Architectural Review Board
Meeting Agenda

Thursday, July 11, 2024 at 5:30 p.m.
City of Carpinteria, Council Chamber
5775 Carpinteria Avenue, Carpinteria, CA 93013

In-Person Meeting and Virtual Participation Options

Attendance:

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) on your computer, tablet or smartphone.

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
on your phone.

Join the City’s Zoom webinar from your computer, tablet, or smartphone

by CLICKING HERE. Alternatively, you can join the Zoom webinar by logging on
to zoom.us, downloading the application, selecting "Join Meeting", and entering
Webinar ID 847 8623 3577.

Public Comments:

Provide a live public comment during the in-person meeting 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.

Submit a written comment (as either a general public comment or on a specific
agenda item) to be distributed to the 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) the eComment link on the City's
agenda website (https://carpinteriaca.gov/city-hall/agendas-meetings). Please
reference the agenda item to which your comment pertains. Note that written
comments will not be read into the record during the meeting.



https://carpinteriaca.gov/city-hall/agendas-meetings
https://carpinteriaca.gov/city-hall/agendas-meetings
https://us02web.zoom.us/j/84786233577
https://www.zoom.us/
mailto:PublicComment@carpinteriaca.gov
file://COC5H/CDD/LORENA/Agendas/ARB/2022/(https:/carpinteriaca.gov/city-hall/agendas-meetings)

e 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 (typically, the practice has
been up to 3 minutes per speaker on each item). At the end of your comment,
staff will once again mute your microphone.

Architectural Review Boardmembers:

Brad Stein, Chair

Amy Blakemore, Vice Chair
Richard E. Johnson
Richard Little

Patrick O’Connor

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



Project: Bono Duplex Addition & Remodel, Project 23-2237-CUP/CDP/ARB
Address: 4788 & 4792 Dorrance Way

Applicant: Dylan Chappell, architect, for Brandon Bono

Planner: Syndi Souter

Request of Dylan Chappell, architect for Brandon Bono, to consider Project 23-
2237-CUP/CDP/ARB for final review of a proposal to construct a new 371
square-foot second-story addition to the existing 1,781 square-foot single-story
duplex and to convert the existing 354 square-foot carport into a two-car garage.
The resultant duplex would be 1,798 square feet in size with an attached 354
square-foot two-car garage, for a total size of 2,152 square feet. The maximum
height of the duplex would be 21.5 feet above existing grade. The property is a
4,400 square-foot parcel zoned Planned Residential Development (PRD-20), and
shown as APN 003-435-006, addressed as 4788 and 4792 Dorrance Way.

Project: Pfaff New Residence, Project 23-2209-ARB/CDP
Address: 5559 Calle Arena

Applicant: Jon Starr, designer, for Mark and Megan Pfaff
Planner: Syndi Souter

Request of Jon Starr, designer, for Mark and Megan Pfaff, to consider Project 23-
2209-ARB/CDP for continued preliminary review of a proposal for a new 2,631
square-foot two-story single-family residence with an attached 401 square-foot
two-car garage on a vacant lot, for a total size of 3,032 square feet. The height
would reach a maximum of 20.7-feet above finished grade. The proposal also
includes new landscaping, hardscape, fencing, and walls. The property is a 7,583
square foot parcel zoned Single Family Residential (6-R-1) and shown as APN
003-382-012, addressed as 5559 Calle Arena.

Project: Johnson Garage, Project 24-2285-CDP/ARB
Address: 4975 Sawyer Avenue

Applicant: Briana Rios, Sherry & Associates, Architects
Planner: Brian Banks

Request of Briana Rios, Sherry & Associates, for Aaron Johnson, to consider
Project 24-2285-CDP/ARB for preliminary and final review of a request to
demolish all unpermitted accessory structures and to construct a new 471
square-foot two-car garage and 64 square foot spa. The existing driveway and
landscaping are proposed to remain. The maximum building height would reach
13 feet-3 inches. The property is a 6,970 square foot parcel zoned Planned
Residential Development (PRD-20) and shown as APN 003-153-017, addressed
as 4975 Sawyer Avenue.



OTHER BUSINESS

CONSENT CALENDAR

3. Action Minutes of the Architectural Review Board Meeting of May 30, 2024
MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL
MATTERS PRESENTED BY STAFF

MATTERS PRESENTED BY BOARDMEMBERS

ATTENDANCE OF BOARDMEMBERS FOR THE NEXT MEETING
ADJOURNMENT

The next regular Architectural Review Board meeting will be held on
Thursday, July 25, 2024.

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 814.12.020(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 Wednesday, July 3, 2024 in the Community Development
Department, on the City Hall Public Notices Board, and on the City Website.


mailto:LorenaE@carpinteriaca.gov




CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of July 11, 2024

Agenda Item #1

COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW
Project: 23-2237-CUP/CDP/ARB Planner: Syndi Souter
Address: 4788 & 4792 Dorrance Way
APN: 003-435-006
Zoning: Planned Residential Development District (PRD-20)
Applicant:  Dylan Chappell, architect, for Brandon Bono
Project Review: 1 Conceptual

L] Preliminary

1 Final
| PROJECT DESCRIPTION |

The proposed project would allow the construction of a new 371 square-foot second-story addition to
an existing 1,781 square-foot single-story duplex and the conversion of an existing 354 square-foot
attached carport into a two-car garage. The resultant duplex would be 1,798 square feet in size with an
attached 354 square-foot two-car garage, for a total size of 2,152 square feet. The project would benefit
the unit addressed as 4788 Dorrance Way with the addition of a new primary suite and an interior
remodel. The maximum height of the duplex would be 21.5-feet above existing grade. New exterior
finishes, doors, and windows are also proposed for the entire structure. New landscaping, hardscape,
and fencing is proposed for the entire parcel.

Final architectural plans are included in Attachment A, and the final proposed colors and materials are
shown in Attachment B.

| PROJECT HISTORY |

On April 27, 2023, the Architectural Review Board (ARB) reviewed a conceptual proposal for this
property (Project #23-2199-CON). The scope of the concept was very similar to the current proposal
and included a new 371 square-foot second-story addition to the existing 1,781 square-foot single-story
duplex with the 354 square-foot carport proposed to remain. The Board’s reaction to the conceptual
proposal was generally positive, with comments to enclose the carport to become a two-car garage, add
a deck/balcony to the front of the second-story addition, include a landscaping plan with the formal
application submittal, support for the proposed blue entry doors, and to be mindful of Sea Level Rise
and flooding impacts with the project design.

As part of this project’s formal application submittal, the plans were revised to address the ARB’s
comments from the conceptual review and included: 1.) conversion of the carport to a garage, 2.) the
addition of a balcony to the front of the second-story addition, 3.) keeping the blue entry doors, and 4.) a
new hardscape/landscaping plan for the property. The project received preliminary review by the ARB on
December 14, 2023 and the Board was supportive of the revisions to the plans as proposed. The main



Bono Duplex Addition & Remodel; 23-2237-CUP/CDP/ARB
Final ARB Review, July 11, 2024
Page 2

comment from the Board was to study the addition of vines along the fences fronting Dorrance Way and
Holly Avenue, and along the northern property line.

The Planning Commission reviewed the project at their April 1, 2024 meeting. Prior to that meeting,
the landscaping plans were revised to include vines on the front fences along Dorrance Way and Holly
Avenue (the addition of vines to the fence on the northern property line was determined to be
infeasible by the project’s landscape architect). At the meeting, the Planning Commission voted 4-0
(Benefield recused) to approve the project as presented.

The ARB Meeting Minutes from April 27, 2023 and December 14, 2023 are included as Attachment C,
and excerpted sheets from the Preliminary Architectural Plans are in Attachment D.

| PROJECT ANALYSIS |

The final plans have been revised in response to the ARB’s comments to include vines on the front fences
along Dorrance Way and Holly Avenue. The project’s landscape architect determined that the addition of
vines to the fence along the northern property line would be infeasible. The architectural details for the
project can be found on Sheets A6.0 and A6.1, and the structural details can be found on Sheets S101,
S102, and S301. The proposed exterior light fixture and specifications are shown on Sheet G1.0. Overall,
staff is supportive of the project as proposed and believes it has satisfactorily responded to the ARB’s
previous comments.

The Board’s comments on the revisions to the plans in response to their preliminary review
comments would be appreciated.

| SUMMARY OF ISSUES |
e Architectural style and detailing;
e Compatibility with the neighborhood and the “small beach town” character;
e Views from street frontages, including the proposed garage doors;
e Proposed exterior light fixture and “night-sky” compliance; and
e Fencing, landscaping, and hardscape improvements.

| 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 Plans

Attachment B- Proposed Final Colors and Materials Board

Attachment C- ARB Meeting Minutes from April 27, 2023 and December 14, 2023
Attachment D- Excerpted Sheets from the Preliminary Architectural Plans (Superseded)



Attachment A
Final Architectural Plans

Bono Duplex Addition & Remodel
Final ARB Review
July 11, 2024
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Attachment B
Proposed Final Colors and Materials Board

Bono Duplex Addition & Remodel
Final ARB Review
July 11, 2024
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Attachment C
ARB Meeting Minutes from April 27, 2023 and
December 14, 2023

Bono Duplex Addition & Remodel
Final ARB Review
July 11, 2024



ACTIONS, ARCHITECTURAL REVIEW BOARD = April 27, 2023 =
Continued—Page 4

Boardmember Blakemore suggested the use of Arbutus marina for the two front yard trees. She also
suggested the applicants may want to consider some vertical landscaping along the rear yard for
privacy and screening from neighbors’ properties.

Boardmember Stein commented that it is a great project and he liked the look of it as presented. He
was glad to see the project would utilize existing grades and raised floor foundation to address flood
hazards rather than a raised fill pad, and that building heights were measured from existing grade.

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

VOTE: 3-0

o Project: Bono Duplex Addition & Remodel, Project 23-2199-CON
.~ Address: 4788 & 4792 Dorrance Way

Applicant: Dylan Chappell, architect for Brandon Bono
Planner: Syndi Souter

Request of Dylan Chappell, architect for Brandon Bono, to consider Project 23-2199-CON for
conceptual review of a proposal to construct a new 371 square-foot second-story addition to the
existing 1,781 square-foot single-story duplex. The resultant duplex would be 1,798 square feet
in size with an attached 354 square-foot two-car carport, for a total size of 2,152 square feet. The
maximum height of the duplex would be 21.58 feet above existing grade. The property is a 4,400
square-foot parcel zoned Planned Residential Development (PRD-20), and shown as APN 003-
435-006, addressed as 4788 and 4792 Dorrance Way.

