
AGENDA ITEM # 8
REPORT #: 09-1486-CUPM/CDP

PLAI{NIT{G OMMI IOI{ STAFF REPORT

MEETING DATE: March 2,2009

Property Owner: Verna Carter

Applicant: Paul Wright, Island Brewing Co.

Project Location: 5049 Sixth Street

APN: 004-105-004

Zoningz General Industry (M) & Commercial
Planned Development (CPD)

General Plan Designation: General Industry (GI)

I. RECOMMENDATION

Adopt the attached Resolution, thereby approving Project Number 09-1486-CUpM/CDp to allow for
Island Brewing Company's requested modification to the hours of operation for the brewery and tasting
room and to allow for the addition of an outdoor patio enclosure to the tasting room.

ITEM FOR CONSIDERATION

Case No. 09-1486-CUPM/CDP

Request to modifu Island Brewing Company's existing Conditional Use permit and Coastal
Development Permit to allow the hours of operation of the public tasting room and brewery to be
extended and to permit the addition of a new outdoor patio enclosure for the public tasting ,oo-. The
project is located at 5049 Sixth Street.

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

Reviewed by: Jackie Campbell, Director
Community Development Department

SIGNATURE
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II. PROPOSED PROJECT DESCRIPTION

Conditional Use Permit Amendment: Two amendments are proposed to Island Brewing Company's
existing Conditional Use Permit (CUP). The first amendment would extend the hours of operation for
both the brewery and tasting room and the second amendment would allow for the addition of an
outdoor patio enclosure to the tasting room.

Under the current CUP, Island Brewing has permission to operate the brewery, including the tasting
room, between the hours of 8:00 a.m. and 9:00 p.m., seven days a week. Currently, brewing operations
take place between these hours. The public tasting room operates during the hours of 2:00 p.m. to 9:00
p.m. on weekdays and 11:00 a.m. to 9:00 p.m. on weekends.

Island Brewing is requesting to modiÛr the hours of operation so that the public tasting room would be
allowed to remain open until 10:00 p.m. seven nights a week and the brewery portion of the business
(which is not open to the public) would be allowed to operate until 12:00 a.m. on an as-needed basis in
order to allow more time for employees to finish general brewing duties. After 10:00 p.m., the doors to
the tasting room would be locked and the brewery would not be open to the public.

With respect to the second amendment, Island Brewing proposes to construct a750 square foot patio
enclosure in the paved area immediately in front of the tasting room entrance for use as an outdoor patio
for tasting room customers. The installation of an enclosed patio would allow customers to enjoy their
beverages outdoors while still being within a confined space (as required by the State Alcoholic
Beverage Control).

The patio enclosure would be constructed of two three and a haìf foot tall removable metal fences. The
fences would be attached to the warehouse building walls using a removable hinge system. The other
ends of the enclosure fences would feature removable pins or bollards that can be inserted into the
ground to hold the fences in place. The fences would be nine and a half feet and 16 feet long
respectively and would allow for six-foot openings to remain, adjacent to the railroad perimeter fence for
access in and out of the patio/tasting room. The fence enclosures would be designed to be similar in
style and colors to the metal trellises that hang over the tasting room entry.

The enclosures are designed to be removable so that they can be taken down and brought inside of the
building when the tasting room is closed. The removable design also allows the fences to be moved to
allow for deliveries of goods to the brewery and to accommodate emergency access requirements
pursuant to the Carpinteria-Summerland Fire Protection District's needs. The patio would remain paved
in asphalt. Lighting for the patio currently exists and is believed to be adequate; no new lighting is
proposed at this time. Patio furniture would include approximately nine chairs and three small tables
along with shade umbrellas and potted plants. The patio would require two additional parking spaces
based on the 1 space per 500 square foot parking ratio used for the brewery/tasting room.

Coastal Development Permit: A Coastal Development Permit is required for the above-described
project.

Plans are attached as Exhibit 1. Attachment B.
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III. BACKGROUND

Site Characteristics

Island Brewing Company occupies a 3,680 square foot tenant space in one of the two 50,000 square foot
multi-tenant commercial warehouse buildings bordered by Sixth Street to the north, Maple Avenue to
the east, the railroad tracks and Carpinteria State Park to the south and Linden Avenue to the west.
Specifically, Island Brewing Company resides in the southwest comer of the eastern warehouse building,
immediately adjacent to the railroad tracks (to the south) and the narrow alley (to the west) between the
two warehouse buildings.

The brewery currently operates entirely indoors. The brewery/manufacturing area, which occupies 2,640
square feet of the total 3,680 square foot tenant space, operates from 8:00 a.m. to 9:00 p.m. The public
tasting room, which is located at the entrance to the suite (facing the railroad tracks) and comprises
approximately 780 square feet of the tenant space is open Monday through Friday, from 2:00 p.m. to
9:00 p.m. and Saturday and Sunday, from l1:00 a.m. to 9:00 p.m. The remaining square footage is
devoted to a small offrce and restroom. Island Brewing employs seven people: three full-time and four
part-time employees and is considered a small brewely, having brewed 1,007 barrels of beer in 2008.
On a typical day,Island Brewing Company estimates they serve 30 customers with higher numbers on
weekends and holidays.

Currently, no on-site parking is provided for customers or employees of the brewery (although some of
the adjacent parking on the Carpinteria 

'Warehouse 
property to the east is utilized by customers and

employees in the evenings and on weekends). Island Brewing is assessed for 3.36 spaces in the
Downtown Parking and Business Improvement Area (PBIA) for City Parking Lot#3 and formerly
provided the balance of their required parking (four additional spaces for employees only) on-site. The
four on-site employee spaces were eliminated in 2007 when a four and a half foot high wood post and
rail fence with chain link backing was constructed along the shared property line between the Carpinteria
Warehouses and the railroad tracks. The fence was required as a condition to a previous agreement
between the warehouse property owner and the railroad. The fence effectively cut off vehicular access
from Linden Avenue to the Carpinteria Warehouses and eliminated all four of Island Brewing
Company's on-site parking spaces, thereby reducing the amount of parking provided by Island Brewing
to the 3.36 spaces paid for through the annual assessment to Parking Lot#3.

At some point after the new railroad perimeter fence was installed, Island Brewing began using the
paved area in front of the tasting room as a make-shift outdoor patio. The patio was never officially
permitted by the City or ABC and in the fall of 2008, during a routine inspection of the premises, ABC
notified Island Brewing that they must stop serving beer outside until proper approvals have been
granted by the appropriate agencies.

Proiect History

Island Brewing previously operated in the City at 4187 Carpinteria Avenue (in the Carpinteria Business
Park at the far west end of the City) under a Conditional Use Permit (00-950-CUp/CDp). In March of
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2005,Island Brewing received approval for a new Conditional Use Permit (05-1l98-CUP/CDP) to allow
them to relocate to 5049 Sixth Street (taking over a space formerly used by Tyco) and expand the size
and scope of their operations. This second Conditional Use Permit allowed the brewing, bottling, and
wholesale distribution of beer and added the operation of a small indoor tasting room/retail area. At the
time of apptoval, the tasting room was anticipated to include approximately four bar seats and three
tables with four seats each, for a total of 15 seats.

