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City of Carpinteria 

Architectural Review Board Agenda 
Thursday, February 12, 2026 

Council Chamber, 5775 Carpinteria Avenue, 
Carpinteria, CA 93013 

5:30 PM Regular Meeting 
In-Person and Virtual Participation Options 

Attendance/Viewing Options: 
• Attend the in-person meeting in City Council Chambers at City Hall (5775 Carpinteria Ave.) 
• View the meeting live through the City’s website (https://carpinteriaca.gov/city-hall/agendas-

meetings/). 
• View the meeting on Government Access Television Channel 21 (broadcast live). 
• Call 669-900-9128 (and enter Webinar ID 847 8623 3577) to listen to the meeting. 
• Join the City’s Zoom webinar by clicking here. Alternatively, you can join the Zoom webinar 

by logging on to www.zoom.us, downloading the application, selecting "Join Meeting", and 
entering Webinar ID 847 8623 3577. 

How to Provide Public Comments 
• Provide a live public comment in City Council Chambers at City Hall (5775 Carpinteria Ave.). 

Please note the City has the discretion to limit the speaker's time for any meeting or agenda 
matter. Typically, the practice has been three minutes per speaker on each item. 

• Provide a live comment through the City’s Zoom webinar platform (through the link provided 
above). To make public comments through this platform, please use the “raise your hand” 
feature to notify staff that you would like to make a public comment during designated public 
comment times. Once it is your turn to provide a public comment, staff will unmute your 
microphone, and you will be given a designated amount of time to provide your comment. At 
the end of your comment, staff will once again mute your microphone. 

• Submit a written comment (as either a general public comment or on a specific agenda item) 
to be distributed to Architectural Review Board by 12:00 P.M. on the day of the meeting by 
either submitting your comment via (1) email to PublicComment@carpinteriaca.gov, or (2) 
follow this link (https://carpinteriaca.gov/city-hall/agendas-meetings), select the meeting you 
want to provide a comment on, and click the Submit Comments button located on the left-
hand side of the agenda portal. Please reference the agenda item to which your comment 
pertains. Note that written comments will not be read into the record during the meeting. 

Architectural Review Board Members 
Amy Blakemore 
Richard E. Johnson 
Richard Little 
Patrick O’Connor 
Lisa Woolf  
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Call to Order 

Roll Call 

Public Comment 

This is a time for public comments on matters not otherwise on the agenda but within the 
subject matter jurisdiction of the Architectural Review Board. Comments shall be limited to 15 
minutes, divided among those persons desiring to speak, but no person shall speak longer 
than five minutes. Persons wishing to speak on a specific item will be recognized at the time 
the agenda item is considered.  
 
The City is not responsible for the content of statements made during the public comment 
period, or the factual accuracy of any such statements. 

Project Review 

If you have questions regarding any project listed below, please contact the Community 
Development Department at (805) 755-4410. 
 
Review Procedure:  
- Disclosure of ex parte communications  
- Staff presentation  
- Applicant presentation  
- Public comment  
- Review by ARB  
- Recommendation by ARB 

  1. Harmony Hotel, Project 16-1822-DP/CDP/ARB 
Address: 4110 Via Real 
Applicant: Nikhil Kamat, Architect, NKlosures, Inc. 
Planner:  Bret McNulty 
  
Request of Nikhil Kamat, Architect, NKlosures, Inc., for RAM Hotels, to consider Project 16-
1822-DP/CDP/ARB for final review of a proposal for removal of an existing 5,678 square 
foot former church building and all associated improvements, and the construction of a two-
story, 72-guestroom, 44,191 square foot hotel and associated improvements including 
landscaping, outdoor pool and garden patio under the provisions of the Commercial 
Planned Development with Residential Overlay zone district of the Carpinteria Municipal 
Code shown as APN 004-017-022, addressed as 4110 Via Real. 

Other Business 

Consent Calendar 

Items on the consent calendar are considered to be routine and are normally enacted by one 
unanimous vote of the Architectural Review Board. If you wish to speak on a consent 
calendar item, please do so during the public comment period provided at the beginning of 
this item. 

  2. None 
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Matters Referred by the Planning Commission / City Council 

Matters Presented by Staff 

Matters Presented by Boardmembers 

Attendance of Boardmembers for the Next Meeting 

Adjournment 

 

Notes 
For those projects that do not require Planning Commission approval, recommendations for 
preliminary approval by the Architectural Review Board will be forwarded to the Community 
Development Director for a decision. Those Community Development Director decisions that 
are appealable pursuant to CMC §14.12.020(2) may be appealed to the Planning 
Commission. Appeals must be filed with the City Clerk within 10 calendar days of the 
Director’s action. 
 
In compliance with the Americans with Disabilities Act, if you need assistance to participate in 
this meeting, please contact Lorena Esparza in the Community Development Department at 
(805) 755-4410 (LorenaE@carpinteriaca.gov) or the California Relay Service at (866) 735-
2929. Notification 2 business days prior to the meeting will enable the City to make 
reasonable arrangements for accessibility to this meeting.  
 
This agenda was posted on February 5, 2026 in the Community Development Department, 
on the City Hall Public Notices Board, and on the City Website. 
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CITY OF CARPINTERIA 
ARCHITECTURAL REVIEW BOARD 
Meeting of February 12, 2026 

Agenda Item #1 
COMMUNITY DEVELOPMENT DEPARTMENT 
PROJECT REVIEW  

Project: 16-1822-DP/CDP Planner: Bret McNulty 
Address: 4110 Via Real
APN: 004-017-022
Zoning: Commercial Planned Development with Residential Overlay (CPD/R)
Applicant: Nikhil Kamat, NKlosures, Inc. for RAM Hotels 

Project Review:  Conceptual 
 Preliminary 
 Final 

PROJECT DESCRIPTION 

This is a final review of a request to demolish an existing church building and associated 
improvements, and construct a new two-story hotel development on a 2.6-acre site. The proposed 
hotel would be operated as Harmony Hotel (previously proposed to operate as a Fairfield Inn by 
Marriot). An existing single story, 5,678 square foot church building, children’s play area, 
parking lot, vegetable garden, and several small storage sheds would all be demolished and 
removed to accommodate the project. The new two-story hotel would have 72-guest rooms with 
a building footprint of 22,460 square feet and a total square footage of 44,191 square feet. The 
maximum height of the new hotel would vary from 21 feet 10 inches to 25 feet, measured from 
the new finished grade to the top of the roof parapets. The project received Planning Commission 
Approval on April 3, 2023.  

In addition to 72 guestrooms, the hotel would include a fitness center, business center, breakfast 
area, meeting room, outdoor pool, and outdoor garden patio. The hotel would also include typical 
support services (i.e., main lobby, admin/offices, employee breakroom, kitchen, laundry/storage, 
etc.). 

Final architectural plans and final lighting plans are included in Attachment A, the final colors 
and materials and specification sheets are provided in Attachment B, the final sign plans are 
included in Attachment C, and the Final Landscaping, Planting, and Irrigation Plans are provided 
in Attachment D,  
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Harmony Hotel; 16-1822 DP/CDP 
Final ARB Review, February 12, 2026 
Page 2 
 
 
 
PROJECT HISTORY 

 
Architectural Review Board (ARB)  
 
The project received concept/preliminary review by the Architectural Review Board (ARB) at 
their December 15, 2016, February 16, 2017, March 30, 2017, August 29, 2019, and November 
21, 2019 meetings. At the November 21, 2019 meeting, the ARB reviewed revisions made by the 
applicant to address ARB comments provided at the August 29, 2019 meeting, including two 
distinct options for building architecture/design.   
 
Staff explained that both options had been designed to comply with all of the 
development standards of the Commercial Planned Development zone district and 
address concerns about neighborhood compatibility, privacy impacts, overall 
size/bulk/scale, architectural style/materials, and impacts to mountain views. Staff noted 
that both options were an improvement over the previous submittal and successfully 
addressed many of the concerns raised during the prior review of this project. Overall, 
staff suggested “Option 2” was a more appropriate design direction for the site as the 
architecture had more of a residential character and appeared to better relate to the City’s 
“small beach town” image and suggested further design and landscaping revisions  
 
Two members of the public commented on the proposed project. One commentor received 
clarification that the project did not encroach into an existing easement. The other inquired about 
whether there was a plan for the total number of hotels in Carpinteria.   
 
In response to Boardmember questions, the applicant explained that they had not determined 
whether pets would be allowed, but if so, pet owners would be able to walk the trail within the 
creek buffer; and that the previously proposed night-sky compliant lighting plan was updated to 
include the changes in the site plan.  
 

• The Board recommended the use of ficus repens (sticky vine) as a possible 
solution for adding landscaping along the east property line wall where this is not 
much room available for plantings to soften the wall.  

• The Board supported Option “2,” noting the revisions to the east-facing façade 
within the pool enclosure and that had a good color scheme, good cohesion and 
would give the building a “muted” feel and suggested the tips could be left on the 
top of the wrought iron fence pickets along the perimeter walls to help address 
security concerns.  

 
The Board voted unanimously (4-0) to recommend revised preliminary approval to the 
Planning Commission with their comments attached.  
 
A copy of the November 21, 2019 meeting is attached as Attachment F. 
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Harmony Hotel; 16-1822 DP/CDP 
Final ARB Review, February 12, 2026 
Page 3 
 
 
Planning Commission  
 
The project was reviewed and approved by the Planning Commission on April 3, 2023.  
 
At the hearing, staff presented the project and responded to questions from the Planning 
Commission regarding the location of the main entrance, parking, and visual aspects of the 
proposed fencing and walls, and whether a shuttle had been considered as part of the project.  
 