No ex parte communications were disclosed.

Syndi Souter described the conceptual proposal which included a second-story addition and interior
remodel of the existing duplex. She noted that the proposed height was kept lower by maintaining the
eight-foot plate height on the first floor and a plate height of 7.5 feet with open beam ceilings on the
second floor. She explained that several portions of the duplex are legal non-conforming in relation to
the required front, side, and rear setbacks. She added that the new owner has already began to clean up
the appearance of the property, but that the fencing on the property needs a cohesive design.
Boardmember Stein asked why Holly Avenue was considered the front yard when both of the front
doors and addresses were on Dorrance Way, and staff responded that it is unusual, but that is how the
Municipal Code defines the setbacks.

After the presentation, a discussion occurred between staff, the applicant, and the Boardmembers
regarding an oversight on the plans where the front “pop-out” over the garage was not accurately
drawn on the east elevation.

Dylan Chappell, architect, explained that the project would include exterior architectural articulation
and details for both units, including outlookers, rafter tails, knee braces, and beams. The front
(smaller) unit would have a simple interior remodel with new cabinets and paint, and the larger unit
would be significantly remodeled and become the primary dwelling for the owners. He shared that



ACTIONS, ARCHITECTURAL REVIEW BOARD April 27,2023
Continued—Page 5

they would like to add a garage door to the front of the open carport. He added that the lot is very
small, and it is challenging to meet all the required setbacks and solar setbacks.

Public Comment: None

Boardmember Discussion:

Boardmember Stein expressed a preference for the carport to be enclosed into a garage, if feasible. He
cautioned the applicant team about the impacts of Sea Level Rise and flooding on the design of the
project.

Boardmember Johnson suggested the applicants could explore opportunities to incorporate a small
second floor deck or balcony over the carport into the proposed plans, and he liked the blue doors.

Boardmember Blakemore liked the project and would like to see a landscaping plan as part of the
formal submittal.

ACTION: Public comment received and conceptual feedback provided to the applicant.

VOTE: N/A

—

OTHER BUSINESS: None
CONSENT CALENDAR:
5. Action Minutes of the Architectural Review Board Meeting of March 16, 2023

ACTION: Motion by Boardmember Stein, seconded by Boardmember Blakemore to approve
the Minutes as presented.

VOTE: 3-0
MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL: None

MATTERS PRESENTED BY BOARDMEMBERS/STAFF:

» 4690 Carpinteria Avenue- Windows and Door Replacements: Architect for the business owner
explained the need for upgraded windows and doors for security purposes, including the
replacement of the glass door and side lights on the building’s west parking lot-facing elevation
with a pair of solid French doors instead. The Board consented to the door swap out, but
recommended the architect select a pair of higher quality 4-panel doors instead of the 6-panel
style shown. Window replacements would be with new vinyl clad, double pane windows with
integrated dividers. No objections were raised to the window replacements.

e Dow Building, 4904 Carpinteria Avenue- Exterior Stair Tiles: Pursuant to the ARB’s prior
recommendation for approval of a series of exterior improvements to the subject property, the
project contractor provided samples of the proposed replacement tiles to be used on the
reconstruction of the exterior stairway. The Board agreed that the selected replacement tiles
were a very close match appearance-wise and looked to be of high quality. Boardmember
Johnson noted that the new decorative tiles are slightly larger than the original tiles used on the
stairs and thus the tile seams would not line up perfectly with the Saltillo tile seams. The Board
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locations in response to comments from adjacent neighbors. Mr. Zins also questioned the proposed
tree planter placement in relation to the driveway.

Public Comment: Nick Renfro spoke on behalf of his parents, who reside at 4910 7% Street. Mr.
Renfro expressed privacy concemns about the location of Unit 3’s bedroom windows (second story,
south elevation), and asked if they could be relocated.

Boardmember Discussion:
Chair Stein and Boardmember Blakemore commented that the proposed tree placements will help
mitigate neighbor privacy concerns.

Chair Stein expressed his preference for battens on the utility room door.

Boardmember Blakemore expressed concern that the proposed 24 path lights would be excessive and
suggested that the number should be reduced by half (install every other light).

All Boardmembers expressed their overall support for the project.

ACTION: Motion by Boardmember Little, seconded by Boardmember Johnson, to recommend Final
approval with condition to reduce number of path lights by half (12 total) and to add battens to the
utility room door.

VOTE: 4-0 (Boardmember O’Conner Absent)

Projects: Bono Duplex Addition & Remodel, Project 23-2237-CUP/CDP/ARB
Address: 4788 & 4792 Dorrance Way

Applicant: Dylan Chappell, architect, for Brandon Bono

Planner: Syndi Souter

Request of Dylan Chappell, architect for Brandon Bono, to consider Project 23-2237-
CUP/CDP/ARB for preliminary review of a proposal to construct a new 371 square-foot second-
story addition to the existing 1,781 square-foot single-story duplex and to convert the existing
354 square-foot carport into a two-car garage. The resultant duplex would be 1,798 square feet in
size with an attached 354 square-foot two-car garage, for a total size of 2,152 square feet. The
maximum height of the duplex would be 21 feet above existing grade. The property is a 4,400
square-foot parcel zoned Planned Residential Development (PRD-20), and shown as APN 003-
435-006, addressed as 4788 and 4792 Dorrance Way.

Ex Parte Communications Disclosure: None.

Staff Comments:

Syndi Souter provided a presentation and described the overall scope of work. Ms. Souter described
the updates to the project plans in response to the ARB’s conceptual review comments of: converting
the proposed carport to a garage; adding a deck or balcony to the front of the addition; providing a
landscape plan; keeping the blue entry doors, and to be mindful of future sea level rise/flood impacts
with the project design. Ms. Souter requested the ARB to specifically comment on the project’s
architectural style and massing of the second story addition, neighborhood compatibility, public views
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from street frontages, and landscape/hardscape and fence design. Ms. Souter also presented photos of
the story pole installation and noted the views of the story poles from various vantage points
surrounding the project site.

Applicant Comments:

George Manuras, agent for the owner, provided overall comments on the updates to the project in
response to the ARB’s conceptual review comments and specifically described how the fence location
was chosen. Mr. Manuras expressed concern regarding pushing the fence further into the property
given the small yard and that any required boarder or planting area on the street side of the fence
would be damaged by cars parking along the street frontage. Mr. Bono, the owner, answered
questions re: tree species raised by Boardmember Blakemore and clarified that he is open to a
strawberry tree as an alternative. Mr. Bono and Mr. Manuras responded to questions from
Boardmember Little clarifying the door locations on the ground floor and the related
pathways/circulation, and provided clarification as to the patio locations on each side of the site.

Public Comment: None.

Boardmember Discussion:

Boardmember Blakemore provided overall positive comments regarding the landscape and hardscape
plan, but requested that the applicant consider planting vines on the front yard fence if space allows
considering the proximity to the right of way.

Boardmember Johnson asked Boardmember Blakemore if there is sufficient landscaping proposed
along the northern property line and if there would be room for additional vine plantings. A general
discussion between the applicant and the boardmembers ensued, with the consensus being that the
applicant should explore the opportunity for planter pockets or planted pots to add landscaping along
the northern fence line.

Chair Stein responded to clarifications from Mr. Bono as to how the proposed front fence would align
with the neighbor’s fence, and agreed that pushing the fence back is not required.

The ARB summarized their main comments:
e study opportunities to add plantings (vines) along fence fronting Dorrance Way and Holly
Avenue, and
e study opportunities to add vertical plantings or vines along the north property line.

ACTION: Motion by Boardmember Blakemore, seconded by Boardmember Johnson, to recommend
Preliminary approval with comments to Planning Commission attached.

VOTE: 4-0 (Boardmember O’Conner Absent)

4)  Projects: The Row Business Park Landscape Improvements, 23-2257-DPR/CDP
Address: 4185 — 4198 Carpinteria Avenue
Applicant: Sam Maphis, Landscape Architect, for Carpinteria Business Park Partners
Planner: Brian Banks



Attachment D
Excerpted Sheets from the Preliminary Architectural Plans
(Superseded)

Bono Duplex Addition & Remodel
Final ARB Review
July 11, 2024
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CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of July 11, 2024

Agenda Item #2

COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW
Project: 23-2209-ARB/CDP Planner: Syndi Souter
Address: 5559 Calle Arena
APN: 003-382-012
Zoning: Single Family Residential (6-R-1)
Applicant:  Jonathan Starr, designer, for Mark and Megan Pfaff
Project Review: [J Conceptual

M Preliminary (continued)

] Final
| PROJECT DESCRIPTION |

This is a continued preliminary review of a proposal to construct a new 2,631 square-foot two-story
single-family residence with an attached 401 square-foot two-car garage on a vacant lot, for a total
size of 3,032 square feet. The first floor would contain 2,304 square feet of enclosed living space
with a 238 square-foot covered patio, and the second floor would contain 729 square feet of
enclosed living space. The height would reach a maximum of 20.7-feet above finished grade. The
proposal also includes new landscaping, hardscape, fencing, and walls.

Revised preliminary plans are included as Attachment A. Note that the civil sheets included in the
plan set have not been updated to reflect the current design.

[ PROJECT HISTORY I

On September 29, 2022, the Architectural Review Board (ARB) reviewed a conceptual proposal for
this property (Project 22-2174-CON). The concept proposal was similar to the current proposal and
included a new 2,632 square-foot two-story single-family residence with an attached 401 square-
foot two-car garage, for a total size of 3,033 square feet with a maximum height of 26.5-feet. At the
meeting, seven neighbors spoke during the public comment period. Six of the public commenters
expressed concerns about the size and height of the proposal. One neighbor spoke in support of the
proposal. Three public comment letters were also received for the concept proposal; two of the
letters were in support of the project and one letter reiterated the author’s verbal comments.

The Board’s comments on the conceptual proposal related primarily to reducing the size, bulk, and
scale of the proposal with direction to relocate the second story over the central portion of the
ground floor in the typical “wedding cake” fashion. Other comments included exploring a split-
level design, reducing the plate heights to reduce the overall height, and eliminating the large
windows so that the residence would not look like a lighthouse at night. The Board encouraged the
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applicant to review the design guidelines and listen to their neighbors’ comments for a smoother
process should the project move forward.