As part of the CUP application for the Sixth Street location, the Planning Commission considered
potential impacts such as parking, odors, intensification of use and consistency/compatibility with
adjacent uses. The Planning Commission, in their deliberation, found that the use would be compatible
with the allowed uses in the zone district and would be of similar or lighter intensity of use to the
adjacent, mostly light industrial uses. Similarly, they were able to find that the use would not be
injurious to the health, safety or welfare of the neighborhood because of noise, odor, dust, smoke,
vibration, danger to life or property or other similar causes.

To ensure compliance and consistency with the required findings, several special conditions were
required, including the following:

o A requirement that Island Brewing comply with an Odor Abatement Plan (dated January 15,
2001 and submitted to the Santa Barbara County Air Pollution Control District);

o The provision of four on-site parking spaces for employees and the installation of a directional
sign encouraging patrons to park in City Parking Lot #3. (Island Brewing was also required to
pay an annual assessment in City Parking Lot#3 for 3.36 spaces);

o A restriction on the hours of operation (8:00 a.m. to 9:00 p.m.) for the brewery and tasting room;
o A prohibition against consuming any alcohol onsite other than that manufactured onsite;
o A prohibition against allowing any onsite food service; and
o A prohibition against any live entertainment or television (with certain exceptions).

Island Brewing submitted their curent application to modify the hours of operation and add an outdoor
patio on January 21,2009.

Architectural Review Board

The Architectural Review Board (ARB) reviewed the proposed patio addition and fence enclosures at
their February 72,2009 meeting. The Board was supportive of the new patio enclosure and only asked
that dimensions, materials and finishes for the enclosure structures be called out on the plans. As part of
their review, the Board also considered the appearance of the patio itself. They felt that retaining the
asphalt "as is" was fine and that the applicant's proposed outdoor furniture and potted plants were
suffrcient for creating an allractive patio space. Ultimately, the Board recommended preliminary
approval to the Planning Commission with the following comments:

use 2x2s for the pickets and 3x3s for the posts of the fence enclosures;
Use round end caps (4x4s) on the fence enclosures; and
Match the colors of the enclosures to that shown on the plans.

a

a

o
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IV. ENVIRONMENTAL

This project is categorically exempt from environmental review pursuant to Section 15303(c & e) [the
construction and location of: a.) a store, motel, restaurant or similar structure not involving the
significant use ofhazardous substances and not exceeding 2,500 square feet in floor area; and b.)
accessory (appurtenant) structures including garages, carports, patios, swimming pools and fences)]
of the Guidelines for the implementation of the California Environmental Quality Act (CEeA). Class
3 Categorical Exemptions consist of the construction and location of limited numbers of new, small
facilities or structures; installation of small new equipment and facilities in small structures; and the
conversion of existing small structures from one use to another where only minor modifications are
made in the exterior of the structure.

For more detail, see the attached Notice of Exemption included as Exhibit 2.

V. ANALYSIS

The proposed project involves modifying the hours of operation of the existing brewery and adding an
outdoor patio enclosure to the tasting room. As such, staff has reviewed the project in terms of its
compliance with the development standards of Chapte r 14, Zoning, of the Carpinteria Municipal Code,
and with the policies and objectives of the General PlarVCoastal Land Use Plan.

Carpinteria Municipal Code Requirements

Hours of Operation

The City's Municipal Code does not include any provisions explicitly restricting the hours of operation
for businesses selling alcohol. Nor does state law restrict business hours (aside from section 25631 of
the State Business and Professions Code, which prohibits the sale of alcohol between the hours of 2:00
a.m. and 6:00 a.m.). However, it is nonetheless routine for the City to review and condition the hours of
operation for businesses that operate with an ABC license, usually as part of a business license or letter
of convenience to ABC. In the case of Island Brewing, the City reviewed and conditioned the
applicant's proposed hours of operation for the brewery and tasting room as part of their overall review
of the Conditional Use Permit.

As part of their action on the requested CUP, the Planning Commission conditioned Island Brewing to
limit the hours of operation for the brewery, including the tasting room, to no earlier than 8:00 a.m. and
no later than 9:00 p.m. In a review of the project file, Planning Commission staff report and minutes
from this project, it appears that atthe time of project submittal, the applicant envisioned allowing the
tasting room to operate from 11:00 a.m. to approximately 8:00 p.m. No other discussion/analysis with
respect to hours of operation could be found in the files.

Island Brewing is now proposing to extend their business hours for the brewing operation until 12:00
a.m. (midnight) and 10:00 p.m. for the public tasting room. The new 10:00 p.m. closing time for the
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tasting room would allow for one additional hour of sales to the public. The brewery would be closed to
the public at 10:00, allowing employees to complete brewing duties, as needed, up until 12:00 a.m.

CDD staff has discussed the proposed new hours of operation with code compliance staff, local law
enforcement and ABC staff and has not received any objections to the change in business hours. The
brewery's location in the industrial warehouse complex buffers it from sensitive uses such as residences.
Additionally, the proposed closing time for the tasting room would be comparable to the typical closing
time of restaurants along Linden Avenue and the evening curfew time for the adjacent state park. While
brewing operations would be allowed to continue until midnight, these operations would take place
entirely indoors and do not generate noticeable amounts of noise outside of the building and would
therefore not create a nuisance situation. No noise or nuisance complaints against Island Brewing have
been filed with the city to date, according to code compliance staff.

Given the above discussion, it appears the proposed 10:00 p.m. closing time for the tasting room and
12:00 a.m. closing time for the brewery are acceptable and can be supported. When and if the
Commission grants approval of the requested changes to the hours of operation, the applicant would then
have to apply for and receive approval of a Condition Modification Request from ABC before the
change to the hours ofoperation could take effect.

Chapter 14, Zoning

Patio Enclosure

Island Brewing proposes to add a750 square foot outdoor patio enclosure to the tasting room. The
enclosure would allow brewery customets to consume alcoholic beverages manufactured onsite on an
outdoor patio. The enclosure would be located in front of the tasting room entry, between the building
wall and railroad perimeter fence (which would essentially make up two of the sides of the patio
enclosure). The remaining two sides would be enclosed using two three and a half-foot tall metal fences,
similar in appearance to the existing trellis that hangs over the tasting room entry. The two fences would
be nine and a half feet and 16 feet long respectively, which would allow for a six-foot wide open
walkway to be maintained, parallel and immediately adjacent to the railroad perimeter fence.

The fences would be designed to be removable so that they can be taken down when the tasting room is
not open and also moved out of the way to allow for deliveries to the brewery and,lor for emergency
situations. The fences would be held in place during use with a removable hinge system attached to the
exterior of the building and removable bollards at the other ends of the fences. Each fence would also be
outfitted with wheels so that it could be easily rolled in and out of the brewery before and after tasting
room hours.

The patio would be improved with potted plants and wooden patio fumiture, including nine chairs and
three small tables that can be outfitted with umbrellas for shade. The plants and fumiture, like the fences
themselves would be brought inside of the brewery when the tasting room is not open. The new patio
area would add an additional parking demand according to the City's standards. Using the same one
space per 500 square feet ratio employed for the brewery and tasting room, the new patio would add an
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additional demand for two spaces, bringing the new total required number of parking spaces up to 9.36
spaces (from 7.36).