The applicant team confirmed that no post style fencing will be located facing Via Real and that 
a hotel shuttle is a great idea.  
 
Members of the public spoke on the merits of the project. One speaker expressed that 
they liked the look of the hotel, that it would be nice to have something upscale as there 
are already low-cost hotels in the area with crime being an issue, and expressed support 
for a shuttle and that nearby hotels should participate. Another speaker expressed that the 
community needs affordable housing such as Casa de las Flores, not more hotels. The 
speaker cited climate change and water demand, that hotels generate low-paying jobs and 
increase low-cost housing demand, and recommended denial of the project.  
 
The Commissioners discussed the environmental and economic effects of the project and 
explored the merits of the location for affordable housing as compared to a hotel. They discussed 
the supply of affordable hotels and the need for a higher end hotel in the proposed location. The 
Commissioners noted that the Mitigated Negative Declaration included an extensive analysis and 
addressed the environmental issues.  
 
The Commissioners agreed that the project was attractive and had evolved aesthetically. The 
Planning Commission voted unanimously (4-0) to approve the project as proposed.  
 
The April 3, 2023 Planning Commission meeting minutes are included as Attachment F. 
 
PROJECT ANALYSIS 

 
The Planning Commission adopted a Mitigated Negative Declaration and Conditions of 
Approval that included the following measures directly related to the ARB’s final architectural 
review issues being considered at this meeting. The applicant is required to retain the approved 
design, scale, character, colors, and materials of the project architecture to be compatible with 
vicinity development and consistent with the City’s “small beach town” character. The final plan 
set that was approved by the Planning Commission incorporated the ARB recommended 
revisions that were previously identified as “Option 2.” Staff has confirmed the hotel footprint 
and size and height have not been changed from the version incorporating the ARB’s November 
11, 2019 meeting comments and approved by the Planning Commission. The Final Architectural 
Plans are included in Attachment A. The approved colors are the same palette as the “coastal” 
theme with the “muted” light blues/greys, earthen and wood tones that was recommended for 
approval by the ARB. The Final Colors and Materials Board and Specifications are included in 
Attachment B.  
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Harmony Hotel; 16-1822 DP/CDP 
Final ARB Review, February 12, 2026 
Page 4 
 
 
 
The approved project is conditioned to ensure that all mechanical equipment, including 
but not limited to, heating and air conditioning units, and trash receptacle areas, shall be 
completely screened from surrounding properties by use of a wall or fence, or shall be 
enclosed within a building or roof parapet/equipment well. The locations of all exterior 
mechanical equipment is required to be depicted on a plan sheet. The applicant has 
revised the architectural plan set to include a Rooftop Equipment Plan sheet and 
accompanying views analysis to demonstrate that the roof parapet wall will shield views 
of roof top equipment from adjacent uses. The Rooftop Plan is included in Attachment A.  
 
As required by the approval conditions, the applicant has provided exterior lighting fixtures and 
a photometric exhibit showing the direction and intensity of light being cast by each fixture and 
the height of the fixtures on a Lighting Plan. The applicant’s submittal proposes that all lighting 
complies with the Planning Commission requirements that lighting is of low intensity, low glare 
design, minimum in height, and shall be hooded to direct light downward onto the subject parcel 
and prevent spill-over onto adjacent parcels and into the protected riparian habitats and their 
associated buffers, and with provisions for dimming lights after 10:00 pm. Staff has confirmed 
that specifications for all proposed exterior lighting fixtures are included in the  
lighting plan for the parking lot, walkways, and hotel exterior for the Board’s consideration. The 
lighting plans are included in Attachment A. 
 
The project has been rebranded as the “Harmony Hotel.” A proposed sign program is included in 
the plans for consideration by the Board. The Planning Commission approval requires ARB 
review to ensure the size, design, colors, and intensity of signage is appropriate to the 
neighborhood setting and does not create distracting or intrusive impacts on surrounding uses. 
Staff has confirmed that the applicant has submitted sign plans, depicting the location, 
construction, size, and dimensions of all project-related signage. Staff recommends that the ARB 
review the signs for consistency with the approved small town beach theme and colors and 
comment on the proposed signage lighting. The Signage Plan is provided in Attachment C.  
 
The applicant has submitted landscaping plans for the project site and within the public rights-of-
way along the project frontages which are consistent with the plans previously reviewed and 
approved by the ARB. The landscaping plans include complete landscape and irrigation plans 
with MWELO calculations. The Planning Commission approval requires that all new fencing 
adjacent to creeks or a creek ESHA overlay shall be wildlife permeable as defined by the 
following criteria: 

a. Fences shall have a wooden (not wire) rail at the top; 
b. Fences shall be less than 40 inches high; 
c. Fences shall have a space greater than 14 inches between the ground and the 
bottom rail; 
d. Solid or chain link fences are prohibited. 
 

The plan set includes fencing specifications and materials with the colors to be provided 
by the applicant for review at the meeting. The planting restoration plan for the creek 
buffer is also being reviewed by the City Biologist for consistency with required project 
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Harmony Hotel; 16-1822 DP/CDP 
Final ARB Review, February 12, 2026 
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conditions. The Final Landscaping, Irrigation, and Fencing Plans are included as 
Attachment D. 
 
The Board’s feedback on the final plans, materials, lighting, sign lighting, colors 
and fencing designs consistency with the approved project is requested  
 
SUMMARY OF ISSUES 

 
• Consistency with approved building architectural plans; 
• Night sky compliant lighting,  
• Signage Plan, colors and illumination. 
• Landscaping, planting, and fencing plans consistency with approved plans. 

 
RECOMMENDATION 

 
The Board should receive public comment and provide feedback on the issues raised. If the 
Board finds the project to have adequately responded to the Board’s previous comments and the 
plans to be appropriately developed for final review, then the Board should recommend final 
approval to the Community Development Director. 
 
ATTACHMENTS 

 
Attachment A- Final Architectural and Lighting Plans 
Attachment B- Final Colors and Materials Board & Specification Sheets 
Attachment C-Final Signage Plan 
Attachment D- Final Landscaping, Irrigation, and Fencing Plans  
Attachment E- ARB Meeting Minutes from November 21, 2019 
Attachment F- Planning Commission Meeting Minutes from April 3, 2023 
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Attachment A 
Final Architectural and Lighting Plans 

 
 

Harmony Hotel 
4110 Via Real 

Final ARB Review 
February 12, 2025 
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Final Colors and Materials Board & Specification Sheets 

 
 

Harmony Hotel 
4110 Via Real 

Final ARB Review 
February 12, 2025 
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Final Signage Plan 

 
 

Harmony Hotel 
4110 Via Real 

Final ARB Review 
February 12, 2025 
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Customer:

Location:

File Name:

HOTEL HARMONY

CARPINTERIA, CA

530501 - R2 - HOTEL HARMONY - CARPINTERIA, CA

Prepared By:

Date:

Project No.:
530501

Revision:
2

Request No.:
85270

This is an original document created by Persona Signs, LLC provided specifically
to the client for the client’s personal use.  This document should not be shared,
reproduced, disclosed or otherwise used without written permission from
Persona Signs, LLC.

This sign is intended to be installed in accordance with the requirements
of Article 600 of the National Electric Code and/or other applicable local
codes.  This includes proper grounding and bonding of the sign.

Customer Approval (Please Initial):

Approval Date:

HOTEL HARMONY
4110 VIA REAL
CARPINTERIA, CA 93013

1

43

2
5

PROPOSED SIGNS:
1 30” CHANNEL LETTERS

2 30” CHANNEL LETTERS

N

3 2’-0” X 3’-0” DIRECTIONAL
AT 4’-0” OAH

4 2’-0” X 3’-0” DIRECTIONAL
AT 4’-0” OAH

5 4’-0” X 7’-0” MONUMENT
AT 6’-0” OAH

01/14/26

QP/VC
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Customer:

Location:

File Name:

HOTEL HARMONY

CARPINTERIA, CA

530501 - R2 - HOTEL HARMONY - CARPINTERIA, CA

Prepared By:

Date:

Project No.:
530501

Revision:
2

Request No.:
85270

This is an original document created by Persona Signs, LLC provided specifically
to the client for the client’s personal use.  This document should not be shared,
reproduced, disclosed or otherwise used without written permission from
Persona Signs, LLC.

This sign is intended to be installed in accordance with the requirements
of Article 600 of the National Electric Code and/or other applicable local
codes.  This includes proper grounding and bonding of the sign.

Customer Approval (Please Initial):

Approval Date:

NORTH ELEVATION
SCALE: 3/64” = 1’-0”  

CHANNEL LETTER DETAIL
SCALE: 1/4” = 1’-0”

1 CHANNEL LETTERS SHOWN ON EXISTING WALL COLOR OR AS NOTED ON ELEVATIONS.  
CUSTOMER TO VERIFY WALL COLOR PRIOR TO PRODUCTION

1/9/26

QP/PG

NIGHT VIEW | NTS

30
"

2’-
11

 3/
4”

19'-1 9/16"

NOTE: ALL SIGNS ARE MADE WITH GE 7100k WHITE LEDs
NOTE: ARTWORK TO BE APPROVED PRIOR TO PRODUCTION
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Customer:

Location:

File Name:

HOTEL HARMONY

CARPINTERIA, CA

530501 - R2 - HOTEL HARMONY - CARPINTERIA, CA

Prepared By:

Date:

Project No.:
530501

Revision:
2

Request No.:
85270

This is an original document created by Persona Signs, LLC provided specifically
to the client for the client’s personal use.  This document should not be shared,
reproduced, disclosed or otherwise used without written permission from
Persona Signs, LLC.