The applicant team revised the plans and submitted a formal application that received preliminary
review by the ARB on August 17, 2023. For that meeting, the plans included a new 3,032 square-
foot two-story single-family residence with the same layout as the current design and a maximum
height of 25 feet above finished grade. At the meeting, seven neighbors spoke during the public
comment period. Five of the public commenters expressed concerns about the size and height of the
proposal. Two neighbors spoke in support of the proposal. Five public comment letters were also
received for the preliminary review, all of which expressed concerns about the height and two-story
design of the residence.

The Board’s comments on the preliminary design were similar to their comments at the conceptual
review in regard to the height and asymmetrical massing of the second story. They continued to
have concerns about the large windows and impacts of night light spill-over into the neighborhood,
suggested lowering the plate heights on both levels, and suggested taller plants along the side
property lines for privacy. The Board voted 5-0 to continue the project with direction to revise the
project based on the ARB comments.

The September 29, 2022 and August 17, 2023 ARB Meeting Minutes are included as Attachment B,
excerpted sheets from the Conceptual Plans are included as Attachment C, and excerpted sheets
from the Preliminary Plans are included as Attachment D.

| PROJECT ANALYSIS |

The plans have been revised to address some of the Board’s comments. The changes in response to
the ARB comments are summarized below:
e The overall maximum height has been lowered from 25 feet to 20.7 feet;
e The plate heights are now 9 feet on the first floor and 7.5 feet on the second floor, resulting
in a 1.5-foot reduction in height;
o The finished floor of the residence has been lowered by one foot to an elevation of 36.75
feet above sea level (NAVD 88);
e The roof pitch has been lowered from 4:12 to 3:12, resulting in an additional approximately
1-foot reduction in height;
The roof over the entry has been changed to a pitched roof instead of a flat roof;
A Carolina Cherry Laurel hedge is now proposed along both sides of the property for
additional privacy;
e Gravel cutouts have been added under the proposed olive tree locations; and
e An outdoor lighting plan has been developed and is included on Sheet L-4 of the revised
plans.

Additional changes to the plans since the last preliminary review include:
e The front entry has been redesigned to be more residential in nature with a more noticeable
pathway to the entrance and windows on each side of the front door;
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e The proposed roof material has been changed from a dark gray standing seam metal roof to
a gray corrugated metal roof; and

e Vertical Accoya wood siding, stained black, and Tuscany Silver stone with black metal
windows and doors are now proposed for the exterior finishes of the body (see Sheet A3.3).

The applicant’s written response to the ARB and neighbors’ comments is included in Attachment E.

One recurring ARB and neighbor comment that was not addressed in the revised plans is in regard
to the size of the proposed windows and the amount of glazing. The windows facing the street,
although now proposed with multiple lights, are still larger than the typical residential scale.
Additionally, at night the large windows would be illuminated and could spill light out into the
neighborhood.

In considering the revised project, the following Community Design Element and Design Subarea 5
(“Concha Loma Neighborhood”) Objectives and Policies, and Concha Loma Neighborhood
Residential Design Guidelines that speak to size, bulk and scale, attractive frontage designs, and
preserving the City’s “small beach town” image are particularly relevant and should be used to
inform the ARB’s deliberations:

Citywide Community Design Objectives and Policies

Objective CD-1: The size, scale and form of buildings, and their placement on a parcel should be
compatible with adjacent and nearby properties, and with the dominant neighborhood or district
development pattern.

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

The contemporary style of the proposed residence would remain a departure from the typical
architecture found in the neighborhood. The neighborhood contains a variety of homes of different
ages and styles, but the general architectural themes are more of ranch or cottage styles. The
proposal is more of a contemporary style, and the layout is not centralized on the property like other
homes in the neighborhood. The height of the proposed residence has been lowered by
approximately four feet, via lowering the roof pitch, lowering the plate heights on both the first and
second stories, and lowering the finished floor elevation. The revised proposed maximum height of
20.7 feet is more consistent with the heights of other two-story homes in the neighborhood.
Additionally, the maximum height of the residence as experienced from the street would be 19.7
feet due to the downward slope of the property. In summary, the architectural style is atypical for
the neighborhood, but the reduced height is now in-line with other surrounding two-story homes.

Objective CD-5: The streets of neighborhood interiors should be designed to be the “living rooms”
of the neighborhood, where children and adults can safely play or walk. The design and details of
streets, frontages and buildings should support this objective.
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Policy CD-5a: Main entrances to homes should be oriented to the street. Entry elements such as
porches, stoops, patios and forecourts are encouraged. Such entry elements should be selected for
their compatibility with the adjacent houses and the general neighborhood pattern.

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

The front entry has been redesigned to appear more residential in scale and more obvious from the
street. The pathway to the entrance has been widened, and the front door now has side lights. The
entry now has a hipped roof, which helps to visually tie the two sides of the residence together.
Additionally, the exterior siding is now proposed to be stained black, which would be much darker
than other homes in the vicinity. As discussed above, the architectural style and the proposed
materials would be a contrast to existing homes in the neighborhood.

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

Policy CD-13b: Lighting shall be low intensity and located and designed so as to minimize direct
view of light sources and diffusers and to minimize halo and spillover effects.

The proposed large gable end windows, especially the ones on the second story, could spill light out
onto the surrounding area. The windows have been modified to include more lights, but the window
sizes remain the same. The windows on the north elevation, facing the street, are the primary
concern. Measures should be taken to either reduce the amount of glazing or to provide dark tinting
on the gable end windows to prevent spillover.

In response to the ARB comments, a lighting plan has been prepared for the property. The plan, as
shown on Sheet L-4, includes site and pathway lighting for the new residence. The plan does not
specify any exterior light fixtures for the residence. The lighting plan does include directional up-
lights along the sides of the residence, which would illuminate the residence at night. The up-lights,
combined with the light spillover from the large windows, may cause photo pollution in the
neighborhood.

The Board should provide comments on the proposed windows and lighting plan.

Subarea 5 Objectives and Policies

Objective CDSS-2: Preserve the existing residential neighborhoods and their unique
characteristics, and ensure that new development enhances the neighborhood character.

Objective CDSS5-3: Ensure that new development is sensitive to the scale and character of the

> 6

existing neighborhoods and consistent with the City’s “small beach town” image.

As mentioned previously, the contemplated architectural style would be a departure from the
development pattern found in the neighborhood. Also, two-story development, while allowed in this
neighborhood by the City, continues to be controversial. On recent projects, significant effort has
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been put into trying to minimize the visual prominence of new two-story construction through
careful placement, massing, “nestling,” and use of split-level plans with the topography, in an effort
to preserve the largely single-story character of the neighborhood. The current revised proposal
significantly lowers the height of the residence, but the design remains asymmetrical with the
second-story on only one side of the structure.

Concha Loma Neighborhood Residential Design Guidelines

DG 7: Where unique or varied architectural styles are proposed, design review should ensure
compatibility with the neighborhood. Variation in architecture is not discouraged in the Concha
Loma Neighborhood, but should be compatible with the established mass and scale.

DG 8: The size, scale and form of buildings, and their placement on a parcel, should be sensitive to
the scale and character of the predominantly one-story character of the Concha Loma
neighborhood.

DG 9: Existing one-story buildings should be preserved. Where second floors are proposed, they
should be set back from the first-floor facade and should include extensions of one-story roof
elements or other suitable architectural elements that reinforce the one-story scale of the facade.
Architectural components should feature articulated roof and wall planes as appropriate.

As mentioned above, the architectural style and massing of the second story of the proposed
residence would be out of character with other homes in the area. The proposal could be revised to
have a more centralized layout, possibly with split levels to integrate into the topography, to become
more compatible with the other existing homes in the neighborhood. A revised design could also
explore placing more of the living area on the ground floor, thereby reducing the overall size of the
second-floor mass.

DG 11: Windows and doors should be consistent in design with the theme of a house and when
appropriate should draw from elements in the existing neighborhood.

DG 12: The use of bay windows, dormers, balconies, covered porches and other decorative
elements providing building articulation is encouraged when appropriate to the architecture,

particularly when these elements are oriented toward a public street or break up a fagade of more
than 20 feet.

The proposed residence contains several large windows, most of which face toward the street/north,
south/ocean, or inner rear courtyard. The large windows are consistent with the architectural style of
the proposal, but would appear large in comparison to other homes in the neighborhood. Windows
and doors on the side elevations are limited, in an effort to avoid direct privacy conflicts with
neighbors. The large gable end windows, if left untreated, would also spill light into the
neighborhood at night.
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The Board should comment on the architectural style, height, massing, glazing, fenestration,
colors and materials, and neighborhood compatibility of the revised preliminary design for
the residence.

| SUMMARY OF ISSUES |

Revised height and massing of the proposed residence;
Second story prominence, placement, and design;
Window sizes and locations;

Night lighting and proposed lighting plan;
Architectural style and materials; and

Neighborhood compatibility.

| RECOMMENDATION |

The Board should receive public testimony and provide comments to the applicant and staff. If the
Board feels the project meets the applicable design criteria, the Board may recommend preliminary
approval to the Community Development Director.

| ATTACHMENTS \

Attachment A- Revised Preliminary Plans

Attachment B- ARB Meeting Minutes from September 29, 2022 and August 17, 2023
Attachment C- Conceptual Plans (Superseded)

Attachment D- Preliminary Plans (Superseded)

Attachment E- Applicant’s Responses to Comments



Attachment A
Revised Preliminary Plans
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Attachment B
ARB Meeting Minutes from September 29, 2022
and August 17, 2023

Pfaff New Residence
Project #23-2209-ARB/CDP
Continued Preliminary ARB Review
July 11, 2024
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ACTIONS, ARCHITECTURAL REVIEW BOARD : ——September 29, 2022
Continued—Page 4

)} Project: Pfaff New Residence Concept, Project 22-2174-CON
Address: 5559 Calle Arena

Applicant: Jon Starr, designer, for Mark and Megan Pfaff
Planner: Syndi Souter

Request of Jon Starr, designer, for Mark and Megan Pfaff, to consider Project 22-2174-CON for
conceptual review of a proposal for a new 2,632 square foot two-story single-family residence
with a maximum height of 26.5 feet and an attached 401 square-foot two-car garage, for a total
size of 3,033 square feet. The property is a 7,583 square foot parcel zoned Single Family
Residential (6-R-1) and shown as APN 003-382-012, addressed as 5559 Calle Arena.

No ex parte communications were disclosed.