The portion of the building occupied by Island Brewing is zoned Commercial Planned Development
(CPD) and is therefore subject to the standards of CMC Chapter 14.20. Accessory uses, such ãs a patio,
can be permitted in the CPD zone but are subject to the setback standards of the CPD zone district. In
this case, the proposed patio enclosure would be located along the side yard of the subject parcel and
since there are no required side yard setbacks in the CPD zone, the patio may extend all the way to the
side property line.

The new metal fences that make up the patio enclosures would be subject to the provisions for new
fences, as outlined in CMC Chapter 14.50.050. According to this code section, in non-residential
districts, fences are required to be reviewed by the ARB as part of the larger review process (in this case,
the Conditional Use Permit amendments) and the following two findings are to be made:

a. That the design and materials of the proposedfence ore compatible with adjacent property
fences and the surrounding neighborhood,. and

b. That the proposedfence shall not impede vision or create a hazardous condition for motor
vehicles, bicyclists or pedestrians.

In this case, it appears both of these findings can be made. The ARB reviewed and recommended
approval of the design of the fence enclosures. They noted that while the fence was not the same in
design as the adjacent railroad perimeter fence (which is a wood fence backed by chain link), it was
attractive and creatively designed to meet the requirement that it be removable. The ARB also felt that
the design of the fence was compatible with the existing setting as it would be similar in character to the
overhead trellis. With respect to the second finding, the new fence enclosure would actually help to
avoid a dangerous situation by creating a confined outdoor space within which alcoholic beverages can
be consumed and thereby separating patrons from the adjacent parking lot, railroad tracks and Linden
Avenue. The outdoor consumption of alcoholic beverages at this location could not be permitted by the
ABC unless the patio is enclosed.

The design of the patio would also have to be consistent with ABC's specifications for outdoor patios
and the Carpinteria-Summerland Fire Protection District's emergency access requirements for the
Carpinteria'Warehouses. Generally, ABC considers wrought iron, permanent planters, stanchions and
rope, stucco walls, wood fences and similar structures to be acceptable. ABC prefers that the entry
openings into the patio be no more than five to six feet wide, the barriers surrounding the patio be at
least three feet six inches high and that customers not be able to walk through the banier(s). For the Fire
District, the fences must be movable and not block access through the locked fire gates installed in the
railroad perimeter fence. Fire Prevention Officer Ed Foster from the Fire District has reviewed the
proposal and verbally indicated that it will comply with the Fire District's needs. Diana Lentz,
Licensing Representative II, with ABC, has reviewed the preliminary plans for the patio and confirmed
that they meet ABC's minimum design specifications.

Given the above discussion, the patio would be consistent with the City's Municipal Code requirements
as well as the design standards and considerations of ABC and the Carpinteria-Summerland Fire
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Protection District. If the patio enclosure is approved, the applicant would have to formally receive
approval of their Premises Expansion Request from ABC before the patio could be occupied.

Parking

As noted previously in the staff report, Island Brewing was required to provide and maintainT.36 spaces
for the original brewery and tasting room operations. As approved by the Planning Commission, four of
those spaces were to be provided onsite and restricted to employees only and the remaining 3.36 spaces
were ofßet through the continued payment of an annual assessment for City Parking Lot#3 (inherited
from the previous tenant). With the construction of the railroad perimeter fence in 2007,the four onsite
parking spaces credited to Island Brewing were eliminated and to date, have not been offset through
other means. The new 750 square foot patio enclosure proposed by the applicant would function as an
extension to the tasting room and would require the provision of two additional parking spaces.

Additionally, the Building and Safety Division will require the provision of an accessible parking space
on the Carpinteria Warehouse property to make up for the loss of an accessible path of travel from
Linden Avenue due to the new railroad fence. The proposed location of the accessible parking space and
required loading zone would occupy two of the existing onsite spaces to the east of the proposed patio
enclosure and would result in the net loss of one parking space (due to the loading zone).

To offset the existing parking deficit created by the loss of the four onsite parking spaces as well as the
loss of the one additional onsite space for the new accessible parking space/loading zone, staff
recommends the Planning Commission amend Island Brewing Company's annual assessment for City
Parking Lot #3 so that they are assessed for 8.36 spaces rather than3.36 spaces. The assessment for five
additional spaces would cost the applicant an additional $255.00 ayear,but would bring Island
Brewing's parking back into conformance with the original Conditional Use Permit approval. This
would benefit Island Brewing (as well as any future tenant(s) of the Island Brewing tenant space) by
ensuring that they have credit for the minimum number of spaces required for the 3,680 square foot
tenant space based on the standard one space per f,rve hundred square foot parking ratio used for
manufacturing-type uses and downtown commercial businesses.

Modif ing the assessment appears to be a fair solution to the parking deficit created by the construction
of the railroad fence and the conversion of one existing space into an accessible space given that Island
Brewing's previous four onsite parking spaces were eliminated through no fault of their own and the
new accessible space would eliminate one of their neighboring tenants' existing onsite parking spaces.
The new accessible parking space is required for the patio extension and would essentially replace the
accessible space on Linden Avenue, just north of the railroad tracks, since a disabled person in a
wheelchair can no longer directly access Island Brewing from Linden Avenue along the narrow path
between the railroad fence and the warehouse building wall.

With respect to the parking required for the new patio, any new required parking would typically be
provided onsite or compensated through payment of the $21,600 per space Development Impact Fee
(DIF) for Parking in the Downtown "T." The DIF was adopted by the City Council as a means to allow
new development to take place in the City's downtown without requiring all of the needed parking to be
provided onsite. The money collected by this DIF would be put towards the future acquisition of



File No. 09-1486-CUPM/CDP, Island Brewing Co.
PC Hearing Date: 3 -02-09
Page No. 9

additional surface parking lots in the downtown or the future constuuction of a patking garage on one of
the existing surface lots. In the case of Island Brewing, the two additional spaces cannot be provided on
site due to the presence of the railroad perimeter fence and the lack of any additional space on the
property that is suitable in size to accommodate additional parking. This would, by default then, appear
to require the payment of the Parking DIF for the two ne\Ã/ spaces required for the patio enclosure.

The payment of the DIF for these two spaces would total a onetime fee of $43,200 andwould run with
the property (as opposed to the tenant), thereby granting the Carpinteria'Warehouse a parking credit for
two spaces. This would effectively meet the City's parking demand for the applicant's new patio.
However, given the unique nature of Island Brewing Company's circumstances, it may be appropriate
for the Commission to consider a third option in this instance and allow a modification to the parking
requirements fol the patio enclosure component of this project. Through the Conditional Use Permit as
a planning tool, the Commission may consider including the two additional spaces in a revised annual
assessment for Parking Lot #3 (thereby increasing their total assessment to 10.36 spaces) or waiving the
requirement for the two additional spaces entirely. Some of Island Brewing Company's unique
circumstances that warrant this type of modification are discussed below:

o The new patio would be a temporary, removable structure. In the event that Island Brewing were
to move or leave this space, the use of the patio would be discontinued. As the warehouse has
traditionally been a manufacturing space, any non-manufacturing use would require a
discretionary approval to occupy the space, thereby allowing the Planning Commission to
reconsider parking requirements for a new use;

o Island Brewing Company is largely frequented by local residents. According to the applicant, of
the 553 patrons surveyed between October 10 and December 10,2008, approximately 60yo of
them walked or rode their bikes to visit the brewery;

