47917th Stree! with its modest size, lack of architectural embellishments and vemacular
type architecture, is characteristic of many of the houses built during the early twentieth
century to serve the needs of Carpinteria's growing population of working and middle
class residents.

2.2 History of the Property at 47917th Street (circa 1900-2009)

The parcel at 47917th Street remained unimproved until a house was built on the
property in circa-1900 (building permits were not required in Carpinteria until the mid-
1950s, consequently there are no permits for its initial construction). The date of
construction for the house is based on type of construction materials that the house was
original built of, including its horizontal and vertical siding, post and pier foundation and
two-over-two wood sash windows and wood slider windows (the County Assessor's
office also dates the house to circa-1900). V/ith its lack of direct references to a
particular architectural style and use of standard low cost building materials of the day,
the house can be identified as vernacular in type (see Figures 3-4.1). A review of
photographs taken before its remodeling in 2003 indicates that the house has undergone
several alterations and modifications between its construction in circa-l900 and its

PosUHazeltine Associates
Historic Resources Letter Report
4791 7th Street I
Carpinteria, Cal ifomia
November 20,2009



made sometime before World War II). At sometime in the 1940s or 1950s the original
siding was replaced with a different type of horizontal siding. The most signihcant
alterations, however, occurred in 2003. Alterations and modifications made in 2003

include the replacement of the house's original siding with narrow horizontal composite
siding and the removal of the original post-and-pier foundation and its replacement with a

continuous concrete foundation (Figures 5 &,6). In addition, all of the original multi-
light wood sash and slider windows were replaced with vinyl clad slider and sash units.
Additionally, the front porch was completely rebuilt with new material, the original doors

replaced with new doors and the rear elevation redesigned with new fenestration. At the

rear of the house the porch, stairs and small, shed-roofed "pop-out" were removed.

3.0 SITE DESCRIPTION

3.1 General Description and Setting

The project parcel is a rectangular lot at the corner of Holly Avenue and 7th Street (see

Figure 2). The house is a one-story wood frame house set on a continuous concrete

foundation (see Figures 3 & 4). It is capped by a moderately pitched hipped roof covered

in composition shingles. Exterior walls are sheathed in narrow vertical board siding.

Fenestration is comprised vinyl clad sash and slider windows. The street façade (north

elevation), facing onto 7th Street, features a full length porch supported by square wood
posts. The porch shelters a centrally placed front door flanked by sash windows. The

east and west elevations feature a series of one-over-one sash and slider units. The rear

elevation is linear in configuration; a wood deck runs the length of the elevation.
Fenestration on the rear elevation is composed of three slider windows, flanked on the

east by a one-light door. The parcel is informally landscaped with lawns, shrubs and

trees. The remainder of the block is developed primarily with modestly scaled one and

two- story houses.

Alterations and Modifications

Since it was built in circa-l900 the house has undergone an extensive series of
alterations. At an early date (before World War II) a small shed-roofed addition, with a
porch and steps, were added to the rear of the house. This addition featured vertical
board siding. The original siding of the house appears to have been replaced, possibly
sometime in the 1940s or 1950s. In2003 the house underwent an extensive remodeling
which including replacing the siding, original doors, original windows, and original front
porch and the removal of the rear addition, porch and stairs, which were added after the

house's initial date of construction (Permit #003-303-006, 2003). Other modifications
included the installation of a continuous concrete foundation and the removal of the post

and pier foundation.
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4.0 PRELIMINARY ASSESSMENT OF THE HISTORIC SIGNIFICANCE OF
THE PROPERTY 

^T 
47917th Street

In order for property to be eligible for listing as a signihcant historic resource it must be able to
convey those qualities that make it historically significant. Therefore, it must retain its integrity
which means that the resource retains the essential qualities of its historic character. The
guidelines used by the City recognize five components of integrity: location, design, setting,
materials, and workmanship.

4.1 Application of the Integrity Criteria to the 47917th Street

Integrity of Location

Integrity of location means that the resource remains at it original location.

Built in circa- 1900, the house at 4791 7th Street has remained at its original location.
Therefore, the house retains its Integrity of Location.

Integrity of Design

Integrity of design meqns that the resource accurately reflects its original plan.
However, it is rare to find structures that have not been modified in some manner.

Therefore, the County guidelines recognize that building additions that accurately
incorporate design elements found in the original structure do not compromise a

building's integrity of design.

The house has undergone such an extensive series of alterations in 2003, including the
removal of its horizontal siding and original two-over-two and wood slider windows,
wood doors, porches and foundation, that it can no longer convey its original vernacular
type architecture. Therefore, the house no longer retains its integrity of design.

Integrity of Setting

Integrity of setting means those buildings, structures, or features associated with a later
development period have not intruded upon the surrounding area to the extent that the

original context is lost.

The neighborhood has undergone a many changes since the house was built in circa-
1900. These include the construction of houses and apartments. Because of these

changes the neighborhood can no longer convey its early twentieth century appearance.
Therefore, the property has not maintained its integrity of setting.
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Integrity of Materials

Integrity of materials means that the physical elements present are still present, or if
materials have been replaced, the replacement(s) have been based on the original.

V/ith the exception of its wood stud framing the house has not retained any of its historic
materials. Therefore, the house has not retained its integrity of materials.

Integrity of Workmanship

Integrity of Worlønanship means that the original character of construction details is

present. These elements can not have deteriorated or been disturbed to the extent that
their value as examples of craftsmanship have been lost.

The house at 47917th Street was built using standard construction materials of the day,

such as dimensional lumber and factory made windows and doors. Before its remodeling

in 2003 the house exhibited the standard level of craftsmanship found in modest houses

built during the hrst 20 yearc of the twentieth century. The removal of virtually all of the

house's exterior cladding, doors and windows, as well as its front porch, indicates the

house no longer can convey the character of its original workmanship. Therefore, the

house has not retained its integrity of workmanship.

Summary Statement of lntegrify

The house at 4791 7th Street has not retained its integrity of design, setting,

workmanship, or materials.

5.0 EVALUATION AND ANALYSIS

The house at 4791Fourth Street does not retain sufficient integrity to convey its original
vernacular type architecture, or its potential association with historical themes important to

Carpinteria. Because the house is in such a poor state of preservation it does not retain sufficient
integrity to require further evaluation in the form of a Phase I study.

7.0 SUMMARY AND CONCLUSIONS

A Historic Resources Letter Report prepared for 47917th Street, Carpinteria, California
by Post/Hazeltine Associates determined that the property does not retain sufficient
integrity to require further evaluation in the form of a Phase I study. Therefore,

implementation of the proposed project will not result in a significant environmental

impact.
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Figure 6: 47917th Street, East Elevation (before remodeling in 2003)