Syndi Souter presented the project, including an overview of the surrounding area. She noted that the
proposal contains three covered patios that do not count towards the floor area of the residence, but do
add to the perceived size of the residence. Additionally, she described how the lot would be filled to
maintain a single ground floor elevation, which would add to the height of the structure. She
highlighted the objectives, policies, and design guidelines that were most pertinent to the proposal
regarding size, bulk, scale, placement of second stories, and neighborhood compatibility.
Boardmember Reginato asked about the difference between the street and finished grade/finished floor
elevations, and staff responded that the finished floor would be 1.5 feet above the street. He also asked
about the height of the newly constructed Hawkins residence down the street, and staff responded the

| Hawkins project had a maximum height of 23 feet above the street elevation.

Mark Pfaff, applicant, described his family and connection to Carpinteria, and shared that he and his
wife are looking forward to moving to Carpinteria when they retire in a few years. He added that Jon
Starr designed his family’s current residence.

Jon Starr, architect, explained that the architectural inspiration for the design was Sea Ranch, as a
modernistic interpretation of a simple beach cottage. He added that the exterior materials would be
cedar siding and Santa Barbara stone, with glazing to embrace the ocean and mountain views.

Public Comment:

Gail Marshall commented that the design looks like something you would see in Manhattan Beach,
not in the Concha Loma beach neighborhood. She asked if the project team did any research or
consulted the Concha Loma guidelines. She said the design is out of character for the city and
neighborhood. She added that 60% of the Concha Loma residents prefer only single-story homes in
the neighborhood.

David Tucker thought the design was beautiful, but that the top looks like a lighthouse. He added that
the height is a concern and the second story needs to be “wedding-caked” like other two-story homes.

Tyler Mayer (next door neighbor) said he was excited to see new development on the vacant parcel,
and that he likes the design and style, but not the height. He was concerned about the raised grade, the
plate heights, drainage issues from raising the pad, and noise/loss of privacy from the open courtyard

| that opens directly next to his bedrooms and bathrooms. He also pointed out how the street
. improvements in front of the Hawkins residence have impacted parking on Calle Arena because
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-ﬁeopl_e do not drive over the rolled curb to park on the shoulder as they should, but instead | park in the
street blocking traffic.

Sue Skenderian commented that the design with all the windows would light up at night and impact
the neighborhood. She added that the design does not fit in the neighborhood, and the house is too tall.

Jason Lusk said the grade of the filled pad is too high, and the plate heights are too high, which make
the house too dominant. He added that the design fits “above,” not “in” with other homes in the
neighborhood.

Laurie Stout (across the street) shared that she likes the architecture and the offset second story
because it would not block the view from her second story.

|
Tate McCallister commented that Concha Loma contains a mix of home styles, so the design is not out |
of character. He did have concerns about the raised grade and height of the proposal. '

Public comment letters were submitted prior to the meeting by the following individuals. Their
comments are summarized here; copies of the letters are on file with the Community Development
Department.

Tyler Mayer submitted a comment letter, with photographs, that largely mirrored the verbal comments
(summarized above) made during the meeting.

Nathan Wood submitted a letter indicating his support for the project.
Tate McCallister submitted a letter expressive of his support for the project and selected materials.

Boardmember Discussion:

Boardmember Johnson began the discussion by confirming that the fill on the site was not required for
flood elevation purposes, and that the pad could go lower. He suggested a split-level design. He said
that the drainage should be addressed, as the entire neighborhood drains south towards the railroad
tracks and ultimately the ocean. He was open to the contemporary architectural style, but thought the
design was too massive and too tall for the neighborhood. He likened the style to a house built out of
shipping containers stacked and put together. He commented that the second story should be
centralized and “wedding-caked” like most of the other two-story homes in the neighborhood, and
long linear elevations should be broken up and articulated. He appreciated the use of natural materials
on the exterior, but warned that the Light Reflective Value (LRV) of the metal roof should be 60 or
less. He commented that the project will need to meet all of the water efficiency and stormwater
management regulations. He advised the applicant to lower the design, center the second story,
significantly lower the plate heights, and to modulate the elevations.

‘ Boardmember Reginato agreed with the neighbors’ and Boardmember Johnson’s comments,
especially about centering the second story. He added that the eastern elevation is too tall and too

| massive. He thought the architecture was okay with the natural materials, but was concerned about all

' the glass lighting up at night (like a lighthouse). He urged the applicants to have night-sky friendly

i. lighting, and not to allow any light to go over the property lines. He directed the architect to review

the Concha Loma design guidelines. He suggested the front fence should be moved back from the
!___gtrﬁeLtgallgw for landscaping in front and space for car doors to open, and that taller side yard
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applicant about wall/fence heights and drainage issues and patterns in the neighborhood. He advised
the applicant to review the design guidelines and listen to their neighbors to get thorough the review
process faster.

Boardmember Blakemore applauded the applicant for working with their neighbors on the design
process. She agreed with the other Boardmember’s comments that the size, bulk, and scale is an issue.
She liked the architecture and thought it could work in the neighborhood, but just not with the
proposed size or amount of glazing. She added that the design is “maxed out” and is only 0.20 square
feet away from the 40% maximum. She suggested to pull the design back from the property lines to let
| more air and green into the project.

| ACTION: Public comment received and conceptual feedback provided to the applicant.

. VOTE: N/A

OTHER BUSINESS: Staff introduced newly appointed ARB Boardmember Patrick O’Connor.
Boardmember O’Connor will join the ARB for deliberations beginning the next scheduled meeting.

CONSENT CALENDAR: None ) — —

MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL: None

MATTERS PRESENTED BY BOARDMEMBERS/STAFF:
e 5595 Calle Arena Residence Vacation Rental: Boardmember Reginato alleged that this

‘ residence is being used for illegal vacation rentals and asked the City to investigate. Staff

|

|

explained that they have received similar inquiries concerning this property previously, which
has a Home Stay license from the City, and are looking into the matter further.
e Pacific Health Foods. 944 Linden Ave: Boardmember Reginato raised concerns about the

blocking of the storefront windows. Staff noted the matter had previously been referred to
' Building & Safety for follow-up.
i e Motel 6 Lighting & Landscaping Violation Status: Boardmember Reginato inquired about the
status of the compliance efforts for the lighting and landscaping violations. Staff explained that, |
following the last ARB review of the project, the property was sold. The new owner has been
given time to become familiar with the project and assemble a consultant team to either carry
out the project as previously approved or to submit proposed revisions.

ADJOURNMENT

Vice Chair Blakemore adjourned the meeting at 7:30 p.m. to the next regularly scheduled
meeting to be held at 5:30 pm on Thursday, October 13, 2022. All Boardmembers indicated
they expected to be present.

|
Chair, Architectural Review Board |

| ATTEST:
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The applicant added that the solar panels emit EMFs similar to household appliances. Boardmember
Little asked about the EMF of the proposed transformer, and the applicant responded that the new
transformer will have a smaller EMF and lower noise levels than the existing transformer.

Boardmember Blakemore shared that she appreciates the reductions to the scope, but thinks the
project is still too big for a residential area and that the open space should be enhanced and not taken
away and further reduced to accommodate the solar panels. She likes the proposed landscaping plan,
but does not believe that the park management will provide the level of care to nurture the plants. She
added that the location of the new transformer could be problematic for nearby residents. She again
stated that the scale is too much, and is suited for a commercial, industrial, or school setting, not a
residential neighborhood. She said she could not support the modification request to reduce the open
space for a project that would not benefit the residents of the park.

Boardmember O’Connor agreed with Boardmember Blakemore’s comments, and reiterated that the
scale of the project is out of proportion. He felt that the proposed sound from the new transformer
would be at an acceptable level for the surrounding residents. He does not support the modification
request to further reduce the already non-conforming open space area.

Boardmember Little agreed with both of the previous comments, and added that he likes the
landscaping but the project is still too massive. He shared that the decomposed granite in his yard does
track into other areas, so it would be a concern for the tennis court surface.

Boardmember Stein stated that the project would be perfect in another location. He added that the
decomposed granite will be a problem with tracking onto the tennis court. He liked the proposed
landscaping along Sunset Drive, and was not concerned that the EMFs would be an issue. He repeated
that the large scale of the project is suitable for a commercial or school setting, but not in a residential
neighborhood. He does not support the modification to further reduce the open space, especially given
the history of the park maintenance. He concluded by stating he cannot support the project as
presented: the rooftop solar panels on the clubhouse are acceptable, but the arrays and canopies are not
supportable.

A discussion occurred between the Board, applicant, and staff regarding the difference between a
recommendation for denial and a continuance to redesign the proposal.

ACTION: Motion by Boardmember O’Connor, seconded by Boardmember Little, to recommend l
continuance to a future meeting with direction to consider a revised project based on the provided -
ARB input.

VOTE: 4-0

2) ) Project: Pfaff New Residence, 23-2209-ARB/CDP
Address: 5559 Calle Arena
Applicant: Jon Starr, designer, for Mark and Megan Pfaff

Planner: Syndi Souter

Request of Jon Starr, designer, for Mark and Megan Pfaff, to consider Project 23-2209-
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family residence with an attached 401 square-foot two-car garage on a vacant lot, for a total size
of 3,032 square feet. The height would reach a maximum of 25-feet above finished grade. The
proposal also includes new landscaping, hardscape, fencing, and walls. The property is a 7,583
square foot parcel zoned Single Family Residential (6-R-1) and shown as APN 003-382-012,
addressed as 5559 Calle Arena.

Recusals: None

Ex Parte Communications Disclosure: None

Staff Comments: Syndi Souter described the proposed residence and the changes to the design since
the conceptual review in September 2022: the height was reduced to 25-feet, the overall size was
reduced by 1 square-foot, the second story was reduced in size, the covered patio was reduced in size,
the pool and spa were eliminated, and a new landscaping/hardscape plan has been developed for the
project. Photographs of the story poles and other two-story homes in the area were presented for
neighborhood context.

Boardmember Johnson asked about the proposed and required setbacks on the property, and staff
responded that the required side yard setbacks were 6’-8” and the structure would extend to the
setback lines. He also asked about the covered patio, and staff responded that it was not included in
the square footage because it was not enclosed on three sides. He asked about shading the neighbor to
the east, and staff clarified that the guidelines are to prevent shading the northerly neighbor.
Boardmember Blakemore asked, and staff clarified that the eight-foot wall was noted on the western
elevation and that the pool equipment on the south side would be converted to the trash can storage
area.