' The tasting room is only open in the afternoons and evenings (2:00-9:00 p.m., M-F and l1:00
a.m.-9:00 p.m., Sat-Sun) when many of the adjacent businesses in the Carpinteria Warehouses
are closed or operate with a reduced staff. 'While it has not been approved or officially
acknowledged by the City, it appears Island Brewing staff (and possibly customers) utilize some
of their adjacent tenants' onsite parking spaces in the afternoons, evenings and weekends;

o A recent parking survey conducted in December 2008 for the downtown area found that parking
Lot #3 was at or above capacity on weekdays up until about 1 :00 p.m. Occupancy would then
drop throughout the rest of the day, down to about 20-25% occupancy in the evenings after 5:00
p.m. On weekends, Parking Lot #3's occupancy hovers around 10-20% (though this survey was
conducted outside ofthe peak tourist season).

o For local residents to the east of downtown and for visitors from the State Park to the downtown,
a new trail has been approved to provide a pedestrian link from these areas directly to Linden
Avenue, just south of the railroad tracks. This additional connection may also contribute to
offsetting parking demand for this business and for businesses in the downtown in general.

Given these factors, it appears that granting a modification to the parking requirement to either add the
additional two spaces to the annual assessment for Parking Lof #3 or waiving the required parking for
the patio entirely is appropriate. If, on the other hand, the Commission decides that Island Brewing
should pay the Parking DIF for the two new spaces, the applicant would have the ability to appeal ihe
decision to the City Council to ask for a reduction, adjustment or waiver pursuant to CMC Chãpter
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1 5 . 8 0. I 00. However, the decision whether to reduce, adj ust
City Council's discretion.

or waive these fees is entirely within the

General Plan/Coastal Plan

The project has a General Plan/Coastal Plan designation of General Industry (GI) and is subject to the
following objectives and policies:

LAND USE ELEMENT

Policy LU-ld: Ensure that the type, location and intensiÍy of land uses planned adjacent to any parcel
designated open space/recreation or agriculture are compatible with these public resources andwill not
be detrimental to the resource.

Island Brewing is located across the railroad tracks from Carpinteria State Park/Linden Field, which will
soon include the new Tomol Park as well. This area is designated Open Space/Recreation (OSR) in the
City's General Plan. The new patio site, which would be enclosed by fences and located upon an
existing driveway/parking lot, is separated from the OSR-designated parcels by the railroad tracks. The
compatability of the new Tomol Park being located adjacent to Island Brewing was considered at the
time of the Tomol Park discretionary review process. Aside from revising the heights of some of the
features of the park in order to maintain ocean views from Island Brewing, no other compatability issues
were raised.

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

Policy LU-3d: Establish a commercial sector that balances the retail and service needs of citizens and
tourists.

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

Policy LU-3g: Provide þr a range of business activities that bring vitality, revenue and employement
to Carpinteria and are compatible with its small town character.

The Island Brewing Company relocated to Carpinteria's downtown in 2005 and since that time has built
a steady following amongst locals and visitors alike. The tasting room has become a popular venue and
helps to draw folks into the downtown core. The extended hours of operation for the tasting room along
with the new patio enclosure would further help to draw people into the downtown and encourage them
to stay longer.

Policy LU-3h: Develop land uses that encourage the thoughtful layout of transportation networks,
minimize the impacts of vehicles in the community and encourage alternative means of transportation.
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Policy LU-3i: Ensure the provision of adequate services and resoltrces, including pqrking, public
transit and recreational facilities, to serve proposed development.

As noted above, Island Brewing has a popular following amongst Carpinteria residents, many of whom
walk or ride bikes to visit the brewery. The brewery and tasting room is also located within a short walk
of public parking along Linden Avenue and City Parking Lot#3. The tasting room is open during the
afternoons but is most popular during the evenings and weekends when most of the adjacent businesses
in the Carpinteria Warehouses and the surrounding light industrial buildings are closed. Therefore, the
parking demand generated by Island Brewing customers does not appear to overlap much with the
parking demands for the adjacent businesses. This is confirmed by the recent parking counts conducted
by Walker Parking Consultants during December 2008, which found that City Parking Lot#3 is most
busy during weekdays up until about 1:00 or 2:00 p.m. and is signihcantly less busy beginning at 3:00
p.m. on weekdays and continuing into the evening and all day on weekends in the winter months.

Given these factors, it appears that adequate parking resources for Island Brewing cusromers are
currently available and the extra two parking spaces required for the patio could be easily absorbed by
the current parking stock. As part of the project, the City would also ensure that an accessible parking
space and path of travel was established on the property, thereby providing a reasonable access path for
disabled persons. To help ofßet the lack of onsite parking and as a matter of convenience for local
Island Brewing customers, staff recommends the Planning Commission condition the CUP approval to
require the provision of additional bioycle racks by the applicant.

C OMMUNITY DESIGN ELEMENT

Objective CD-3: The design of the community should be consistent with the desire to protect views of
the mountains and the sea.

The proposed fence enclosure would be approximately three and a half feet tall. The adjacent railroad
perimeter fence is approximately four and a half feet tall. Therefore, the new fences would not
obstruct views of the ocean. In fact, the installation of a patio enclosure in front of the tasting room
would allow patrons to sit outside of the tasting room and enjoy views of the sea.

Objective CD'72 Enhance and maintain the Linden Avenue downtown core, the Carpinteria Avenue
commercial core, the Eugenia Professional ffice area, the Casitas Vittage, Sheppard's Place Shopping
Center and the Cindy Lane/Mark Avenue industrial park districÍs.

Objective CD-10: Areas with attractive frontage designs should be maintained. New development
should be carefully planned withfrontage areas, which maintain and enhance the quality of
C arpinteri a's s tr e e t s c ape.

The new patio and extended tasting room hours could add more opportunities for residents and
visitors to visit the brewery and the downtown in general. The ARB reviewed the design of the metal
fence enclosures and proposed patio furniture and landscaping and felt that the proposed
improvements would be a welcome addition to the downtown.
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Subarea 2a. The Downtown Core District

Objective CDS2A-I: Preserve and strengthen the visual and physical connections befween the
downtown and the beach, mountains and other neighborhoods.

Objective CDS2A-2: Preserve and enhance the downtown's historic status as the center of commercial
activity in the City by encouraging a range of uses that serve both residents and visitors.

Island Brewing has been operating at its current location on Sixth Street for approximately four years
and has become a popular destination for residents and visitors alike, bring added business and foot
traffic to the downtown. Island Brewing's previous (unofficial) patio was enjoyed by many of their
patrons and the return of the patio would likely encourage more business for the applicant. With respecr
to Objective CDS2A-1 (above), the creation of the patio would offer patrons the chance to enjoy the
weather and the views across the railroad tracks and state park to the ocean while supporting a local
Carpinteria business.

NOISE ELEMENT

Objective N-5: The City will minimize the fficts of nuisance noise fficts on sensitive land uses.

The Island Brewing Company is located within the City's general industrial area. The brewery is located
in the midst of a multi-tenant light industrial warehouse and adjacent to the railroad tracks. No sensitive
land uses, such as residences are located in the immediate vicinity. The brewing operations take place
entirely indoors and cannot be heard from outside of the building. Therefore, allowing the brewing
operations to continue up to midnight would not result in nuisance noise effects for the community. The
proposed outdoor patio and extended tasting room hours would not result in a nuisance noise effects as
the proposed 10:00 p.m. closing time is in keeping with the hours of other restaurants along Linden
Avenue and the state park campground's night time curfew. The state park campground would also be
largely buffered from the patio by the railroad tracks, the recently-approved Tomol Park and Linden
Field.