This sign is intended to be installed in accordance with the requirements
of Article 600 of the National Electric Code and/or other applicable local
codes.  This includes proper grounding and bonding of the sign.

Customer Approval (Please Initial):

Approval Date:

DIRECTIONAL DETAIL
SCALE: 3/4” = 1’-0”  

3

1'-0"

2'-
0"

2’-
0”

3'-0"
4’-

0”

01/14/26

QP/VC

NOTE: ALL SIGNS ARE MADE WITH GE 7100k WHITE LEDs

NIGHT VIEW | NTS REVERSE SIDE

NOTE: ARTWORK TO BE APPROVED PRIOR TO PRODUCTION
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Customer:

Location:

File Name:

HOTEL HARMONY

CARPINTERIA, CA

530501 - R2 - HOTEL HARMONY - CARPINTERIA, CA

Prepared By:

Date:

Project No.:
530501

Revision:
2

Request No.:
85270

This is an original document created by Persona Signs, LLC provided specifically
to the client for the client’s personal use.  This document should not be shared,
reproduced, disclosed or otherwise used without written permission from
Persona Signs, LLC.

This sign is intended to be installed in accordance with the requirements
of Article 600 of the National Electric Code and/or other applicable local
codes.  This includes proper grounding and bonding of the sign.

Customer Approval (Please Initial):

Approval Date:

MONUMENT DETAIL
SCALE: 1/2” = 1’-0”  

4

01/14/26

VC

6’-
0”

7’-0”

4’-
0”

1’-
9”

3"

NIGHT VIEW - NTS

NOTE: ALL SIGNS ARE MADE WITH GE 7100k WHITE LEDs
NOTE: ARTWORK TO BE APPROVED PRIOR TO PRODUCTION
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Attachment D 
Final Landscaping, Irrigation and Fencing Plans 

Harmony Hotel 
4110 Via Real 

Final ARB Review 
February 12, 2025 
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DRAINAGE 'A'

DRAINAGE 'A'

DRAINAGE 'A'

SYMBOL

10. APPLY AND PAY FOR NECESSARY PERMITS AND FEES REQUIRED IN PURSUIT
OF WORK AS REQUIRED BY GOVERNING CODES.

13.

12.

11.

15.

14.

SAMPLES OF FERTILIZER , SOIL CONDITIONERS, SEED, OR OTHER MATERIAL SHALL BE
SUBMITTED TO OWNER FORTY-EIGHT  (48) HOURS PRIOR TO INCORPORATION IN THE
WORK.

LANDSCAPE CONTRACTOR SHALL PROVIDE THE OWNER AND LANDSCAPE ARCHITECT WITH
A COPY OF A HORTICULTURAL SUITABILITY SOIL TEST WITH RECOMMENDATIONS FROM A
CERTIFIED SOILS LAB.  A MINIMUM OF 15 SAMPLES SHALL BE PROCURED BY SOILS LAB
TAKEN FROM WITHIN THE LIMITS OF WORK. IMPORT SOIL SHALL ALSO BE ANALYZED.

NOTE ALL FINISH GRADES BEFORE COMMENCING WORK. LANDSCAPE CONTRACTOR TO
RECEIVE SITE GRADED TO ±0.10 UNLESS NOTED DIFFERENTLY ON THE PLANS. RESTORE
FINISH GRADES CHANGED DURING COURSE OF THIS WORK TO ORIGINAL OR INTENDED
CONTOURS WHERE PRACTICAL.

KEEP PREMISES CLEAN AND FREE OF EXCESS EQUIPMENT, MATERIALS AND RUBBISH
INCIDENTAL TO WORK DURING CONSTRUCTION AND MAINTENANCE PERIOD. BROOM
CLEAN ALL PAVED AREAS.

LOCAL, MUNICIPAL AND STATE LAWS, RULES AND REGULATIONS GOVERNING OR
RELATING TO A PORTION OF THIS WORK ARE HEREBY MADE A PART OF THESE
SPECIFICATIONS.

16.

20.

19.

18.

17.

INSTALL DEEP ROOT BARIER ON ALL TREES WITHIN 6' OF ANY HARDSCAPE PER DETAIL
-THIS SHEET.

INSTALL 3" LAYER, ES-2 WOOD MULCH IN ALL PLANTING AREAS.

THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING AND OR
PROVIDING POSITIVE DRAINAGE IN ALL NON-HARDSCAPE PLANTING AREAS.

LANDSCAPE CONTRACTOR TO VERIFY SIZES AND QUANTITIES BY PLAN CHECK.

THE LANDSCAPE CONTRACTOR SHALL INSTALL PLANT MATERIAL IN ACCORDANCE WITH
DETAILS, DRAWINGS AND SPECIFICATIONS.

22.

24.

SOIL AT VINE POCKETS SHALL BE EXCAVATED TO A MINIMUM DEPTH OF 24" AND WIDTH
OF 3' SQUARE. PRIOR TO PAVING. BACKFILL VINE PITS WITH AMENDED SOIL PER SOILS
ANALYSIS RECOMMENDATIONS.

25.

INSTALL VINE AT APPROPRIATE ELEVATION PRIOR TO PAVING IF NECESSARY.

26.

REMOVE STAKES AND TRELLIS FROM ALL VINES AND SECURE TO WALLS WITH PLASTIC
TABS AND TIES AND / OR MASONRY NAILS.

PLANT MATERIAL IN OR NEAR PAVING AND WALLS MAY BE REQUIRED TO BE PLANTED
PRIOR TO CONSTRUCTION.

ALL SPECIMENS (24" BOX AND OVER) SHALL BE SELECTED IN THE FIELD BY LANDSCAPE
ARCHITECT. FINAL LOCATIONS ON SITE SHALL BE APPROVED BY LANDSCAPE
ARCHITECET PRIOR TO PLANTING.

28.

PLANT LIST SHALL BE USED AS A GUIDELINE ONLY: LANDSCAPE CONTRACTOR TO VERIFY
SIZES AND QUANTITIES BY PLAN CHECK.

27.

THE LANDSCAPE CONTRACTOR SHALL INSTALL PLANT MATERIAL IN ACCORDANCE WITH
DETAILS, DRAWINGS AND SPECIFICATIONS.

HEIGHT OF PALM TREES NOTED ON PLAN REPRESENTS THE HEIGHT OF BROWN TRUNK
UNLESS OTHERWISE NOTED.

21.

23.

29. THE EXISTING TREES THAT ARE TO BE SAVED AND REUSED SHALL BE TAGGED IN THE
FIELD BY THE LANDSCAPE ARCHITECT PRIOR TO ANY DEMOLITION.

30. TREES SHALL BE INSTALLED IN APPROVED BARRIERS.
a. ALL STREET TREES / PUBLIC PARKWAY TREES OR PUBLIC UTILITY EASEMENT TREES: DO
NOT WRAP AROUND BALL.
b. TREES WITHIN 6' (FT.) OF ANY INTERIOR HARDSCAPE, PAVEMENT, ASPHALT OR CURB
OR STREETS.
c. TREES WITHIN 10' (FT.) OF PUBLIC RIGHTS-OF-WAY, SIDEWALKS, CURBS OR STREETS.

31. INCLUDE A MINIMUM VERTICAL CLEARANCE OF 13'-6" FROM TOP OF FIRE ACCESS
ROADWAY TO LOWEST BRANCHES OF TREE AND A MINIMUM OF 28' (FT.) WIDTH
CLEARANCE IN FIRE ACCESS ROADWAYS.

ON SHEET LP-2, PLANT LEGEND, DETAILS, AND NOTES.

SEE SHEET LP-2, PLANT LEGEND, DETAILS AND NOTES FOR THE
COMPLETE PLANTING NOTES.

GROUND COVER

PERIMETERWALL

PLANT LEGEND

RHUS LANCEA AFRICAN SUMAC

CHITALPA TASHKENTENSIS 'PINK DAWN' DESERT WILLOW

COMMON NAME

KOELREUTERIA BIPINATA CHINESE FLAME TREE

LOPHOSTEMON CONFERTUS BRISBANE BOX

CERCIS CANADIENSIS 'FOREST PANSY' PURPLE REDBUD

BOTANICAL NAMESYMBOL

CERCIS OCCIDENTALIS WESTERN REDBUD

PLATANUS RACEMOSA CALIFORNIA SYCAMORE 24" BOX

SALIX LAEVIGATA RED WILLOW 5 GAL

SALIX LASIOLEPIS ARROYO WILLOW 5 GAL

LAURUS NOBILIS 'SARATOGA' SARATOGA BAY LAUREL

TREES

BACCHARIS SALICIFOLIA MULEFAT 5 GAL

QUERCUS AGRIFOLIA COAST LIVE OAK 24" BOX

24" BOX

24" BOX

24" BOX

24" BOX

24" BOX

24" BOX

24" BOX

POTS - QUIKRETE - 'SAVANNAH' - COLOR TO BE SELECTED BY ARCHITECT
TREES PLANTED IN POTS ALONG THE EASTERN PROPERTY LINE SHALL BE MANUALLY WATERED AS REQUIRED.

DYMONDIA MARGARETAE - DYMONDIA - 9" O.C.
FROM FLATS

MYOPORUM PARVIFOLIUM 'PUTAH CREEK' -
MYOPORUM - 1 GAL @ 8'-0" O.C.

MIXTURE OF NATIVE GRASSES, CAREX AND RUSH -
1 GAL @ 3'-0" O.C. AVG.
RETENTION BASIN

TYPHA LATIFOLIA - BROADLEAF CATTAIL -
1 GAL @ - 3'-0" O.C.