Applicant Comments: Mark Pfaff, owner, began the presentation by addressing the comments that
were made at the concept meeting. He responded to Gail Marshall’s comment that the proposed two-
story residence was “Manhattan Beach” style and did not fit in. He noted that from conceptual to
preliminary review, they eliminated the fence along the front of the property, removed the pool and
spa at the rear, and removed the covered porch at the front, which pushed the western building face
back 10 ft. In response to David Tucker’s comment that the second story was too high and should
contain only one bedroom, they removed one bedroom from the second story and implemented a
smaller office space. With concerns to light pollution, Mr. Pfaff noted the office space would typically
not be used after 3pm. He reiterated that the overall building height was reduced and the second story
mass was moved back 8 feet. He responded to Tyler Mayer’s concerns about the grading being raised
and privacy on the western side by noting that the western elevation had been changed and the fence
on the western property line raised to 8 ft. The outdoor space on the western half of the residence was
also reduced to address concerns about noise. Responding to a similar concern from Tate McCallister
about the grading, he replied that the property height was lowered. Sue Skenderian was concerned
with the windows and light pollution, and Mr. Pfaff responded they reduced the overall window
coverage and glazing on both stories. He responded to Jason Lusk’s various concerns about the second
story, grading, and overall neighborhood fit by saying that the second story square footage and both
stories’ plate heights were reduced. He summarized by saying that they had tried to address as many
comments as possible.

Later, Mr. Pfaff clarified in response to Steve McMahon’s letter that he intends to use the residence as
_his primary residence once he retires. It would not be used as a second or part-time home.

|
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Mr. Pfaff and Chair Stein reviewed the additional public comment letters submitted at the conceptual
review. Boardmember Little asked the applicants to clarify the dimensions of the front second story
windows. Jon Starr, designer/agent, said that the sill of the window would be 36-42 inches high,
approximately at waist height for someone standing in the second-floor office. The eastern windows
on the second story would be about the same height.

Public Comment:

: Sue Skenderian referenced the Concha Loma design guidelines and emphasized the “small beach

community” feel: She noted that residents have remodeled in the past without dramatically changing
the look of the homes. She praised the split-level design of existing two-story homes in Concha Loma
and voiced her concerns about grading making residences seem taller (citing the Hawkins residence).
She reinforced her love for the neighborhood and asked the applicants to make the design fit in to the
surrounding area as much as possible.

Jim Taylor, who also submitted a letter, highlighted the contentious topic of second stories in Concha

| Loma and emphasized that the neighborhood was originally intended to be single story homes. That

intent was chipped away over time, and he noted it would be unfair now to tell a resident they cannot

have a two-story home when several others exist currently. He expressed again that the proposed

design does not fit in, and referenced the Hawkins house as an appropriate design compromise.

Gail Marshall said she was continually “flummoxed” that the applicants would propose a “Manhattan
Beach design” in the Concha Loma neighborhood. She hopes that the Board will stick to the
neighborhood design guidelines.

Laura Mickelson read from Laurie Stout’s public comment letter, saying that Ms. Stout is thankful for
applicants’ consultation with her, but that both the first and second stories seem “unusually high” and
above other rooflines on the street. Ms. Mickelson commented that she believes the Pfaffs will be
great neighbors, but that the design seems “tall and thin” and “out of scope” for Concha Loma. She
asked the applicants to consider the view of neighbors walking down the street, and to consider a more
neutral, lighter color palette.

David Tucker said that the “passion for the neighborhood will never die,” and that the main issue is
the height. He likes the design, but feels it should not be taller than the Hawkins residence.

Tyler Mayer does not oppose the second story and appreciated the grading changes. He said the
narrow second story is the “lowest visual impact” possible from the street, and has an even lower
impact than the split-level homes on Calle Arena. He noted that the proposed residence would extend
very far back, further than his residence next door.

Tate McCallister agreed with Mr. Mayer’s comments on the high visual impact of split-level homes on
the street, and felt that after seeing the story poles, the proposed residence was less massive than the

renderings made it seem.

Public comment letters were submitted for this item ahead of the meeting. The contents of the letters

are summarized below; copies of the letters are on file with the Community Development Department. |
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Steve McMahon (submitted 8/ 17/23j_wrote that Concha Loma has “a number of houses that sit almost
unused,” and that he firmly believes the oceanside residences on Calle Arena should remain single
story.

Robert Dautch and Elizabeth Pretzinger (submitted 8/17/23) wrote that as residents of Calle Arena,
they oppose the project on the grounds of its size, bulk, scale, and design, which do not fit the
neighborhood character and would impact their views from across the street. They also note their
concerns with the grading and potential flooding issues.

An anonymous commenter (submitted 8/17/23) left several comments on the layout of the home,
concerning the concentration of “living quarters on one side,” the 8-foot wall, and the large windows.
They suggested a split-level design and noted that the entrance made it feel stylistically misplaced in
the neighborhood.

Jim Taylor (submitted 8/17/23) wrote that the Pfaffs should note the contentiousness of past two-story
construction in Concha Loma and that the proposed residence is too tall.

Lorie Stout (submitted 8/15/23) wrote that she has always enjoyed the ocean views from the presently
vacant lot. The Pfaffs have shared the plans with her and accommodated some of her concerns, but she
feels the residence would still be too tall.

Boardmember Discussion: Boardmember Johnson asked the applicants how they plan to manage
drainage through the middle of the property, and Mr. Starr responded that he would need to ask the
civil engineer, but that the overall grade of the site would be raised so that drainage does not flow to
neighboring properties. Boardmember Johnson thanked the applicants for their efforts, and suggested
the eastern elevation could be broken up with some different textures. He felt the project is out of
scale for the neighborhood in general, like the extra-large windows that could be broken down to
smaller, more “residential scale” windows. He felt the two-foot window sills on the second story
office were odd, and should be raised for privacy reasons. He disliked the long, uninterrupted north-
south ridgeline, and suggested it be broken up with perhaps dormers or cross gables. The west
elevation, he noted, is also fairly monotonous and should again be broken up into residential scale
elements. Boardmember Johnson also said that the second story floor height was too tall and should be
lowered, as the volume ceilings would provide additional height. He suggested the first floor could
also be lowered. He noted that neighbors’ privacy concerns should supersede placing more windows
on the side elevations. He felt the second story should be positioned more in the center of the entire
building’s mass, not just the center of the eastern wing.

Mr. Starr responded the proposed second story positioning was to preserve ocean views as much as
possible for neighbors, to which Boardmember Johnson said it is unlikely a neighbor to the north
would be able to see the ocean over the first floor of the proposed residence. He noted the “long
skinny” second story did not suit the neighborhood, and questioned why the garage height was so tall.
He suggested the office space could be nestled at a lower height than the second story bedroom, above
the garage.

Boardmember O’Connor agreed that the dark colors make the structure seem looming. He seconded
concerns over light coming from the large windows at night, but commended the changes that
addressed concerns from the conceptual review. Overall, the scale and mass were still his primary
concerns.
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Boardmember Little said the proposed residence seems “way too large,” and that the glazing and
windows in the front seemed a but much. He felt ok with the 8-foot wall if the neighbor was also ok
with it.

Chair Stein noted that the first-floor plates could be lowered to 8 feet, as vaulted ceilings would add
additional height inside. He recounted the development of neighborhoods in Carpinteria, and reiterated |
the difficulties two story residences have faced in Concha Loma. He suggested that because the
residence would have large windows with a beautiful view at the rear, the front of the residence could
be-designed in a more compatible manner with neighboring homes. Chair Stein emphasized the
neighborhood’s passion for maintaining the small-town charm.

Vice Chair Blakemore noted the plants along the sides of the home should be taller to help bring the
appearance of the height down. She said the plan set needed to be better coordinated to reflect the
same exterior features on the plans and renderings. The lawn in the center of the residence, she
cautioned, may not be able to tolerate standing water. She suggested that plants along the sides of the
home be organized to provide better privacy. Vice Chair Blakemore questioned the water efficiency
worksheet, noting that lawns cannot be medium water use and on a drip system. She suggested
removing the lawn under the olives, which would help the olives fare better and reduce irrigation
needs, and that they implement outdoor lighting.

ACTION: Motion by Boardmember Johnson, seconded by Boardmember Blakemore, to recommend |
continuance to a future meeting with direction to consider revisions to the project based on ARB
input.

VOTE: 5-0

OTHER BUSINESS: None

CONSENT CALENDAR:
3) Action Minutes of the Architectural Review Board Meeting of July 27, 2023 ,

Boardmember Discussion: Boardmember O’Connor requested his comments concerning the
Cardenas Residence project be amended to include his suggested changes to zoning language
related to how maximum allowed building coverage is calculated.

ACTION: Motion by Boardmember Blakemore, seconded by Boardmember Johnson, to approve
the Minutes as amended by Boardmember O’Connor.

VOTE: 4-0 (Johnson abstain)

"MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL: None

"MATTERS PRESENTED BY BOARDMEMBERS/STAFF: None

ADJOURNMENT
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Attachment E
Applicant’s Responses to Comments

Pfaff New Residence
Project #23-2209-ARB/CDP
Continued Preliminary ARB Review
July'11, 2024



SOE RS Starrcemnron :
43 CYPRESS AVENUE + HERMOSA BEACH + GA » 60254
3103766997  STARR-DESIGN.COM

_ s, we have addressed some of the issues brought up both by the board and
neighboring residents. We have dropped the first floor slab height a further 12" down, which is now 2.25 feet lower
than the first concept submittal. The plate height of the first floor has been lowered to 9 feet, 1.5 feet lower than the
first submittal. The height of the second floor had also been dropped to 7.5 feet, down 217 from the original
submittal. This makes the total height drop from the first concept submittal 5.92', and is 2.37' lower than the
previous ARB presentation of 0817.23, as can be seen on the story pole diagram, to an overall height of 20'-8"

We have modified the entry path by placing railroad ties set in a gravel bed that decreases in size and clearly leads
to the entry, which has now also been modified with a pitch roof perpendicular to the main roofs with a solid entry
door and smaller divided sidelights to minimize light spillage and create a smaller scale entry feel.

The driveway has been reduced to 16' and the concrete has been replaced with permeable pavers to reduce
impermeable surfaces.

dent that they cannot have a two-story home, but
to mitigate the effect of the house, we have dropped the height considerably. We have also divided the windows of
the home throughout to drop the apparent scale of them.