VI. DEVELOPMENT IMPACT FEES

The project would not require the payment of any Development Impact Fees as no additional square
footage is being added to the building.

VII. ACTION OPTIONS

1. Approve Project Number 09-1486-CUPM/CDP to modifli Island Brewing Company's existing
Conditional Use Permit and Coastal Development Permit and adopt the Findings in Exhibit 1,
Attachment A and Conditions of Approval as proposed in Exhibit 1, Attachment C. (staff s

recommendation)

2. Direct the applicant to prepare project revisions and retum to the next Commission meeting.
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3. Conceptually deny the project as proposed. Direct staff to retum with findings for denial to the
Planning Commission's next meeting.

VIIL ATTACHMENTS

Exhibit I Resolution PC-09-002
Attachment A - Findings
Attachment B - Project Plans
Attachment C - Recommended Conditions of Approval

Exhibit 2 Notice of Exemption

Exhibit 3 Site Photographs
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RESOLUTION NO. PC-09-OO2

A RESOLUTION OF THE CITY OF CARPINTERIA PLANNING COMMISSION
APPROVING THE CONDITIONAL USE PERMIT MODIFICATION AND

COASTAL DEVELOPMENT PERMIT NO. 09.1486-CUPM/CDP TO MODIFY
THE HOURS OF OPERATION FOR THE BREWING OPERATIONS AND

TASTING ROOM AND ALLOW THE ADDITION OF AN OUTDOOR PATIO
ENCLOSURE TO THE TASTING ROOM AT A BEER MANUFACTURING
BUSINESS IN AN EXISTING COMMERCIAL WAREHOUSE BUILDING

LOCATED AT s049 SrXTH STREET (ApN 004_10s_004)

REQUESTED BY PAUL WRIGHT,ISLAND BREWING COMPANY

\ryHEREAS, the Carpinteria Planning Commission previously approved a
Conditional Use Permit and Coastal Development Permit on March 7,2005 to allow the
establishment of a beer manufacturing, bottling and wholesale business and the
associated operation ofa tasting room and retail sales area; and

WHEREAS, the Carpinteria Planning Commission has considered an application for
a Conditional Use Permit Modihcation and Coastal Development Permit filed by Paul
wright on behalf of Island Brewing Company on January 21 , 2009 to change the
previously approved hours of operation for the brewery and tasting room and to add an
outdoor patio enclosure to the tasting room; and

WHEREAS, the application was subsequently deemed complete and accepted by
the City as being consistent with the applicable submittal requirements on February
20,2009; and

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

\ryHEREAS, the project is categorically exempt from the California Environmental
Quality Act pursuant to Section 15303(c & e) of the California Environmental Quality
Act Guidelines; and

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

NOW THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES AS
FOLLOWS:

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

RESOLUTION NO. PC-09-OO2
Island Brewing Company, March 2, 2009
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2. The Conditional Use Permit Modification and Coastal Development Permit for the
project shown in Attachment B are approved subject to the conditions set forth in
Attachment C.

3. The attached Conditions of Approval to this Conditional Use Permit Modification and
Coastal Development Permit, shall supersede the Conditions of Approval of the prior
Conditional Use Permit and Coastal Development Permit (Project No. 05-1198-
CUP/CDP) approved on March 7,2005 by Resolution No. PC-05-002.

PASS ED, APPROVED AND AD OPTE D this 2"d d,ay of March 2009, by the following
called vote:

AYES: COMMISSIONERS:

NOES: COMMISSIONER(S):

ABSENT: COMMISSIONER(S):

Glenn La Fevers, Chair

ATTEST:

Jackie Campbell, Secretary

I hereby certdy tlrøt theforegoing Resolution was duly and regularly introducetl ancl
adoptecl at ø regular meetíng of the Planníng Commission of the Cíty of Carpinterict
held the 2ud tlay of March 2009.

RESOLUTION NO. PC-09-OO2
Island Brewing Company, March 2, 2009
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PLANNING COMMISSION HEARING
PROJECT NO. O9-1 486.CUPMiCDP

5049 Sixth Street
March 2.2009

ATTACHMENT A: FINDINGS
(Island Brewing Company)

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

1.0 Administrative Findings

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

1.1 Procedures

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

a. An application for a Conditional Use Permit Modihcation and Coastal
Development Permit was submitted on January 2I,2009, and deemed
complete and accepted by the City as being consistent with the applicable
submittal requirements on February 20,2009. 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 O9-OO2
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1.2 California Environmental Quality Act

The Planning Commission finds that the project is categorically exempt from the
California Environmental Quality Act pursuant to Section 15303(c & e) [the construction
and placement of an outdoor patio to an existing use] of the Guidelines for the
Implementation of the Califomia Environmental Quality Act.

1.3 Conditional Use Permit

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

Island Brewing Company's beer manufacturing facility and tasting room/retail sales
area occupies an existing 3,680 square foot tenant suite in a light industrial
commercial warehouse in the City's Commercial Planned Development/General
Industry zone districts. The new patio enclosure would be located entirely on private
property, would occupy a space that is currently used only as a large walkway area
between the warehouse building and the railroad perimeter fence and would be
consistent with applicable zoning regulations as well as Alcoholic Beverage Control
and Carpinteria-Summerland Fire Protection District specifications. The required
parking for the existing use and the new patio extension has been met through a series
of modifications to the applicant's parking arrangement, including the provision of an
onsite accessible parking space.

The provision of the new patio addition to the tasting room and the extended hours of
operation for the tasting room and beer manufacturing facility would not result in a
significant change in the intensity of use of the facility, which would remain,
primarily, a beer manufacturing business. Therefore, the site is adequate in size and
shape to accommodate the proposed use.

2. The sitefor the proposed use is served by streels and highways thaÍ are properly
designed to caryy the type and quantity of trafrtc generated by the subjecr use.

The proposed project is located off of Linden Avenue and Sixth Street and is
presently served by existing improved streets. The existing road system can
adequately serve this project without a decrease in the existing Levels of Service of
project area roadway segments and intersections. The number of weekly delivery
truck and customer trips associated with the brewery and tasting room would not
significantly change as a result of the addition of the patio enclosure and extended
hours of operation and would remain within the normal range of vehicle traffic
generated by other uses in the same zone districts.

3. The granting of the permit will not materially adversely affect such necessary
community services as sewage disposal, fire protection, water supply and police
protection.
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The project does not have the potential to adversely affect these services in that these
services will continue to be available to the existing commercial warehouse building.
Agencies potentially affected by this project have been notified and have indicated an
ability to serve the project. There are no special conditions from the Carpinteria
Valley Water District or Carpinteria Sanitary District. The Carpinteria-Summerland
Fire Protection District has reviewed the project and verbally indicated that the design
and location of the patio enclosure will not conflict with their use of the fire gates
installed in the railroad perimeter fence or their emergency access requirements for
the warehouse buildings. Local law enforcement staff has also reviewed the project
and has not voiced any opposition to the proposal. Finally, the Alcoholic Beverage
Control has reviewed preliminary plans for the patio enclosure and indicated they are
consistent with ABC design standards. ABC will grant their formal approval of the
change to the hours of operation and the patio extension once the City has approved
the project.