TRACHELOSPERMUM ASIA. 'OGON NISHIKI'

GROUND COVER

VINES

ASIATIC STAR JASMINE 15 GAL EPALIER

DOLICHANDRA UNGUIS-CATI CAT'S CLAW VINE 5 GAL STAKED

EXISTING RIPARIAN ZONE - REFER TO RESTORATION PLAN

SALIX SPECIES - WILLOW     PROTECT-IN-PLACE

BOUGAINVILLEA 'BABY VICTORIA' DWARF VAR. BOUGAINVILLEA

AGAVE ATTENUATA AGAVE

5 GAL

5 GAL

OLEA EUROPAEA 'LITTLE OLLIE" DWARF OLIVE 5 GAL

CEANOTHUS 'SKYLARK' SKYLARK CA. LILAC

DIANELLA REVOLUTA 'LITTLE REV' LITTLE REV FLAX LILY

5 GAL

1 GAL

RHAPHIOLEPIS INDICA 'JACK EVANS' INDIA HAWTHORN 5 GAL

CAREX BUCHANANII 'RED ROOSTER' LEATHERLEAF SEDGE 1 GAL

CISTUS PULVERULENTUS 'SUNSET' SUNSET ROCKROSE

CALLISTEMON 'LITTLE JOHN' BOTTLEBRUSH SHRUB

5 GAL

1 GAL

5 GAL

5 GAL

5 GAL

PHORMIUM 'YELLOW WAVE' VARIEGATED FLAX 5 GAL

RHAPHIOLEPIS UMBELATTA 'MINOR' YEDDOW HAWTHORN

CEANOTHUS 'JOYCE COULTER' CREEPING MOUNTAIN LILAC

DIETES BICOLOR FORTNIGHT LILY

DIANELLA TASMANICA 'VARIEGATA' TASMEN FLAX LILY 5 GAL

ECHIUM CANDICANS PRIDE OF MADERA 5 GAL

BACCHARIS PILULARIS 'PIGEON POINT' DWARF COYOTE BRUSH 5 GAL

RIBES SPECIOSUM FUCHSIA FLOWER GOOSEBERRY 5 GAL

MIMULUS CARDENALIS CARDINAL MONKEY FLOWER 5 GAL

SALVIA MILLIFERA 'TERRA SECA' BLACK SAGE 5 GAL

ARTEMISIA CALIFORNICA CALIFORNIA SAGE 5 GAL

SALVIA LEUCOPHYLLA PURPLE SAGE 5 GAL

MUHLENBERGIA RIGENS DEER GRASS 1 GAL

SHRUBS

LEYMUS CONDENSUS GIANT WILD RYE 1 GAL

RHAMNUS CALIFORNICA COFFEEBERRY 1 GAL

ARTEMISIA DOUGLASIANA MUGWORT 1 GAL

ACHILLEA TOMENTOSA - YARROW -
1 GAL @ 12" O.C.
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PLANT LEGEND

RHUS LANCEA AFRICAN SUMAC

CHITALPA TASHKENTENSIS 'PINK DAWN' DESERT WILLOW

COMMON NAME

KOELREUTERIA BIPINATA CHINESE FLAME TREE

LOPHOSTEMON CONFERTUS BRISBANE BOX

CERCIS CANADIENSIS 'FOREST PANSY' PURPLE REDBUD

BOTANICAL NAMESYMBOL

CERCIS OCCIDENTALIS WESTERN REDBUD

PLATANUS RACEMOSA CALIFORNIA SYCAMORE 24" BOX

SALIX LAEVIGATA RED WILLOW 5 GAL

SALIX LASIOLEPIS ARROYO WILLOW 5 GAL

DYMONDIA MARGARETAE - DYMONDIA - 9" O.C.
FROM FLATS

MYOPORUM PARVIFOLIUM 'PUTAH CREEK' -
MYOPORUM - 1 GAL @ 8'-0" O.C.

MIXTURE OF NATIVE GRASSES, CAREX AND RUSH -
1 GAL @ 3'-0" O.C. AVG.

EXISTING RIPARIAN ZONE - REFER TO RESTORATION PLAN

TYPHA LATIFOLIA - BROADLEAF CATTAIL -
1 GAL @ - 3'-0" O.C.

LAURUS NOBILIS 'SARATOGA' SARATOGA BAY LAUREL

TRACHELOSPERMUM ASIA. 'OGON NISHIKI'

GROUND COVER

VINES

TREES

BACCHARIS SALICIFOLIA MULEFAT 5 GAL

PERIMETERWALL

LIGHTWEIGHT (MOVABLE) POTS

ALONG THE PROPERTY LINE AT

WATER DISTRICT EASEMENT

QUERCUS AGRIFOLIA COAST LIVE OAK 24" BOX
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24" BOX

24" BOX

24" BOX

24" BOX

24" BOX

ASIATIC STAR JASMINE 15 GAL EPALIER

DOLICHANDRA UNGUIS-CATI CAT'S CLAW VINE 5 GAL STAKED

ACHILLEA TOMENTOSA - YARROW - 1 GAL
@ 12" O.C.

SALIX SPECIES - WILLOW    PROTECT-IN-PLACE

COMMON NAME SIZE

24" BOX IN 3' DIA
LIGHT WEIGHT POT

BOTANICAL NAMESYMBOL

SHRUBS

POTS - QUIKRETE - 'SAVANNAH' - COLOR TO BE SELECTED BY ARCHITECT 

ASPIDISTRA ELATIOR 'VARIEGATA' VARIEGATED CAST IRON 5 GAL x 1 EA. POT
DICHONDRA ARGENTEA 'SILVER FALLS'

VARIEGATED PERIWINKLE
4" POTS x 6 EA. POT

VINCA MAJOR 'VARIEGATA'
SILVER DICHONDRA

4" POTS x 6 EA. POT

LAURUS NOBILIS 'SARATOGA' SARATOGA BAY LAUREL

POTTED PLANT LEGEND
TREES

TREES PLANTED IN POTS ALONG THE EASTERN PROPERTY LINE SHALL BE MANUALLY WATERED AS REQUIRED.
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BOUGAINVILLEA 'BABY VICTORIA' DWARF VAR. BOUGAINVILLEA

AGAVE ATTENUATA AGAVE

5 GAL

5 GAL

OLEA EUROPAEA 'LITTLE OLLIE" DWARF OLIVE 5 GAL

CEANOTHUS 'SKYLARK' SKYLARK CA. LILAC

DIANELLA REVOLUTA 'LITTLE REV' LITTLE REV FLAX LILY

5 GAL

1 GAL

RHAPHIOLEPIS INDICA 'JACK EVANS' INDIA HAWTHORN 5 GAL

CAREX BUCHANANII 'RED ROOSTER' LEATHERLEAF SEDGE 1 GAL

CISTUS PULVERULENTUS 'SUNSET' SUNSET ROCKROSE

CALLISTEMON 'LITTLE JOHN' BOTTLEBRUSH SHRUB

5 GAL

1 GAL

5 GAL

5 GAL

5 GAL

PLANT LEGEND
COMMON NAME

PHORMIUM 'YELLOW WAVE' VARIEGATED FLAX 5 GAL

RHAPHIOLEPIS UMBELATTA 'MINOR' YEDDOW HAWTHORN

CEANOTHUS 'JOYCE COULTER' CREEPING MOUNTAIN LILAC

DIETES BICOLOR FORTNIGHT LILY

BOTANICAL NAMESYMBOL

DIANELLA TASMANICA 'VARIEGATA' TASMEN FLAX LILY 5 GAL

ECHIUM CANDICANS PRIDE OF MADERA 5 GAL

BACCHARIS PILULARIS 'PIGEON POINT' DWARF COYOTE BRUSH 5 GAL

RIBES SPECIOSUM FUCHSIA FLOWER GOOSEBERRY 5 GAL

MIMULUS CARDENALIS CARDINAL MONKEY FLOWER 5 GAL

SALVIA MILLIFERA 'TERRA SECA' BLACK SAGE 5 GAL

ARTEMISIA CALIFORNICA CALIFORNIA SAGE 5 GAL

SALVIA LEUCOPHYLLA PURPLE SAGE 5 GAL

MUHLENBERGIA RIGENS DEER GRASS 1 GAL

SHRUBS

LEYMUS CONDENSUS GIANT WILD RYE 1 GAL

RHAMNUS CALIFORNICA COFFEEBERRY 1 GAL

ARTEMISIA DOUGLASIANA MUGWORT 1 GAL
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SUBSURFACE DRIP LINE

SINGLE-PORT EMITTER
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RAINBIRD
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TORO

NETAFIM

RAINBIRD

NETAFIM
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WATTS

IFS-150-PBSB

DF150S-140  1-1/2" FILTER

ESP-LXMEF-30 STATIONS W/ I.Q.
DESKTOP

XBT-2.0(1GAL) 5.0(5 GAL)-PC

XBT-2.0-PC

SINGLE-PORT EMITTER

MANUAL FLUSH VALVE

AUTOMATIC CONTROLLER - INSTALL ON BACK OF WALL
INSTALL IN VANDAL RESISTANT - LE MEUR STAINLESS
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BALL VALVE  LINE SIZED
FLOW SENSOR

AUTOMATIC RAIN SHUT OFF DEVICE, INSTALL PER MFG.
REC'S. LOCATION TO BE APPROVED BY OWNER
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SIZE AS NOTED - 24" MINIMUM COVER

SCH. 40 PVC - 2" DIAMETER 24" COVER MINIMUM, SIZE AS NECESSARY
SCH. 40 PVC - TWICE DIAMETER OF PIPE - 24" MINIMUM COVER

ALL IRRIGATION EQUIPMENT,PRESSURE & NONE PRESSURE IRRIGATION LINES
TO MEET ALL IRRIGATION WATER DISTRICT AND CITY REQUIREMENTS.