We have addressed Laura Mickelson's comments by nesting the upper floor deeper into the roof of the first floor,
and have limited the glass at the entry. As dark color recedes visually, especially when surrounded by planting, we
have decided to keep a darker tone, instead of using light materials, which will make the house seem larger and will
reflect light and heat back onto the neighbors and the street.

In response to Boardmember.Johnson. we have dropped the floor of the house, and will ensure that drainage is
properly maintained to avoid flow onto neighboring properties. We have divided the larger windows to bring down
the scale as requested, and note that as shown in the building sections A4.0, we have upper floor sill heights at

3-6" (although sinking the floor down into the lower roof may make them appear lower). We have lowered height on
both floors as suggested, which also addresses some of Boardmember Little, Boardmember O'Connor, and Chair
Stein's concerns over height. We also note that other than the garage, the main mass of the house is set back 35’
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CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of July 11, 2024
Agenda Item #3

COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW

Project: 24-2285-CDP/ARB Planner: Brian Banks
Address: 4975 Sawyer Avenue

APN: 003-153-017

Zoning: PRD-20

Applicant:  Briana Rios, Sherry & Associates, for Aaron Johnson

Project Review: L1 Conceptual
1 Preliminary/Final

| PROJECT DESCRIPTION |

This is a preliminary and final review of a request to demolish all unpermitted rear yard
accessory structures and to construct a new 471 square-foot two-car garage. The existing
driveway, fences/gates and landscaping are proposed to remain. The garage would reach a
maximum height of 13 feet-3 inches. A separate application for an Accessory Dwelling Unit
attached to the proposed garaged is being processed separately and is not subject to review by the
Architectural Review Board pursuant to state law and local ordinance.

Preliminary/final architectural plans are attached as Exhibit A, and Color and Material
information is attached as Exhibit C.

| PROJECT SETTING |

The project site is located in the Downtown / Old Town neighborhood, near the Downtown Core,
and consists of a 6,970 square foot corner lot at the intersection of Linden Avenue and Sawyer
Avenue. The property is developed with a one-story single-family residence and several
unpermitted accessory structures including storage sheds, storage containers, wet bar structure
and sauna. A site photograph exhibit is attached as Exhibit B.

The neighborhood is made up of a variety of residential and commercial uses. Immediately
adjacent to the subject property are a multi-unit condominium development to the west, a multi-
unit residential development across Linden Avenue to the east, a multi-unit residential
development to the south, and the “Beach Walk™ condominiums across Sawyer Avenue to the
north.

The site is zoned Planned Residential Development (PRD-20) and has a Medium Density
Residential (MDR) Land Use Designation. The property is not subject to any overlay districts.
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Project History

As a result of an enforcement investigation regarding unpermitted construction and the presence
of unpermitted structures, Community Development Department (CDD) staff met with the new
property owner at the site on October 11, 2023 to view the potentially unpermitted structures and
to determine options to abate any identified code violations. As zoning and building violations
were confirmed upon the site inspection, a formal code enforcement case (CE-23-0512) was
subsequently opened on November 1, 2023. In response to the enforcement action, the property
owner engaged an architectural firm to prepare the required plans and application materials,
which were submitted on March 15, 2024.

The proposed demolition/removal of the unpermitted structures will cure the outstanding
violations. In addition, the proposed two-car garage would satisfy the covered parking
requirement for the property because the previously existing garage that served the existing
single-family residence no longer exists (having been demolished by a previous owner).

| PROJECT ANALYSIS |

Carpinteria Municipal Code

Pursuant to Carpinteria Municipal Code (CMC) § 14.54.40.1.a - Parking, two parking spaces
within a garage are required to serve a lot developed with a single-family residence. While
development within the PRD zone typically requires approval of a Development Plan in addition
to a Coastal Development Permit (CDP), pursuant to CMC § 14.14.20.1, a Development Plan
shall not be required for accessory structures on single-family lots or in multiple developments of
less than five units. In the instant case, the lot is developed with only a single-family residence
and the proposed two-car garage would replace a garage which previously existed on the site.
Therefore, approval of a CDP for the proposed two-car garage would bring the property into
conformance with the required parking standard.

The following table identifies the project’s conformance with applicable Planned Residential
Development (PRD) zone district requirements:

Standard Requirement/Allowance Proposal
Setbacks

(CMC 14.14.060)

Front (East) 50 feet from centerline of street or 20 109 feet.
Linden Ave feet from property line, whichever is

greater. (20 ft.)

Street Side (North) 25% of lot width or 15 feet from the 20 feet.
Sawyer Avene property line, whichever is lesser.
(12,5 ft.)
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Side 5 feet 5 feet.
(South)
Rear 15 feet 10 feet*
(East)
Height 30 feet 13 feet - 3 inches

(CMC 14.14.090)

Building Coverage
(CMC 14.14.080)

50% max. (3,485 square feet)

31.4% (2,191 square feet)

Open Space/Landscape
(CMC 14.14.110)

20% min. (1,394 square feet)

56.6% (3,941 square feet)

(CMC 14.54.100)

Number of Driveways
(CMC 14.54.100)

1 Driveway per 65 feet of frontage
(138.5 feet of frontage = 2 driveways

Density 3 Units max. (20 units/acre) 1 Unit (existing single-family res.)
(CMC 14.14.100)

Parking 2 Covered 2 Covered (garage)

(CMC 14.54.040)

Driveway Width 16 feet max. 20 feet*

3 Existing driveways*

Fences, Walls, and
Hedges
(CMC 14.50.050)

When a Development Plan is not
required, CDD may condition a fence
and/or hedge proposal or refer any
proposals to the ARB if the following
findings can be made:

a) That the design and materials of the
fence is compatible with adjacent
property fences and the surrounding
neighborhood; and

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

Sawyer Ave. Frontage: Approx. 6 ft
fence and approx. 8 ft hedge.*

Linden Ave. Frontage: Approx. 8 ft
hedge.*

Vision Clearance
(CMC 14.50.060)

A vision clearance area of not less than
ten feet shall be provided

The required vision clearance is
depicted on the plans, which
requires reducing the hedge at the
corner of Sawyer Ave. & Linden
Ave. to not exceed the existing 38”
wall height within the vision
clearance “triangle”.

* See Zoning discussion below for driveway, fence/hedge, and accessory structure location requirements.




Johnson Garage, 4975 Sawyer Avenue
Preliminary/Final ARB Review, July 11, 2024
Page 4

Accessory Structure Location / Setbacks / Separation

The proposed garage must comply with the provisions of CMC § 14.50.020 - Accessory
Structures, which specifies the allowed uses and locations of accessory structures on a lot. The
relevant provisions are specified below:

§ 14.50.020.3. Accessory structures shall conform to the height requirements and the
Jront and side yard setback regulations of the district. An accessory structure may be
located in the required rear yard setback; provided, that it is located no closer than ten

feet to the principal structure and that it occupies no more than forty percent of the rear
yard.

§ 14.50.020.4. No accessory structure on a corner lot shall be located closer to the street

right-of-way than the principal building on that parcel, nor within any side or front yard
setback area.

§ 14.50.020.5. For a corner lot backing on a key lot, no accessory structure shall be
located closer than ten feet to the rear property line.

The proposed garage complies with each of the requirements listed above. The garage would
comply with the required side yard setback of 5 feet along the southern property line, is not
located within the front yard setback, is located approximately 69 feet from the principal

- building (the existing residence), and is set back from Sawyer Avenue approximately 7 feet

further than the residence. The garage would be partially located within the 15-foot rear yard
setback along the western portion of the property, but meets the required 10 feet distance from
the rear property line which abuts a key lot, and the approximately 125 square feet of the garage

located within the setback area totals approximately 17% of the rear yard setback area; less than
the 40% maximum.

In addition to the requirements of CMC § 14.50.020, a garage must also meet the requirements
of CMC § 14.50.070 - General Yard Regulations. The relevant provisions are specified below:

§ 14.50.70.3. In all residential districts, non-habitable detached structures may be
permitted within the rear yard setback, if the community development department
determines that such structures are compatible with surrounding uses.

§ 14.50.70.4. In all residential districts, no garage shall be so oriented that there is less
than twenty feet of unobstructed driveway space within the property on which to park a
car outside of the garage.

As discussed above, approximately 125 square feet of the proposed garage would be located
within the rear yard setback area. This location is compatible with surrounding uses considering
the approximately 15-foot separation from the proposed garage and the residential development
to the west, and by virtue of the garage design which proposes the garage door oriented north
towards Sawyer Avenue and away from the adjacent residential uses. In addition, the existing
driveway and gate that would serve the garage would remain unchanged; continuing the historic
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vehicular access pattern for the lot. Finally, the proposed garage would be located to provide the
required 20 feet of unobstructed driveway space within the property on which to park a car
outside of the garage, but located entirely on private property.

Driveway Design

The subject property is currently improved with three de-facto driveways on the Sawyer Avenue
frontage, comprised of one apron directly in front of the residence and two driveway gates into
the rear yard. City records suggest this has been an unpermitted, nonconforming condition dating
back to well before the most recent two owners. In 2018, the previous owner demolished and
replaced the rear yard fence along the Sawyer Avenue frontage with the current six foot wood
fence and two sliding electrical gates, without permits. The City sent a compliance order to the
former owner documenting the unpermitted reconstruction and explaining that the property is
limited to a maximum of two driveways, and that one of the driveways must be removed and
restored as public on-street parking area, pursuant to CMC § 14.54.100(a). The former owner
agreed at the time to block off the westernmost driveway and gate with potted plants, thereby
eliminating its use as a driveway and allowing for public on-street parking to occur in front of it,
however this “interim solution” became an ongoing enforcement challenge and it appears the
potted plants were eventually removed.

As part of the current proposed project, the proposed garage would be served by the existing
(still unpermitted) westernmost approximately 20-foot-wide concrete driveway and
approximately 14-foot-wide electric sliding vehicular gate. Pursuant to CMC § 14.54.100, a
residential driveway shall have a maximum width of 16-feet. The existing driveway could be
reduced in width to meet the 16-foot maximum width and still provide adequate access to the
new garage, although the driveway presently does not extend into the right-of-way of Sawyer
Avenue. As part of this project, the unpermitted electric vehicle gate will also require an after-
the-fact building permit.