4. The granting of the permit will not be detrimental to the health, safety and general
welfare of the neighborhood.

The proposed use has been reviewed by CDD staff and the applicable special districts
and agencies to ensure consistency with applicable Municipal Code standards and
special district/agency requirements. The new outdoor patio would be enclosed on all
four sides and designed in a manner consistent with ABC requirements, while still
maintaining adequate emergency access to the site fol the Fire District.

Given the brewery's location within an existing industrial warehouse complex and
adjacent to the railroad tracks and the City's downtown, it is not anticipated that the
extended business hours or new outdoor patio would have a negative effect on the
surounding community. The outdoor patio and tasting room would close at 10:00
p.m. which is in keeping with the closing times of many of the restaurants along
Linden Avenue and the night time curfew for the adjacent state park campground
(across the railroad tracks). The closest residences to the tasting room/patio are
located at least 360 feet away on the opposite side of Linden Avenue. Brewing
operations would be allowed to continue up until 12:00 a.m. but would take place
entirely indoors and cannot be heard from outside of the building. Deliveriei take
place during more typical business hours (8:00 a.m. to 5:00 p.m.).

In addition to the Special Districts' conditions, conditions to ensure the project is not
detrimental to the health, safety and general welfare of the neighborhood have been
included in the Conditional Use Permit Modification. These conditions include
requiring all openings to the business to be closed at 10:00 p.m. to ensure noise
associated with brewing activities does not escape the building after the tasting room
has closed, requiring the provision of outdoor ashtrays on the patio for cigarette
waste, requiring all fence enclosures, patio furniture and potted plants to be brought
inside when the tasting room is not open, prohibiting the use of amplified music on
the outdoor patio and requiring the continued compliance with the APCD Ooor
Abatement Plan.
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5. The proposed use is consistent with the Coastal Plan, General Plans and applicable
Specific Plan(s).

The manufacturing of beer and the associated tasting room is consistent with the
site's General Industry (GI) Land Use designation and the Commercial Plannec
Development/lndustrial (CPD/M) zoning designations with the approval of a
Conditional Use Permit. The new patio and the extended hours of operation would
not result in any significant change in the intensity of use beyond that already
permitted under the original Conditional Use Permit for the site. 'With the granting of
the modifications to the parking arrangement, all aspects of the project would be
consistent with the applicable zoning regulations.

As discussed in the staff report, the project would also be consistent with the
applicable policies of the City's General Plan. The new patio and extended hours of
operation would help to encourage more business in the downtown, consistent with
the applicable Land Use Element policies, The design and layout of the patio was
found to be consistent with applicable policies encouraging the protection of ocean
views and the desire for new development to be attractively designed. The location
of the brewery relative to sensitive land uses ensures that nuisance noise impacts
associated with the brewery or tasting room/patio would be minimal. A more detailed
analysis of the project's conformity with the Objectives and Policies of the City's
certified General Plan/Coastal Land Use Plan is presented in the staff report prepared
for the Planning Commission hearing of March 2,2009, and herein incorporated by
reference.

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

The project site does not contain any environmentally sensitive habitat area and the
project does not have the ability to impact fish or wildlife as it involves changing the
hours of operation for an existing use and creating a patio enclosure within an
existing paved area formerly used as a driveway and parking lot. There are no known
sensitive resources, native vegetation or specimen trees that would be impacted as a
result of this project.

As part of the previous two Conditional Use Permits granted to Island Brewing, the
brewery was required to comply with an Odor Abatement Plan that was submitted to
and approved by the Santa Barbara County Air Pollution Control District (APCD).
This condition has been carried over to this current CUP as well. To date, Island
Brewing has not had any complaints or infractions filed against them with the APCD
with respect to odors, emissions or other types of air pollution.

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

There are no known easements on the property for public access or public agencies.
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.

8. Any other conditions which are reasonably necessary to protect the public peace,
health, safety and general welfare.

The following conditions have been added to the recommended conditions of
approval in order to ensure the public health, safety and welfare:

1 5 . The applicant shall comply with all requirements of the Odor Abatement Plan dated
January 15, 2001 that was submitted to the Santa Barbara County Air Pollution Control
District. lf at any time, the APCD determines that the applicant has failed to comply
with said Plarr, the applicant shall be required to work with CDD staff and the APCD to
develop an appropriate response.

i 6. The applicant shall be required to pay an annual assessment for 8.36 spaces to the
City's Downtown Parking and Business Improvement Area (PBIA) Assessment
District for City Parking LoT #3. The assessment fee shall be collected on an annual
basis in an arnount as established by the City Council. The current fee is established at
$5 1.00 per space per year.

17. The applicant shall provide one onsite accessible parking space and loading zone in a
manner and location to be approved by the City's Building Inspector. Said accessible
parking space and loading zone must be satisfactorily installed prior to initiation of the
extended business hours or the use ofthe new patio enclosure.

18. The applicant shall provide additional bicycle parking racks adjacent to the new patio
enclosure for use by customers and employees. Said bicycle racks shall be installed
prior to initiation of use of the new patio enclosure.

19. The new patio enclosure shall be designed and built to substantially comply with the
plans and specifications approved by the Planning Commission including the
recommendations of the Architectural Review Board. The total number of seats
allowed on the patio shall be limited to nine (9) unless approval for additional seating is
first granted by the City subject to Condition #10 (above).

20. Outside of public tasting room hours, all patio furniture, potted plants and the fence
enclosures shall be removed or relocated into the brewery. CDD staff shall periodically
monitor the business to ensure compliance with this Condition.

2l.The applicant shall be required to provide outdoor ashtrays for cigarette waste and
general trash and recycling receptacles on the outdoor patio. Said ashtrays may be
affixed to the building exterior, the fence enclosures or be free-standing. The
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applicant shall be responsible for maintaining the outdoor patio area in a clean and
tidy manner.

22. The hours of operation for the brewery shall be limited to 8:00 a.m. to l0:00 p.m. for
the public tasting room and patio enclosure and 8:00 a.m. to 12:00 a.m. (midnight) for
the beer manufacturing and bottling operations. No public sale or consumption of
alcoholic beverages shall be allowed past 10:00 p.m. and the applicant shall employ the
necessary means (i.e., adoption of an official "last call" time, etc.) to ensure the tasting
room and patio are closed and vacated by 10:00 p.m.

23. After the l0:00 p.m. closing time of the tasting room and patio, all openings to the
Island Brewing facility (i.e., service and customer entries/doors) shall be closed to
nrinimize spillover effects of noise associated with the ongoing brewing and beer
manufacturing activities. All deliveries to the brewery shall be scheduled to occur
during typical business hours, 8:00 a.m. to 6:00 p.m., in order to avoid noise impacts to
the nearby community.

24. Prtor to the extended business hours or use ofthe outdoor patio, the applicant shall
apply for and receive approval for all applicable permits and/or modifications from the
Santa Barbara County Environmental Health Depaftment and the State Alcoholic
Beverage Control (ABC). Written evidence of said approvals submitted to CDD staff
shall suffice as proof of compliance with this condition.