INSTALL FLUSH VALVES & AIR RELEIF VALVES AS NECESSARY MIN. ONE (1) / SYSTEM.

NOTES: INSTALL ANTI-DRAIN DEVICE ON ALL ROTARY HEADS.
VALVE &
HYDROZONE
NO.
G.P.M.

SIZE

THREADED NET FLUSH TM

CHARLES W. TROWBRIDGE
PRINT NAME
______________ ______________

DATE

SIGNATURE
______________

AUGUST 30, 2024

COMPLIANCE STATEMENT:
I HAVE COMPLIED WITH THE CRITERIA OF THE MODEL WATER EFFICIENT LANDSCAPE
ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF WATER IN THE
LANDSCAPE AND IRRIGATION DESIGN PLANS.

TREES PLANTED IN POTS ALONG THE EASTERN PROPERTY LINE SHALL BE MANUALLY
WATERED AS REQUIRED.

POTTERY NOTES:

TORO T5HPCK2.0-RS 1.15 G.P.M.
Precip. 0.23

2533'

2.20 G.P.M.
Precip. 0.38

2536'TORO T5HPCK3.0-RS 12" POP-UP RAPIDSET
ROTOR WITH CHECK VALVE
12" POP-UP RAPIDSET
ROTOR WITH CHECK VALVE

T5-HP-CK1.0LA-RS
ADJUSTABLE ARC

12" POP-UP RAPIDSET
ROTOR WITH CHECK VALVE

CONTRACTOR SHALL MAKE ALL NECESSARY ADJUSTMENTS TO IRRIGATION SYSTEM AS
REQUIRED TO INSURE AN OPTIMAL SYSTEM FOR 100% COVERAGE WITH 60% OVERLAP
OF HEADS IN ALL PLANTING AREAS.

CONTROL VALVES SHALL BE SIZED AS NOTED ON DRAWING AND LOCATED IN VALVE
BOXES, PER DETAILS AND SPECIFICATIONS.

BALL / GATE VALVE SHALL BE LINE SIZED AND LOCATED IN  VALVE BOXES, PER DETAILS AND
SPECIFICATIONS.

FLUSH ALL LINES AND ADJUST ALL HEADS FOR MAXIMUM PERFORMANCE AND TO
PREVENT OVER SPRAY ONTO EXISTING WALKS, DRIVES AND BUILDINGS AS MUCH AS
POSSIBLE. THIS SHALL INCLUDE SELECTING THE BEST DEGREE OF ARC TO FIT EXISTING
SITE CONDITIONS.

INSTALL ELECTRICAL HOOK UP FOR CONTROLLER, INSTALL NO. 14 UF DIRECT BURIAL
IRRIGATION WIRE (WHITE COMMON, DIFFERENT COLOR PILOT FOR EACH CONTROLLER)
USE EPOXY CONNECTORS AND BURY WIRE A MINIMUM OF EIGHTEEN (18) INCHES IN
DEPTH, BUNDLE AND TAPED TOGETHER EVERY TEN (10) FEET. FORM EXPANSION COILS
AT EACH VALVE AND CHANGE OF DIRECTION. INSTALL WIRING IN PVC SCH 40 SLEEVES
UNDER PAVING.

INSTALL ALL EQUIPMENT AS SHOWN IN THE DETAILS AND SPECIFICATIONS, CONTRACTOR
SHALL BE RESPONSIBLE TO COMPLY WITH LOCAL CITY, COUNTY AND STATE
REQUIREMENTS FOR BOTH EQUIPMENT AND INSTALLATION.

DO NOT WILLFULLY INSTALL THE SYSTEM AS SHOWN WHEN IT IS OBVIOUS IN THE FIELD
THAT UNKNOWN OBSRTUCTIONS OR GRADE DIFFRENCES EXIST THAT MIGHT NOT HAVE
BEEN KNOWN DURING DESIGN. SUCH CONDITIONS SHALL BE BROUGHT TO THE
ATTENTION OF THE OWNERS AUTHORIZED REPRESENTATIVE. IN EVENT THIS NOTIFICATION
IS NOT GIVEN, THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR ANY
NECESSARY REVISIONS.

DRAWINGS ARE DIAGRAMMATIC. EQUIPMENT SHOWN IN PAVED AREAS ARE FOR DESIGN
CLARIFICATION ONLY AND SHALL BE INSTALLED WITHIN PLANTING AREAS.

ELIMINATE ALL LOW HEAD DRAINAGE AS NECESSARY BY PROVIDING AN IN-LINE CHECK
VALVE.

11.

10.

2.

NON PRESSURE LATERAL SHALL BE PVC SCH 40 WITH SCHEDULE 40 FITTINGS.

PRESSURE MAINLINE TWO (2) INCHES AND LARGER SHALL BE PVC CLASS 315 WITH
SCHEDULE 40 FITTINGS. PRESSURE MAINLINE AND FITTINGS LESS THAN TWO (2) INCHES
SHALL BE PVC SCHEDULE 80.

8.

9.

7.

6.

3.

NOTES:
1.

ALL HEADS ARE TO BE INSTALLED WITH THE NOZZLE, SCREEN AND ARCS SHOWN ON THE
PLANS. ALL HEADS ARE TO BE ADJUSTED TO PREVENT OVERSPRAY ONTO BUILDING,
WALLS, FENCES AND HARDSCAPE. THIS INCLUDES BUT IS NOT LIMITED TO, ADJUSTMENT
OF DIFFUSER PIN OR ADJUSTMENT SCREW, REPLACEMENT OF PRESSURE COMPENSATING
SCREENS, REPLACEMENT OF NOZZLES WITH MORE APPROPRIATE RADIUS UNITS AND THE
REPLACEMENT OF NOZZLES WITH ADJUSTABLE ARC UNITS.

ALL PIPE UNDER PAVED AREAS TO BE INSTALLED IN A SCH. 40 SLEEVE TWICE THE
DIAMETER OF THE PIPE CARRIED. ALL WIRE UNDER PAVED AREAS TO BE INSTALLED IN A
SCH. 40 SLEEVE THE SIZE REQUIRED TO EASILY PULL WIRE THROUGH. ALL SLEEVES TO
BE INSTALLED WITH A MINIMUM DEPTH AS SHOWN ON THE SLEEVING DETAILS. SLEEVES
TO EXTEND AT LEAST 12" PAST THE EDGE OF THE PAVING.

ACTUAL LOCATION FOR THE INSTALLATION OF THE BACKFLOW PREVENTER AND THE
AUTOMATIC CONTROLLER IS TO BE DETERMINED IN THE FIELD BY THE OWNER'S
AUTHORIZED REPRESENTATIVE.

THE CONTRACTOR SHALL VERIFY THE LOCATIONS OF ALL UTILITIES, STRUCTURES AND
SERVICES BEFORE COMMENCING WORK. THE LOCATIONS OF UTILITIES, STRUCTURES
AND SERVICES SHOWN IN THESE PLANS ARE APPROXIMATE ONLY. ANY DISCREPANCIES
BETWEEN THESE PLANS AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE
OWNER'S REPRESENTATIVE.

ALL LOCAL MUNICIPAL AND STATE LAWS, RULES AND REGULATIONS GOVERNING OR
RELATING TO ANY PORTION OF THE WORK ARE HEREBY INCORPORATED INTO AND MADE
A PART OF THESE SPECIFICATIONS AND THEIR PROVISIONS SHALL BE CARRIED OUT BY
THE CONTRACTOR.

CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING POSITIVE DRAINAGE IN ALL
NON-HARDSCAPE / PLANTED AREAS.

ALL QUICK COUPLER VALVES TO BE INSTALLED AS SHOWN ON THE INSTALLATION
DETAILS.

20.

19.

18.

17.

THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS REQUIRED TO PERFORM THE
WORK INDICATED HEREIN BEFORE BEGINNING WORK.

THE CONTRACTOR SHALL OBTAIN THE PERTINENT ENGINEERING OR ARCHITECTURAL
PLANS BEFORE BEGINNING WORK.

13.

16.

15.

14.

12.

ALL IRRIGATION SYTEMS SHALL BE INSTALLED PER GOVERNING WATER AGENCY
STANDARDS, REQUIREMENTS AND SPECIFICATIONS. IF A DISCREPANCY EXISTS BETWEEN
THE GOVERNING WATER AGENCY STANDARDS, REQUIREMENTS AND SPECIFICATIONS AND
THESE PLANS, THE MORE STRINGENT STANDARDS, REQUIREMENTS AND SPECIFICATIONS
SHALL BE IMPLEMENTED.

21.
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Reference Evapotranspiration (ETo) 46.62

Regular Landscape Area

Estimated Total Water Use (ETWU) Total
Maximum Annual Water Allowance (MAWA) Total

Hydrozone # /
Planting

Description

Plant
Factor
(PF)

Irrigation
Method

Irrigation
Efficiency

(IE)
ETAF

(PF / IE)
Landscape

Area (sq.ft.) ETAF X Area

Estimated
Total Water

Use
(ETWU)

**Average Irrigation Efficiency for overall irrigation system shall meet or exceed 0.75 (total of all efficiency
ratings divided by number of hydrozones).