To remedy the outstanding zoning violation related to the number of driveways, the project must
either abandon the existing concrete apron in front of the residence and replace this area with
landscaping, and/or abandon and remove the eastern driveway gate in the Sawyer Ave fence line.
With the placement of the proposed new garage aligning with the existing westernmost gate,
neither the existing apron in front of the house or the eastern gate are no longer needed to
provide vehicular access to off-street parking areas. Removal of at least one of these driveways
would correct this outstanding zoning violation and restore capacity for public on-street parking.

Linden Avenue and Sawyer Avenue Fence and Hedge

CMC § 14.50.050 - Fences, Walls, and Landscape Plantings, stipulates that fence/hedge
proposals in zone districts subject to a Development Plan (such as the subject project) shall be
reviewed by the Community Development Director (Director) for consistency with the following
findings:

a. That the design and materials of the proposed fence is compatible with adjacent property
fences and the surrounding neighborhood, and
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b. That the proposed fence shall not impede vision or create a hazardous condition for
motor vehicles, bicyclists or pedestrians.

The Director may condition projects which include fences, walls and landscape plantings such as
permitter hedges, or refer these projects to the Architectural Review Board (ARB). The ARB is
asked to review the proposed project against applicable design policies (see General Plan/Coastal
Plan section, below) and the required findings for approval (above), and make a recommendation
to the Director.

The subject property features a 6-8-foot hedge and low CMU wall along its Linden Avenue
frontage, and a 6-8-foot hedge with a 6-foot wood fence and gates behind the hedge on its
Sawyer Avenue frontage. While the existing low wall is permitted, the most recent permit plans
to allow the existing CMU wall and various interior remodel work in 2018 (Permit # 12291)
specified that a new ficus hedge no taller than 3 feet would be allowed along the Linden Avenue
frontage and partially around the corner to Sawyer Avene with the plan notation “New Planting
to front yard to conform to req’d site lines & be drought tolerant.” The 2018 plans did not depict
the existing hedge that spans the Sawyer Avenue frontage from the Linden Avenue intersection
to the eastern property boundary. Therefore, the portion of the hedge from the corner to the
eastern property line would require review by the ARB and approval by the Director. The hedge
along the Linden Avenue frontage and corner with Sawyer Avenue must be cut back to the
maximum-allowed three feet in height.

Design Review

The proposed garage features horizontal wood lap siding, wood trim details, and a matte-finished
dark colored metal roofing. The proposed garage door would be painted wood with matching
wood trim details. The architectural style of the garage is reminiscent of the cottage style of the
existing residence, and the materials, colors and roofing are proposed to match the existing
residence, resulting in a cohesive design for the property’s structures. Staff believes that the
proposed garage design, location, height, and materials are appropriate. However, the project’s
compliance with the City’s Communitywide Design Element policies and objectives with respect
to driveway width, fencing and hedge height requires careful review by the ARB, as detailed in
the policy discussion below.

The Board’s comments on the architectural style, details and neighborhood compatibility
would be appreciated.

General Plan/Coastal Plan Policies

The project site has a General Plan/Local Coastal Plan designation of Medium Density
Residential (MDR). The City’s Community Design Element of the General Plan contains both
general Citywide policies and specific sub-area neighborhood policies. The project site is in
Design Sub-area 2 (Downtown / Old Town neighborhood).
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Land Use Element

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

Policy LU-3b: The Community Design Element shall guide the character of development, and
represent a comprehensive statement of the community’s visual objectives.

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

The proposed garage would bring the property into compliance with the required parking
regulations which require two parking spaces within a garage to serve the existing single-family
residence. A modest garage on a residential parcel, developed in compliance with the CMC
development standards, is a typical type of development that would further the “small beach
town” character of the City by providing an appropriately designed and attractive parking
arrangement for the property. Elimination of one or more of the existing driveways no longer
needed to serve the property would also restore valuable on-street parking in a neighborhood
where public parking is at a premium.

Citywide Community Design Element

Objective CD-1: The size, scale and form of buildings, and their placement on a parcel should
be compatible with adjacent and nearby properties, and with the dominant neighborhood or
district development pattern.

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

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

Policy CD-5b: Garages should not dominate views from any public street.

The proposed garage is modest in size and height, and is designed to meet the minimum covered
parking dimensional requirements. The architectural style of the garage is proposed to match the
existing cottage style of the residence with horizontal wood siding, simple wood trim elements,
painted wood garage door, and matte finished dark colored metal roof. The placement of the
garage on the lot, set back from the Sawyer Avenue frontage beyond the front line of the
residence, and behind the existing six-foot-tall wood fence and gates, ensures that the garage
would be subservient to the residence and compatible with the dominant neighborhood
development pattern which predominantly features modest garages located to the rear of the
residential units.
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Policy CD-5c: Low walls, low fences and hedges should be encouraged along the frontages to
define the edge of the private yard area, where appropriate.

Objective CD-10: Areas with attractive frontage designs should be maintained. New
development should be carefully planned with frontage areas which maintain and enhance the
quality of Carpinteria’s streetscape.

Policy CD-10b: Frontages where residential uses abut a major thoroughfare should include
buffering elements such as yards, forecourts, courtyards, and tree rows. Sound walls are the
most primitive form of buffer and should be used only where other methods are impractical. If
sound walls are used they should be attractive and well landscaped.

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

As previously described, the subject property features a 6-8-foot tall hedge and low CMU wall
along its Linden Avenue frontage, and a 6—8-foot tall hedge with a 6-foot wood fence and gates
behind the hedge on its Sawyer Avenue frontage. As specified above, the Community Design
policies and objectives encourage low hedges and screening plantings which maintain and
enhance the streetscape, and that are consistent with the neighborhood character and in scale
with pedestrians, and that do not create vision safety hazards for pedestrians, cyclists or
motorists. Staff believes that a hedge on the street side of the fence along Sawyer Avenue may be
appropriate if lower in height than presently trimmed to be in scale with pedestrians and prevent
“walling-off” the property from the street.

Similarly, because the existing sliding gate at the center of the Sawyer Avenue frontage would
not be required for vehicular access, an option to infill the sliding gate with matching fence
material and continuing the existing hedge at an appropriate height may allow the project to
better conform to the above policies and objectives, and would correct the outstanding zoning
violation relative to the maximum allowed number of driveways on a corner lot. Alternatively,
the applicant could remove the concrete apron from in front of the residence’s entry on Sawyer
Avenue and restore this area with landscaping, which would also improve the property’s
streetscape appearance.

The Board should comment on the existing sliding vehicular gate and appropriateness of
the existing hedge location and maximum hedge height.

Sub Area 2 Objectives and Policies

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

Implementation Policy 14: Residential streets within the subarea should generally have narrow
vehicle pavement. The curb-to-curb dimension should be a small as possible within the existing
right-of-way to provide ample sidewalks and space for street tree plantings.
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CDS2 Implementation Policy 18: Hedges, walls and picket fences between 30 inches and 42
inches in height are encouraged on the frontage line. Sideyard walls should step down to no
more than 42 inches in height within the front yard setback area.

As noted in the Citywide Community Flement discussion above, protecting and enhancing the
pedestrian character of downtown streets is an important design goal for the City. In keeping
with that, low height fences, walls and plantings are encouraged as a way to define private
property, and screen features such as visible parking areas, while remaining visually unobtrusive
so as to not create the effect of walling off properties from the street or creating an uninviting
street presence. Similarly, limiting the number of driveways on a street frontage reduces the
potential for conflicts between vehicles and pedestrians, and preserves valuable public on-street
parking.

The Board should carefully consider how the existing fence/gate and hedge conforms to the
intent of the above policies.

Implementation Policy 20: Driveways should be as narrow as practical to make pedestrian use
of the sidewalks safer and more pleasant. Parking of vehicles across the sidewalk should be
prohibited and enforced.

As previously discussed, the proposed garage would be accessed by an existing approximately
20-foot concrete driveway. The driveway does not presently extend past the property line and
into the City’s right-of-way, which is presently composed of gravel extending from the paved
surface of Sawyer Avenue to the property line. Should the Public Works Department require a
new apron to join the driveway to the paved street, that portion shall be no wider than 16 feet as
required by the Municipal Code. However, the Board has discretion to review the existing
driveway width in relation to the City’s code requirements and design policies and objectives.
Similarly, because neither the existing sliding gate at the center of the Sawyer Avenue frontage
nor the existing concrete apron in front of the residence would be required for vehicular access,
the Board should consider the existing configuration of multiple vehicular access points for the
property and provide their input on the recommended removal of one or both of these driveways.

The Board should provide input as to the width of the driveway and appropriateness of
having multiple vehicular gates to access the property.

| SUMMARY OF ISSUES |
e Proposed garage architectural style;
e The architectural details and color scheme;
e The street frontages, including walls, gates, driveways and hedge location and height; and
e Compuatibility with the neighborhood and the “small beach town” character.
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| RECOMMENDATION ]

The Board should receive public testimony and provide comments to the applicant and staff. If
the Board finds the proposed project consistent with the applicable design criteria, the Board
should recommend preliminary approval, or if warranted, preliminary and final approval to the
Community Development Director.

| ATTACHMENTS |

Exhibit A - Preliminary Architectural Plans
Exhibit B - Site Photographs
Exhibit C - Colors and Materials
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Preliminary/Final Architectural Plans
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Exhibit B
Photographic Exhibits

Johnson Garage (4975 Sawyer Avenue)
Preliminary/Final ARB Review
July 11, 2024
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SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101 Page 1
PHONE: (805) 963-0986 FAX: (805) 963-0178



4975 SAWYER AVE.

CARPINTERIA, CA 93013
PHOTO PAGES
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@ LOOKING AT NORTH ELEVATION FROM SAWYER AVE

Syeed :
f s 2y

LOOKING AT SOUTH ELEVATION APPROACHING (E) WET
BAR FROM PROJECT SITE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101
PHONE: (805) 963-0986 FAX: (805) 963-0178
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4975 SAWYER AVE.

CARPINTERIA, CA 93013
PHOTO PAGES

(3) APPROACHING WEST ELEVATION OF MAIN RESIDENCE
FROM PROJECT SITE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101 Page 3
PHONE: (805) 963-0986 FAX: (805) 963-0178
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4975 SAWYER AVE.

CARPINTERIA, CA 93013
PHOTO PAGES

APPROACHING (E) SAUNA FROM PROJECT SITE

W

LOOKING AT NORTH ELEVATION FROM PROJECT SITE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101 Page 4
PHONE: (805) 963-0986 FAX: (805) 963-0178



4975 SAWYER AVE.

CARPINTERIA, CA 93013
PHOTO PAGES
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@ APPROACHING (E) FIRE PIT AREA FROM PROJECT SITE
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LOOKING AT SOUTH ELEVATION FROM PROJECT SITE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101
PHONE: (805) 963-0986 FaX: (805) 963-0178
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4975 SAWYER AVE.