25. All alcohol consumed on the premises shall be only that manufactured onsite.
Additionally, the patio enclosure shall include signage notifying patrons that the
consumption of alcohol is not permitted outside of the boundaries of the tasting room
and patio enclosure. CDD staff will verif, that such signage is in place prior to the
initiation of use of the patio enclosure.

26. No food service is allowed onsite. This shall not however be construed to prohibit
customers from bringing their own food with them to the tasting room/patio.

27. No television viewing is allowed as part of the facility, with the exception of a video
monitor used to display information on the brewing process, products for sale at the
brewery and topics of local interest. Live entertainment is also prohibited unless it is
expressly permitted as part of a special event, subject to the approval of a Special Event
Permit by the City. Special Event Permits, as established by Municipal Code Section
10.68 may be allowed up to four (4) times ayear.

28. No amplified music is allowed on the outdoor patio enclosure.

1.4 Coastal Development Permit Findings

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
pelmit requested may be issued based on the following findings:

1. The proposed development is in conformity with the City's certffied Local Coastal
Program.
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The project involves the addition of an outdoor patio area and the extension of the
hours of operation for an existing beer manufacturing business and tasting room
located within an existing light industrial/commercial warehouse. The property is
designated General Industrial (GI) in the General Plan/Coastal Plan and is split-
zoned Commercial Planned Development/Industrial (CPD/M). The proposed use is
consistent with the stipulations outlined for this land use designation and zoning
district, in that light industrial-type uses such as a beer manufacturing facility are
conditionally permitted in the CPD and M zones and GI land use category. The use
is also consistent with the applicable policies from the Land Use, Community
Design and Noise Elements of the General Plan in that it would not dramatically
increase the intensity of the use beyond that which is already existing, it would not
result in any negative impacts to air quality and it would not create any nuisance
noise impacts. A more detailed analysis of the project's conformity with the
Objectives and Policies of the City's certified General Pian/Coastal Land Use Plan is
presented in the staff report prepared for the Planning Commission hearing of March
2,2009, and herein incorporated by reference.
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PLANNING COMMISSION HEARING
PROJECT NO. O9-1 486-CUP1\,I/CDP

5049 Sixth Street
March 2.2009

ATTACHMENT C: CONDITIONS OF APPROVAL
(Island Brewing Company)

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 ov/ner (applicant,
developer) and/or possessor ofany such portion shall succeed to and be bound by the obligations
imposed on the owner (applicant, developer) by this permit.

GENERAL CONDITIONS

1. This Conditional Use Permit Modification and Coastal Development Permit approval is
restricted to APN 004- 105-004, located aT 5049 Sixth Street, and allows the operation of a
beer manufacturing, bottling and wholesale business with an associated tasting room/retail
sales area. The tasting room/retail sales area includes a 750 square foot outdoor patio
enclosure located in front of the tasting room entrance. The patio would be enclosed by
two tlree feet six inch-high metal fences and is designed to be removed when the patio is
not in use. The tasting room would feature approximately 15 seats, spread among the bar
and several tables; the patio would feature approximately nine seats, three small tables and
assocìated shade umbrellas and potted plants. The approved hours of operation allow the
beer manufacturing and bottling operations to operate between the hours of 8:00 a.m. and
72:00 a.m. (midnight) and the tasting room (including the outdoor patio) may operate
between the hours of 8:00 a.m. and 10:00 p.m.

with the approval of the conditional use Permit Modifications, including the
modifications to the parking arrangement, all components of the proposed development are
consìstent with the CPD and M zone districts standards. The project shall be constructed to
substantially comply with the approved plans included in the Planning Commission staff
report dated March 2,2009.

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

These conditions of this approval shall supersede and replace the conditions imposed on
the project under Planning Commission resolution PC 05-002, Project No. 05-1198-
CUP/CDP, dated March 7,2005.

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

In the event that any condition imposing a fee, exaction, dedication or other mitigation
measure is challenged by the project sponsors in an action filed in a court of law or
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6.

L

8.

9.

10.

11.

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 entìre project shall be reviewed by the City
and substitute conditions may be imposed.

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

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

The applicant agrees to pay any and all city costs, permits, attorneys' fees, engineering
fees, license fees and taxes arising out 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
indemnifu 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.

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 modification
application to be considered by the Planning Commission.

Approval of the Conditional Use Permit Modification/Coastal Development Pennit shall
expire one year after approval, unless prior to the expiration date all applicable permits
have been issued. The decision maker with jurisdiction over the project may grant a time
extension for sood cause.

12. No occupancy clearance shall be granted for this project prior to meeting all required terms
and conditions listed herein.

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

74. 11, at any time, the City or Planning Commission determines that there has been, or may be,
a violation of the fìndings or conditions of this Conditional Use Permit
Modification/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.
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15.

16.

17.

18.

t9

20.

The applicant shall reimburse the City for all costs associated with gaining compliance
with the original conditions of approval.

COMMUNITY DEVELOPMENT

The applicant shall comply with all requirements of the Odor Abatement Plan dated
January 15, 2001 that was submitted to the Santa Barbara County Air Pollution Control
District. lf at any time, the APCD determines that the applicant has failed to comply with
said Plan, the applicant shall be required to work with CDD staff and the APCD to develop
an appropriate response.

The applicant shall be required to pay an annual assessment for 8.36 spaces to the City's
Downtown Parking and Business Improvement Area (PBIA) Assessment District for City
Parking Lot #3. The assessment fee shall be collected on an annual basis in an amount as
established by the City Council. The curent fee is established at $51 .00 per space per
year.

The applicant shall provide one onsite accessible parking space and Ioading zone in a
manner and location to be approved by the City's Building Inspector. Said accessible
parking space and loading zone must be satisfactorily installed prior to initiation of the
extended business hours or the use ofthe new patio enclosure.

The applicant shall provide additional bicycle parking racks adjacent to the new patio
enclosure for use by customers and employees. Said bicycle racks shall be installed prior
to initiation of use of the new patio enclosure.

The new patio enclosure shall be designed and built to substantially comply with the plans
and specifications approved by the Planning Commission including the recommendations
of the Architectural Review Board. The total number of seats allowed on the patio shall be
limited to nine (9) unless approval for additional seating is first granted by the City subject
to Condition #10 (above).

Outside of public tasting room hours, all patio furniture, potted plants and the fence
enclosures shall be removed or relocated into the brewery. CDD staff shall periodically
monitor the business to ensure compliance with this Condition.

21. The applicant shall be required to provide outdoor ashtrays for cigarette waste and
general trash receptacles on the outdoor patio. Said ashtrays may be affixed to the
building exterior, the fence enclosures or be free-standing. The applicant shall be
responsible for maintaining the outdoor patio area in a clean and tidy manner.

22. The hours of operation for the brewery shall be limited to 8:00 a.m. to 10:00 p.m. for the
public tasting room and patio enclosure and 8:00 a.m. to l2:00 a.m. (midnight) for the beer
manufacturing and bottling operations. No public sale or consumption of alcoholic
beverages shall be allowed past 10:00 p.m. and the applicant shall employ the necessary
means (i.e., adoption of an official "last call" time, etc.) to ensure the tasting room and
patio are closed and vacated by 10:00 p.m.