Special Landscape Area (SLA):
Totals (A) (B)

Totals (C) (D)

1

HZ#1 - Shrubs

HZ#2 - Shrubs

HZ#6 - Shrubs

HZ#5 - Shrubs / Basin

HZ#

HZ#

Irrigation Efficiency (IE) Average**

Regular Landscape Areas
Total ETAF x Area

Total Area
Average ETAF

(B) =

(A) =

(B / A) =

All Landscape Areas
Total ETAF x Area
Total Area
Sitewide ETAF

(B + D) =

(A + C) =

(B + D) /
(A + C) =

HZ#7 - Shrubs

HZ#8 - Shrubs

HZ#9 - Trees

HZ#10 - Trees

HZ#11 - Shrubs

HZ#12 - Trees

HZ#13 - Shrubs

HZ#

HZ#

HZ#

WATER EFFICIENT LANDSCAPE WORKSHEET

1
1
1
1
1

Local monthly evapotranspiration rate

Very low water use plant 0.0 - 0.1
Low water use plant 0.2 - 0.3
Medium water use plant 0.4 - 0.6
High water use plant 0.7 - 1.0

Hydrozone Category (a)

Irrigation Method
(b)

ETWU  (Annual Gallons Required) =
(d)

MAWA   (Annual Gallons Allowed) =(e)

ETo - see Appendix A in Water Efficient
Landscape Design Manual.
0.62 is the conversion factor to gallons per sq. ft.
ETAF is Plant Factor / Irrigation Efficiency

ETAF is 0.55 for residential areas

LA is the total landscape of all hydrozone areas in sq. ft.
SLA is the total special landscape area in sq. ft.

ETo (ETo) x (0.62) x (ETAF x Area)

(ETo) (0.62) [(ETAF x LA) + ((1-ETAF) x SLA)]

Filler Pipe for Pools / Spa 1.00
Drip / Sub-Surface 0.90
Drip Emitters 0.90
Bubblers 0.85
Rotors 0.75
Rotators 0.70
Overhead Sprays 0.60

(a)
(b)

(d)
(c)

Irrigation Method
(c)

ETAF is 0.45 for non-residential areas

Area is the Landscaped Area for each hydrozone

(e)

Average ETFA for Regular Landscape Areas must be 0.55 for residential areas and 0.45 or below for
non-residential areas.  Provide totals based on information calculated in Worksheet above.

ETFA CALCULATIONS

= (46.62) (0.62) ((0.45 x 8,827) + (0.55 x 2,063))
= (ETo) (0.62) ((0.45 x LA) + (0.45 x SLA))

MAWA

= MAX. APPLIED WATER ALLOWANCE (GALLONS PER YEAR)
= REFERENCE EVAPOTRANSPIRATION FROM APPENDIX 'A'
   (INCHES PER YEAR)
= ET ADJUSTMENT FACTOR (ETAF)
= LANDSCAPED AREA INCLUDES SPECIAL LANDSCAPE
   AREA (SQUARE FEET)
= CONVERSION FACTOR (TO GALLONS PER SQUARE FOOT)
= PORTION OF THE LANDSCAPE AREA IDENTIFIED AS
   SPECIAL  LANDSCAPE AREA (SQUARE FEET)
= THE ADDITIONAL ET ADJUSTMENT FACTOR FOR
   SPECIAL  LANDSCAPE AREA (1.0 - 0.45 = 0.55)

CALCULATIONS:

MAWA
ETo

0.45

LA
0.62
SLA

0.55

THE PROJECT'S MAXIMUM APPLIED WATER ALLOWANCE (MAWA) SHALL BE
CALCULATED USING THIS EQUATION:

MAXIMUM APPLIED WATER ALLOWANCE:

(CARPINTERIA  =  46.62 IN. / YR.)

MAWA = (ETo) (0.62) ((0.45 x LA) + (0.55 x SLA))
where:

= 148,097.20 GAL. / YR.

MAWA

THE PROJECT'S ESTIMATED TOTAL WATER USE (ETWU) SHALL BE CALCULATED
USING THIS EQUATION:

= (46.62) (0.62) ((0.30 x 990))
0.90

= IRRIGATION EFFICIENCY OF SPRAY:
FILLER PIPE FOR POOLS / SPA (1.00), DRIP / SUB-SURFACE (0.90),
DRIP EMITTERS (0.90), BUBBLERS (0.85), ROTORS (0.75), 
ROTATORS (0.70), AND OVERHEAD SPRAYS (0.60)

= HYDROZONE AREAS (SQUARE FEET)
= PLANT FACTOR (HIGH = 0.7), (MED = 0.5), (LOW = 0.2)PF

HA
IE

ETWU = (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
0.76          0.81

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= ESTIMATED TOTAL WATER USE (GALLONS PER YEAR)
= REFERENCE EVAPOTRANSPIRATION FROM APPENDIX 'A'
   (INCHES PER YEAR)

ETWU
ETo

= (29) (330)

ESTIMATED TOTAL WATER USE

(CARPINTERIA  =  46.62 IN. / YR.)

CALCULATIONS:

where:

= 9,570 GAL. / YR.

CALCULATIONS:

ETWU

ETo = 1.86 + 2.24 + 3.41 + 4.50 + 5.27 +
5.70 + 5.89 + 5.58 + 4.5 + 3.41 + 2.40 +
1.86 = 46.62

Reference Evapotranspiration (ETo) 46.62

Regular Landscape Area

Estimated Total Water Use (ETWU) Total
Maximum Annual Water Allowance (MAWA) Total

Hydrozone # /
Planting

Description

Plant
Factor
(PF)

Irrigation
Method

Irrigation
Efficiency

(IE)
ETAF

(PF / IE)
Landscape

Area (sq.ft.) ETAF X Area

Estimated
Total Water

Use
(ETWU)

**Average Irrigation Efficiency for overall irrigation system shall meet or exceed 0.75 (total of all efficiency
ratings divided by number of hydrozones).

Special Landscape Area (SLA):
Totals (A) (B)

Totals (C) (D)

1

HZ#14 - Shrubs

HZ#15 - Trees

HZ#16 - Shrubs

HZ#17 - Shrubs

HZ#18 - Shrubs

HZ#

HZ#

HZ#

Irrigation Efficiency (IE) Average**

HZ#19 - Trees

HZ#20 - Shrubs

HZ#21 - Shrubs

HZ#

HZ#

HZ#

HZ#

HZ#

HZ#

HZ#

WATER EFFICIENT LANDSCAPE WORKSHEET

1
1
1
1
1

(a)
(b)

(d)
(c)

(e)

0.30 Point Source 0.90 0.33 990 326.70 9,570

Regular Landscape Areas
Total ETAF x Area

Total Area
Average ETAF

(B) =

(A) =

(B / A) =

All Landscape Areas
Total ETAF x Area
Total Area
Sitewide ETAF

(B + D) =

(A + C) =

(B + D) /
(A + C) =

Local monthly evapotranspiration rate

Very low water use plant 0.0 - 0.1
Low water use plant 0.2 - 0.3
Medium water use plant 0.4 - 0.6
High water use plant 0.7 - 1.0

Hydrozone Category (a)

Irrigation Method
(b)

ETWU  (Annual Gallons Required) =
(d)

MAWA   (Annual Gallons Allowed) =(e)

ETo - see Appendix A in Water Efficient
Landscape Design Manual.
0.62 is the conversion factor to gallons per sq. ft.
ETAF is Plant Factor / Irrigation Efficiency

ETAF is 0.55 for residential areas

LA is the total landscape of all hydrozone areas in sq. ft.
SLA is the total special landscape area in sq. ft.

ETo (ETo) x (0.62) x (ETAF x Area)

(ETo) (0.62) [(ETAF x LA) + ((1-ETAF) x SLA)]

Filler Pipe for Pools / Spa 1.00
Drip / Sub-Surface 0.90
Drip Emitters 0.90
Bubblers 0.85
Rotors 0.75
Rotators 0.70
Overhead Sprays 0.60

Irrigation Method
(c)

ETAF is 0.45 for non-residential areas

Area is the Landscaped Area for each hydrozone

Average ETFA for Regular Landscape Areas must be 0.55 for residential areas and 0.45 or below for
non-residential areas.  Provide totals based on information calculated in Worksheet above.

ETFA CALCULATIONS

ETo = 1.86 + 2.24 + 3.41 + 4.50 + 5.27 +
5.70 + 5.89 + 5.58 + 4.5 + 3.41 + 2.40 +
1.86 = 46.62

2,063 2,063

2,063 2,063

POINT SOURCE - SHRUBS / TREES

0.50 P.U. Rotors 0.75 0.66 965.50 637.23 7,391.81

HZ#3 - Trees 0.30 Point Source 0.90 0.33 225 74.25 2,175

= (46.62) (0.62) ((0.30 x 637.23))
0.75

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (254.89)
= 7,391.81 GAL. / YR.

ETWU
POP-UP ROTORS - SHRUBS

HZ#4 - Shrubs 0.50 P.U. Rotors 0.75 0.66 965.50 637.23 7,391.81

= (46.62) (0.62) ((0.30 x 637.23))
0.75

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (254.89)
= 7,391.81 GAL. / YR.

ETWU

= (46.62) (0.62) ((0.30 x 225)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (75)
= 2,175 GAL. / YR.

ETWU

0.30 Drip 0.90 0.33 1,237 408.21 11,957.57

= (46.62) (0.62) ((0.30 x 1,237))
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (412.33)
= 11,957.57 GAL. / YR.

ETWU
DRIP - SHRUBS

= (46.62) (0.62) ((0.30 x 225)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (75)
= 2,175 GAL. / YR.