23 ' After the l0:00 p.m. closing time of the tasting room and patio, all openings to the lsland
Brewing facility (i.e., service and customer entries/doors) shall be closed to minimize
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24.

25.

26.

27.

spillover effects of noise associated with the ongoing brewing and beer manufacturing
activities. All deliveries to the brewery shall be scheduled to occur during typical business
hours, 8:00 a.m. to 6:00 p.m., in order to avoid noise impacts to the nearby community.

Prior to the extended business hours or use ofthe outdoor patio, the applicant shall apply
for and receive approval for all applicable permits and/or modifications from the Santa
Barbara County Environmental Health Department and the State Alcoholic Beverage
Control (ABC). Written evidence of said approvals submitted to CDD staff shall suffice as
proof of compliance with this condition.

All alcohol consumed on the premises shall be only that manufactured onsite.
Additionally, the patio enclosure shall include signage notifying patrons that the
consumption of alcohol is not permitted outside of the boundaries of the tasting room and
patio enclosure. CDD staff will veri! that such signage is in place prior to the initiation of
use of the patio enclosure.

No food service is allowed onsite. This shall not however be construed to prohibit
customers from bringing their own food with them to the tasting room/patio.

No television viewing is allowed as part of the facility, with the exception of a video
monitor used to display inforrnation on the brewing process, products for sale at the
brewery and topics of local interest. Live entertainment is also prohibited unless it is
expressly permitted as part of a special event, subject to the approval of a Special Event
Permit by the City. Special Event Permits, as established by Municipal Code Section
10.68 may be allowed up to four (4) times ayear.

No amplified music is allowed on the outdoor patio enclosure.

No new signage (other than the signs delineating the bor"rndary of the approved outdoor
patio area for alcohol consumption) is approved as part of this project. Similarly, no new
exterior lighting is approved as part of this project.

Construction activity for site preparation and for future development shall be limited to the
hours between 7:00 a.m. and 4:00 p.m., Monday through Friday, and 8:00 a.m. and 4:00
p.m. on Saturday. No construction shall occlu'on State holidays (e.g. Thanksgiving, Labor
Day). Non-noise generating construction activities such as interior painting are not subject
to these restrictions.

31. No construction-related debris (mud, dust, paint, lumber, rebar, etc.) shall leave the project
site unless transported to an approved disposal site. During the construction period,
washing of concrete, paint, and/or equipment shall be allowed only in areas where polluted
water and materials can be contained for subsequent removal from the site.

DISTRICT CONDITION LETTERS

32. Compliance with the attached District letters is required as follows:
a. Carpinteria-Summerland Fire Protection District letter dated February 26,2009;
b. Santa Barbara County Air Pollution Control District letter dated February 6,2009; and
c. Carpinteria Sanitary District letter dated February 6,2009.
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FIRE PROTECTION DISTRICT

February 26,2009

Nick Bobroff
Assistant Planner
City of Carpinteria
57 7 5 Carpinteria Avenue
Carpinteria, CA 93013

RE: Island Brewing CompanY

Dear Nick Bobroff:

1. The Fire District has reviewed the proposal to install barriers on the designated "patio

area" and has no objection to the installation of fencing with openings on both the east

and west sides.

2. The fencing will terminate so as to provide unobstructed openings at the southwest and

southeast corners. Such opening will be a minimum of six (6) feet in width.

3. Any future changes, including further division, intensihcation of use, or increase in
hazardclassification, may require additional conditions in order to comply with
applicable fire district development standards.

If you need additional information on Fire District conditions, please contact me at 566-2451.

Sincerely,

Ed Foster
Fire Prevention Officer
Fire Prevention Bureau

1140 Eugenia Place, Suite A, Carpinteda, CA 93013 Phone (805) 684-459L, Fax (805) 684 82+2
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Santa Barbara County
Air Pollution Control District

To: City of Carpinteria, Community

Attn: Nick Bobroff, Associate Planner

From: Vrjaya Jammalam aaaka fi
Date: February 6,2009

Case #: City of Carp 09-1486-CUPM/CDP;

APN #('s): 004-105-004

Development Department
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5049 Sixth Street

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

_X_ The APCD has no comment on this project at this time.

Applican! must be issued an APCD permit prior to construction or operation of this project.

Applicant must apply for an APCD permit exemption prior to land use clearance.

The applicant should determine whether the structure(s) proposed for demolition contains
asbestos that is friable or has the potential to become friable during demolition or
disposal. If the structure does contain friable asbestos, the asbestos should be removed
by a contractor that is state certified for asbestos removal.

Applicant is required to complete the "Asbestos Demolition/Renovation Notif,rcation"
form (available on the APCD website). The completed form should be mailed to the Santa Barbara
County Air Pollution Control District no later than the date specified on page 4, (Section 1. B. l.) of
the instructions.

Standard dust mitigations are reconìmended 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.

cc: Paul V/right, Applicant
TEA Chron File

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



Ca rpi nteria Sa n ita ry D istri ct
5300 Sixth Street, Carpinteria, CA 93013

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

February 6, 2009

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

RE: Project No.09-1486 CUPM/CDP
Paul Wright
lsland Brewing Gompany
5049 Sixth Street (APN 004-105-104)
Garpinteria, Galifornia
Applicant: Paul Wright

Dear Mr. Bobroff:
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Thank you for the opportunity to provide comments on the subject project. The Carpinteria
Sanitary District (District) has reviewed the proposed project application and site plan

received on February 4,2009.

The applicant proposes to extend the hours of operation by one hour and to allow for the
establishment of an outdoor fenced patio area as an extension of the tasting room. The site
is located at 5049 Sixth Street and is zoned Commercial Planned Development (CPD).

The District has no comments at this time on the proposed project. lf the improvements
and/or proposed activities result in modifications to the proposed exterior plumbing or
change the nature of wastewater discharges to the District's collection system, we may
require the applicant to obtain a permit for said changes.

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

Sincerely,
TRICT

Engineeiing Technician

cc: Paul Wright

U:\Projects\5049 Sixth Street\5049

CARPINTERIA SAN ITARY DI

Sixth Street Plan Check.doc



Exhibit 2

Notice of Exemption

Island Brewing Company
Conditional Use Permit Amendments

5049 Sixth Street

PC Hearing, March 21 20:09



NOTICE OF EXEMPTION

March 2.2009

TO:_Office of Planning and Research FROM; City of Carpinteria
1400 Tenth Street
Sacramento, CA 95814

577 5 Carpinteria Avenue
Carpinteria. CA 93013

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

Project # 09-1486-CUPM/CDP: Island Brewing Company
Project Title

Project Location - Specific; including cross street

Description of Nature, Purpose, and Beneficiaries of Project:

operations.

Citv of Carpinteria
Name of Agency Approving Project

Paul Wright. Island Brewing Compan)¡
Name of Person or Agency Carrying Out Project

Exemption Status: (Check One)
Statutory [Article 18J
Declared Emergency [Sectìon I 5 2 69 (a)]
Emergency Project [Section 15269 þ) and (c)J

X Categorical [Sections 15303(c & e)J

Reasons why project is exempt:

exemption is appropriate.

Nick Bobroff
Associate Planner
(80s) 684-5405 exr.. 407

Date



Site Photographs

Island Brewing Company
Conditional Use Permit Amendments

5049 Sixth Street

PC llearing, March 2,2009
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