ETWU

0.30 Drip 0.90 0.33 153 50.49 1,479

= (46.62) (0.62) ((0.30 x 153)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (51)
= 1,479 GAL. / YR.

ETWU

0.30 Drip 0.90 0.33 1,376 454.08 13,301.14

= (46.62) (0.62) ((0.30 x 1,376)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (458.66)
= 13,301.14 GAL. / YR.

ETWU

0.30 Point Source 0.90 0.33 275 90.75 2,658.14

= (46.62) (0.62) ((0.30 x 275)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (91.66)
= 2,658.14 GAL. / YR.

ETWU

0.30 Point Source 0.90 0.33 225 74.25 2,175

= (46.62) (0.62) ((0.30 x 225)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (75)
= 2,175 GAL. / YR.

ETWU

0.30 Point Source 0.90 0.33 440 145.20 4253.14

= (46.62) (0.62) ((0.30 x 440)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (146.66)
= 4,253.14 GAL. / YR.

ETWU

0.30 Point Source 0.90 0.33 275 90.75 2,658.14

= (46.62) (0.62) ((0.30 x 275)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (91.66)
= 2,658.14 GAL. / YR.

ETWU

0.30 Point Source 0.90 0.33 1,700 326.70 9,570

Irrigation Efficiency 0.88

8,827 3,315.84

0.88

83,667.03

3,315.84

148,097.20

= (29) ((3,972.15) + (1,134.65))
= (29) (5,106.80)

8,827
0.38

5,378.84
10,890

0.49

0.30 Drip 0.90 0.33 1,385 457.05 13,388.14

0.30 Point Source 0.90 0.33 300 99 2,900

= (46.62) (0.62) ((0.30 x 1,385)
0.90

ETWU

= (ETo) (0.62) ((PF x HA) + (PF x HA)) + SLA
        0.90          0.85

= (29) (461.66)
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CITY OF CARPINTERIA ARCHITECTURAL REVIEW BOARD 
5775 Carpinteria Avenue Meeting Date:  November 21, 2019 
Carpinteria California 93013 

 ACTION MINUTES 
The meeting was called to order at 5:33 p.m. by Vice-Chair Stein 

ROLL CALL 
Boardmembers present:  Grant Cox 

Richard Johnson 
Jim Reginato 
Brad Stein 

Boardmembers absent:  None 

OTHERS PRESENT:  50 members of the public were in attendance. 

PUBLIC COMMENT: 
1) Jim Taylor submitted a signed petition from members of the Concha Loma neighborhoods

requesting the Design Review Ad Hoc Committee consider the petitioners’ request for the
establishment of an overlay district prohibiting two-story construction within the Concha Loma
neighborhoods.

2) Jason Lusk requested the City consider establishment of a moratorium on new two-story
construction within the Concha Loma neighborhoods while the Design Review Ad Hoc
Committee completes their updates to the Conch Loma Neighborhood Design Guidelines.

3) Harry Manuras acknowledged the differences of opinions amongst the Concha Loma residents.
He believed the ARB was doing a good job of reviewing projects and addressing differing
concerns and unique constraints.

4) Stan Froyd reiterated that the current development review process pits neighbor against neighbor.
He asked about the status of the updates to the Guidelines.

5) Keith Stein thanked the ARB for their help on past projects, citing the Wood Residence as an
example where through the ARB review process, the project was enhanced and made to better fit
the neighborhood character.

PROJECT REVIEW 

1) Applicant:  City of Carpinteria Public Works Department
Project:  14-1719-CUP/CDP
Planner:  Nick Bobroff
Project Location:  5400/5500 blocks of Carpinteria Avenue at Carpinteria Creek
Zoning:  Commercial Planned Development (CPD)/Planned Residential Development (PRD-20)

Hearing on the request of the City of Carpinteria Public Works Department to consider Case 14-
1719-CUP/CDP for final review of a request to remove and replace the Carpinteria Avenue 
Bridge over Carpinteria Creek.  The proposed replacement bridge would be a three-span design 
and would be approximately 15 feet wider than existing in order to accommodate wider bicycle 
lanes and sidewalks on both sides of the bridge.  The new bridge deck would be approximately 
two feet higher in elevation than the existing bridge deck to improve water flow capacity under 
the bridge.  The project includes alterations to the existing Carpinteria Creek bicycle path, 
habitat restoration of portions of the creek corridor in the project vicinity and street/frontage 
improvements approaching both ends of the bridge.  The project site is located along the 5400 
and 5500 blocks of Carpinteria Avenue. 
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ACTIONS, ARCHITECTURAL REVIEW BOARD November 21, 2019 
Continued—Page 2 

Staff and the project design team presented the project history, and revisions in response to previous 
ARB comments. Staff also answered a number of questions from the Boardmembers:  

 Traffic control provided during construction? Yes
 Provision of a permanent stop sign at the intersection? Not at this time
 When is the concrete stain applied? After the concrete is set
 What is the lifetime of the stain? 25-30 years, then needs touch-up
 Will there be an anti-graffiti treatment? Yes, but it’s only good for one use
 Construction duration? Approximately 2 years to construct; monitoring for 5 years
 Reasons for the 3-span bridge design? Provides ability to bridge main low flow channel of

creek with least amount of disturbances to existing Carpinteria Ave roadway conditions.
 What is the design life of the current bridge? ~75-100 years; it is approaching the end of its

design life and no longer complies with current safety and design standards.

Staff noted that, overall, it appeared the project team had successfully responded to all of the ARB’s 
past comments. 

Public Comment:  
Lou Pannizon requested that the red curbing be extended to the east of the Arbol Verde intersection 
on Carpinteria Avenue to improve sight lines to the east. He reiterated the need for traffic control, 
including possibly flag men, during construction at the Arbol Verde intersection. He suggested the 
“1937” date stamp on the bridge be preserved and donated to the museum. 

Sue Skenderian agreed with the above comments. She reiterated how difficult it can be to turn left 
from Arbol Verde onto Carpinteria Ave during traffic. She also asked about new lighting near the 
intersection. 

Jim Taylor requested the City consider the inclusion of a crosswalk across Carpinteria Avenue to the 
nearest west-bound bus stop. 

Dick Weinberg reiterated the concerns over sight lines and was in favor of the provision of bike lanes 
on both sides of the street. 

Boardmember Discussion:  
Boardmember Johnson suggested that the outside faces of the pilasters on the bridge railings be given 
a slight reveal or similar detail to break up the otherwise blank railing design. He also suggested more 
treatments, such as paint or use of a stone veneer, could be added to the bridge railing’s major 
pilasters to further break up the railing design and introduce a rhythm to the railing design. 

ACTION: Motion by Boardmember Johnson seconded by Boardmember Reginato to recommend 
final approval to the Community Development Director with their comments attached. 

VOTE: 4-0 
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ACTIONS, ARCHITECTURAL REVIEW BOARD November 21, 2019 
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2) Applicant:  Nikhil Kamat, NKlosures, Inc. for RAM Hotels
Project:  16-1822-DP/CDP
Planner:  Nick Bobroff
Project Location:  4110 Via Real
Zoning:  Commercial Planned Development with a Residential Overlay (CPD/R)

Request of Nikhil Kamat, NKlosures, Inc, agent/architect for RAM Hotels, to consider Project
16-1822-DP/CDP for a continued preliminary review of a request to demolish the existing
church and all associated improvements and construct a new two-story 72-guestroom hotel.  The
new hotel would have a total floor area of 44,191 square feet and reach a maximum height of 25
feet from finished grade.  The project would include a new 77-space parking lot, site
landscaping, creek buffer restoration component, and stormwater/drainage and frontage
improvements.  The property is a 2.62-acre parcel zoned Commercial Planned Development
with a Residential Overlay (CPD/R) and shown as APN 004-017-022 addressed as 4110 Via
Real.

Staff presented the project, described the revisions made since the ARB’s last review of the project, 
and shared the various options developed by the applicant for responding to the past comments about 
the façade treatments. 

The project applicant explained that their intent was to stay as close to the previously-approved 2017 
design as possible while still responding to ARB suggestions for further refinements. He noted that 
the irrigation plans had been updated to address past ARB comments. 

Public Comment:     
Steve Bunting asked whether any of the proposed creek buffer landscaping would encroach into his 
private access easement. The applicant responded that all landscaping would be located outside of the 
easement. 

Sue Skenderian asked whether there is a plan for the total number of hotels in Carpinteria. Staff 
explained that there is not such a plan, and that hotel developments are typically subject to 
discretionary permit actions. 

Boardmember Discussion: 
Boardmember Cox suggested use of ficus repens (sticky vine) as a possible solution for adding 
landscaping along the east property line wall where this is not much room available for plantings to 
soften the wall. He also asked whether dogs were going to be allowed at the hotel, and if so, if any 
further consideration had been given to providing a suitable outdoor pet area. The applicant explained 
that they had not determined whether pets would be allowed, but if so, pet owners would be able to 
walk the trail within the creek buffer. 

Boardmember Reginato was in support of the revisions to the east-facing façade within the pool 
enclosure. He also expressed support for Option “2,” noting it has good cohesion and gives the 
building a “muted” feel. 

Boardmember Johnson agreed with Boardmember Reginato’s comments and also preferred the 
Option “2” color scheme. He suggested the tips could be left on the top of the wrought iron fence 
pickets along the perimeter walls if it would help with security concerns. 
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ACTIONS, ARCHITECTURAL REVIEW BOARD November 21, 2019 
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Boardmember Stein was also in support of the Option “2” colors. He asked about project lighting; the 
applicant explained a night-sky compliant lighting plan had previously been provided to and reviewed 
by the Board, and that it has not changed other than to reflect the updated site plan layout. 

In response to a question about replacing the row of potted plants along the eastern property line wall 
with the ficus repens, the ARB commented that some of the potted plants could be eliminated but that 
some should be retained to break up the façade and add further interest. 

ACTION: Motion by Boardmember Johnson, seconded by Boardmember Reginato to recommend 
revised preliminary approval to the Planning Commission with their comments attached. 

VOTE: 4-0 

3) Applicant: Don Gragg for Nell & John Able
Project: 18-1909-ARB/CDP
Planner: Nick Bobroff
Project Location: 477 Concha Loma Drive
Zoning: Single Family Residential (20-R-1)

Request of Don Gragg, agent for Nell and John Able, to consider Project 18-1909-ARB/CDP for
preliminary review of a proposal for a remodel and additions of 1,527 square feet to the ground
floor and basement levels of an existing house; a 117 square foot addition to an attached garage;
construction of a pool; and construction of a detached 698 square foot secondary dwelling unit.
The property is a 30,154 square foot parcel zoned Single Family Residential (20-R-1) and shown
as APN 003-370-008, addressed at 477 Concha Loma Drive.

Staff presented the project, describing the background (including the secondary dwelling unit and 
Reasonable Accommodation request). Staff explained that with the exception of receiving input from 
the ARB on revisions in response to past ARB comments, staff had no objections or concerns with 
the project. 

Don Gragg, project agent, explained that he revised the secondary dwelling unit to utilize a butterfly 
roof that would better relate to the design of the primary residence. He also explained that he 
simplified the design of the front entry tower feature on the primary residence. Finally, in response to 
a question from the Board, he explained that the basement-level storage room could be used as a 
garage, if needed, but that it would still require granting of an exception from the City’s limitation on 
one shared driveway for the primary residence and secondary dwelling unit. 

Public Comment:     
Jason Lusk complimented the design, describing it as being respectful of the neighborhood. He 
expressed his support for the project. 

Susan Mailheau asked about the project’s proximity to Carpinteria Creek and whether the owner 
intends to remove any of mature eucalyptus located at the rear of the property as part of the project. 
The applicant responded that no plans for tree removal are included in the project at this time, and 
staff explained that the property is separated from the creek by the Salzgeber Meadow property. 
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MINUTES, PLANNING COMMISSION 
CITY OF CARPINTERIA 
CARPINTERIA, CALIFORNIA 

April 3, 2023 
Regular Meeting 
5:30 P.M. 

CALL TO ORDER and ROLL CALL 
The meeting was called to order at 5:30 p.m. by Chair Benefield. 

Commissioners Present: 
Jane L. Benefield, Chair  
Glenn La Fevers, Vice-Chair 
John Moyer 
Katherine Salant 

Commissioners Absent: 
David Allen 

Others Present: 
Steve Goggia, Community Development Director 
Nick Bobroff, Principal Planner 

CALL TO ORDER & 
ROLL CALL 

PLEDGE OF ALLEGIANCE  
Chair Benefield led the flag salute. 

PLEDGE 

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS - None ANNOUNCEMENTS 

PUBLIC COMMENT - None PUBLIC COMMENT 

CONSENT CALENDAR - None CONSENT CALENDAR 

NEW PUBLIC HEARING 

1) Via Real Hotel
Project # 16-1822-DP/CDP
Address: 4110 Via Real
Applicant:  Kush Nathu, RAM Hotels
Planner:  Nick Bobroff

Hearing on the request of Kush Nathu, RAM Hotels to consider 
Project 16-1822-DP/CDP (application filed April 19, 2016) for 
approval of a Development Plan and a Coastal Development Permit 
to demolish an existing 5,678 square foot former church building 
and all associated improvements, and to construct a two-story, 72-
guestroom, 44,191 square foot hotel and associated improvements 
under the provisions of the Commercial Planned Development zone 
district and Residential Overlay district; and to approve the 
Mitigated Negative Declaration pursuant to the California 

NEW PUBLIC 
HEARING 
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Environmental Quality Act ("CEQA") Guidelines. The MND and all 
documents may be reviewed at the Community Development 
Department, 5775 Carpinteria Avenue, Carpinteria. The application 
involves APN 004-017-022, addressed as 4110 Via Real. 

DISCLOSURE OF EX PARTE COMMUNICATIONS 
Commissioner Moyer disclosed that he drove by the west side of the 
property on Friday to look at the agricultural property. Chair Benefield said 
she drove around the entire property on Wednesday. 

Principal Planner Nick Bobroff presented the staff report. He said staff was 
recommending approval of the project with an amendment to incorporate a 
letter from Public Works’ regarding Conditions of Approval. 

Mr. Bobroff proceeded to answer commissioners’ questions about the 
project. Topics included the number of parking spaces provided for staff 
(five with four employees expected per shift), at what point it’s verified the 
operator is in compliance with business regulations (upon Certificate of 
Occupancy), the location of the main entrance (in the interior parking lot), 
and details on how low-cost rooms will be administered (advertising is 
required but stops upon rooms not booked at a certain point), whether a 
shuttle had been considered (no) and coordination of infrastructure fees 
with agencies. Regarding fencing, he explained a six-foot block wall is 
proposed and there will be no fencing facing Via Real. 

PUBLIC HEARING OPENED 

Kevin Cohen, agent representing the landowner, described the hotel as 
family-run and family-oriented. He said they are in acceptance of the 
Conditions of Approval. He commented that a hotel shuttle is a great idea. 
He clarified that there will be no post fencing facing Via Real. 

Kush Nathu of RAM Hotels said he looks forward to being part of this 
community and its beautiful growth. With respect to the specifics of 
providing lower-cost accommodations, he explained the concept is new to 
him and he needs to learn more. He said his base operates out of Amarillo, 
TX, he plans to make periodic visits, and there’s a possibility he will move 
here in the long-term. 

Lynn Ransom, resident of Franciscan Village, said she likes the look of the 
hotel. She said it would be nice to have something upscale, noting there are 
already a lot of low-cost hotels in the area and crime at Sandyland Reef Inn. 
She likes the idea of a shuttle and said the nearby hotels should participate. 
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Bob Franco, resident of Sandpiper Mobile Home Park, described this as the 
wrong project in the wrong place. He said what the community needs 
during a housing shortage is affordable housing, not hotels. He questioned 
where the hotel’s low-paid employees would live. He also questioned why 
there is no Environmental Impact Report for a project of this size, noting 
there might be a strain on water later. He spoke about how hotels generate 
low-paying jobs and increase demand for low-cost housing. He described 
the location as perfect for a project such as Casa de las Flores. He said we 
should question how every project will affect climate change. He 
recommended denial of the project. 

PUBLIC HEARING CLOSED 

Commissioner Moyer expressed concern about what the hotel is going to 
pay its employees but said the labor shortage will require paying them 
more. He likes that the project was reduced from 150 to 77 rooms and said 
it will eliminate the strip-mall character of the area. He also likes its 
landscape features. He expressed his support. 

Commissioner La Fevers pointed out there are a lot of potential locations in 
Carpinteria for affordable housing, with this location good for this kind of 
project. He said we have enough low-cost hotels and appreciates having 
some that are higher end. He commented on the evolution of the project and 
how it is better than when it started. He added that we have a 
comprehensive Mitigated Negative Declaration (MND) and rigorous review 
process. He said he supports the project as proposed. 

Commissioner Salant said she doesn’t have a long history with the project. 
She believes it will not have impacts on the rest of the city due to the site, 
and it fits into the scale of the neighborhood. She noted the benefits of hotel 
visitors patronizing local businesses. She expressed support. 

Chair Benefield described the project as attractive and expressed relief that 
it is under 30-feet. Among other things, she described the landscaping as 
beautiful and said she likes the idea of looking into a shuttle. She expressed 
her support. 

MOTION 
Commissioner La Fevers moved that the Planning Commission adopt 
Resolution PC-23-004 thereby approving Project 16-1822-DP/CDP to 
allow the removal of an existing church and all associated improvements, 
and the construction of a two-story 72-guestroom hotel and associated 
improvements, and to approve and certify the Mitigated Negative 
Declaration prepared for the project pursuant to the CEQA guidelines. This 
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project location is 4110 Via Real and also includes Condition 75, which 
incorporates the Public Works Conditions of Approval into the project 
Conditions of Approval. Commissioner Moyer seconded the motion. 
Motion passed 4-0 by the following roll call vote: Salant voted yes, Moyer 
voted yes, La Fevers voted yes, and Benefield voted yes. 

OTHER BUSINESS - None OTHER BUSINESS 

MATTERS PRESENTED BY COMMISSIONERS - None MATTERS 
PRESENTED 

DIRECTOR’S REPORT 

2) Architectural Review Board Meeting Minutes of January 26, 2023,
and February 16, 2023

3) City Calendar for the month of April 2023
4) Planning Activity Report as of March 30, 2023
5) Building Permit Report as of March 30, 2023

DIRECTOR'S REPORT 

ATTENDANCE OF PLANNING COMMISSIONERS FOR THE 
NEXT MEETING OF MONDAY, May 1, 2023 – All present indicated 
they could attend. 

Commissioner Moyer commented that he found the APA’s planning boot 
camp invaluable. Community Development Director Steve Goggia said he 
would look for information on an upcoming one for commissioners to 
attend. 

ATTENDANCE FOR 
NEXT MEETING 

ADJOURNMENT – Chair Benefield adjourned the meeting at 6:46 p.m. 

     ___________________________ 
   Secretary, Planning Commission 

ATTEST: 

___________________________ 
Chair, Planning Commission 

ADJOURNMENT 
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