CARPINTERIA, CA 93013
PHOTO PAGES

(9) LOOKING EAST ELEVATION FROM PROJECT SITE

SiE i o B R

LOOKING AT NORTH ELEVATION OF MAIN RESIDENCE
FROM PROJECT SITE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 83101
PHONE: (805) 963-0986 FaAX: (805) 963-0178
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4975 SAWYER AVE.

CARPINTERIA, CA 93013
PHOTO PAGES

@ LOOKING AT NORTH ELEVATION FROM PROJECT SITE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101 Page 7
PHONE: (805) 963-0986 FAX: (805) 963-0178



Exhibit C
Color and Material Details

Johnson Garage (4975 Sawyer Avenue)
Preliminary/Final ARB Review
July 11, 2024



4975 SAWYER AVE.

CARPINTERIA, CA 93013
COLOR/MATERIALS SCHEDULE

EXTERIOR SIDING
CUSTOM WHITE TO MATCH (E) SIDING AT MAIN RESIDENCE

DOOR/WINDOW TRIM & MATERIAL TYP. MATTE METAL ROOFING
CUSTOM WHITE TO MATCH (E) TRIMS TO MATCH AT (E) MAIN RESIDENCE
AT MAIN RESIDENCE

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101
PHONE: (805) 963-0986 FAX: (805) 963-0178
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4975 SAWYER AVE.

CARPINTERIA, CA 93013
COLOR/MATERIALS SCHEDULE

(N) 2-CAR GARAGE DOOR
WOOD FRAMED MATERIAL & WOOD PAINTED FINISH
DESIGN INTENT, REFER TOARCH. DRAWING FORACTUAL DESIGN

SHERRY & ASSOCIATES, ARCHITECTS, INC.

608 ANACAPA ST, SUITE B, SANTA BARBARA, CA 93101
PHONE: (805) 963-0986 FAX: (805) 963-0178
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CITY OF CARPINTERIA D R A F T ARCHITECTURAL REVIEW BOARD
5775 Carpinteria Avenue Meeting Date May 30, 2024
Carpinteria California 93013

ACTION MINUTES

The 'r_neej[ing was called to order at 5:30 p.m. by Chair Stein.

ROLL CALL
Boardmembers present: Brad Stein, Chair
Amy Blakemore, Vice Chair
Richard Johnson
Richard Little
Patrick O’Connor

Boardmembers absent: None

OTHERS PRESENT: Approximately 9 members of the pubiic were in attendance.

PUBLIC COMMENT: F % .
Sue Skenderian inquired about the story poles on Calle Arena and indicated that they are in disrepair
and asked how long they need to remain up. Staff provided their contact information and will follow

up.

Bob Franco thanked the ARB for their previous review of the large solar carport project at Sandpiper
Mobile Home Park and the ARB’s decision to not support the project. Bob indicated that solar panels
were installed on the Clubhouse instead, and commented that he and other residents of the park are
happy with that installation instead of the larger solar project.

PROJECT REVIEW

1) Project: Extra Space Storage Signage, Project 23-2253-SIGN/ARB
Address: 6250 Via Real
Applicant: Miriam Hansen, All Pro Signs
Planner: Marysol Smith

Request of Miriam Hansen, All Pro Signs, agent for tenant Extra Space Storage to consider
Project 23-2253-SIGN/ARB for preliminary/final review of a proposal for a new 16.3 square
foot illuminated monument sign. The property is an 8.47-acre parcel zoned Industrial/Research
Park District (M-RP) and shown as APN 001-180-064, -065, -066, and -067 addressed as 6250
Via Real.

Ex Parte Communications Disclosure: None

Staff Comments:

Brian Banks provided a presentation and described the proposed sign project. He provided an
overview of the sign details and how the signs conformed to the sign ordinance requirements, as
reflected in the staff report. Brian answered questions from the ARB regarding the existing monument
sign illumination, if the body of the sign face is illuminated, and confirming that a small wall sign is
also included in the project.
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ACTIONS, ARCHITECTURAL REVIEW BOARD D R A F T May 30, 2024
Continued—Page 2

Applicant Comments:
Eric Garcia, agent, was available to answer questions. He answered a question from the ARB
regarding the light color (Kelvin temperature), and the monument sign material.

Public Comments: None

Boardmember Discussion:

Boardmember O’Connor commented that the proposed 7100K color temperature is too bright and
recommended a “warm white” color temperature instead. He recommended a Kelvin range of 3000K-
4000K.

Chair Stein agreed with Boardmember O’Connor that the color temperature of the LED modules
should be reduced.

ACTION: Motion by Boardmember O’Connor, seconded by Vice Chair Blakemore, to recommend
preliminary and final approval with the condition that the LED color temperature be in the range of
3000K-4000K instead of the proposed 7100K.

VOTE: 5-0

2)  Project: The Palms Restaurant Renovation, Project 24-2291-CON
Address: 701 Linden Avenue
Applicant: Laurel Perez, agent for 701 Linden LLC
Planner: Brian Banks

Request of Laurel Perez, agent for 701 Linden LLC, to consider Project 24-2291-CON for
conceptual review of an interior and exterior renovation of the “Palms” building and conversion
of a portion of the roof to a covered bar and uncovered dining area. The project would include a
restaurant and market/caf€ retail area on the ground floor, a banquet/event space on the second
floor, and a bar and dining area on the roof. The project includes replacement of the non-original
first floor addition along the Linden Avenue frontage with a covered patio dining area, removal
of an existing stairway on the Seventh Street frontage, partial demolition and renovation of the
existing stairway at the rear of the building, the addition of an elevator, and new and renovated
landscaping. The maximum height of the rooftop bar trellis roof would reach 31 feet-eight
inches, with an overall building height to the top of the elevator tower reaching 36 feet-10 inches.
The resultant building would have a floor area of approximately 9,949 square feet and ground
floor and rooftop patio areas totaling approximately 2,546 square feet. A total of 9 parking
spaces would be provided. The property is a 11,453 square foot parcel zoned Central Business
(CB), and shown as APN 003-311-007, addressed as 701 Linden Avenue.

Ex Parte Communications Disclosure: None

Staff Comments:

Brian Banks provided a presentation and described the overall conceptual design and proposed uses on
each level of the building. Brian also provided a summary of the Historic Resources Report prepared
for the project and identified the historically significant architectural features of the building and how
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the proposed project was designed to preserve and/or restore the historic elements. He noted that the
building is a significant historic resource and is eligible for listing as a local landmark. Next, Brian
provided an analysis of the conceptual project’s compliance with the zone district standards and
identified potential parking challenges considering the expanded intensity of use of the building with
the proposed second floor and rooftop areas now being proposed for use rather than just the ground
floor restaurant as previously used for many years. He continued with a discussion of the potential
modifications that would need to be approved by the Planning Commission related to the rooftop
elements exceeding the 30 ft height limit and the proposed front setback encroachment along the
Linden Avenue frontage to accommodate the proposed covered dining terrace right up to the property
line. Finally, Brian provided a summary of his analysis of the relevant General Plan policies that relate
to the conceptual project, as detailed in the staff report. He specifically noted concerns about the
proposed project’s rooftop elements and the related potential inconsistencies with respect to
size/bulk/scale, neighborhood compatibility and noise concerns. Brian concluded his presentation by
requesting the Board’s comments on:

e Consistency with applicable City regulations, including V Overlay requirements;
Adaptive reuse/redevelopment of the historic building;
Compatibility with Downtown Core & “small beach town” character;
Appropriateness and compatibility of new rooftop elements with surrounding downtown area;
Visibility, massing, scale, and height of new rooftop additions; and
Building architecture and design.

Brian answered questions from the ARB regarding acceptance of the provided historic report, the
City’s plans for any future parking structures to accommodate existing and future parking demand.
Brian also clarified questions from the ARB that while parking issues are not exclusively an ARB
issue and are for the Planning Commission to ultimately consider and make determinations, the
ARB’s input on project design and neighborhood compatibility with respect to parking is valuable for
the Planning Commission and/or City Council to consider. Lastly, Brian clarified for the ARB that the
change of use proposed within the “annex” portion (currently a portion of the Oaxaca Fresh
restaurant) would not impact that portion of the project’s non-conforming setback status.

Applicant Comments:

Laurel Perez, land use agent, provided a summary of the overall project design intent with respect to
the proposed use of the building and historic rehabilitation. She clarified the proposed use of the
second-floor spaces as banquet space and for private parties, family celebrations, etc. She also
clarified the proposed use within the small “annex.” She next explained the thought process the
applicant team used to create the rooftop element and acknowledged concerns expressed by staff and
the public comment emails received related to the intensity of use and potential noise impact of the
rooftop use. Additionally, she addressed the findings that would need to be made for the proposed
height modification to exceed the 30 ft height limit for the rooftop bar/restroom structure and believed
the Planning Commission could be make the findings. Finally, she addressed the parking concerns and
indicated the applicant team is committed to making the project work.

Darrell Becker, project designer, provided a brief history of how the conceptual project evolved after
meeting with staff and reviewing the previous conceptual ARB proposal for the hotel project. He
prepared a brief presentation and discussed the primary design elements and his coordination with the
project historic consultants. He related that a lot of thought went into the design, and expressed that
once he went onto the roof, their team immediately thought of how a rooftop element could be part of
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the project given the commanding views. He next displayed the rendering views from various
locations and detailed his thoughts on how the conceptual design minimizes public view impacts. He
related that the proposal within the staff report to consider a simple roof deck without the bar and
restroom elements was not considered because of the safety concern of having patrons on the roof
without supervision.

Elisa Reed, landscape architect, was next to present, and provided a summary of the landscape design
inspiration. She explained how the conceptual landscape plan was prepared to highlight and
complement the existing historic building and historic palm trees on Linden Avenue with additional
palm tree plantings and climate-appropriate landscape palette. She discussed the specific types of
palms being proposed and how they relate to the existing setting and “language.” She concluded her
presentation with a discussion of how the proposed mural on the Seventh Street elevation, in the
“plein-air” style, complements that fagade in a subtle way.

Tim Hazeltine, project historical consultant, summarized his findings that the conceptual project
would comply with the Department of the Interior Standards for treatment of historic structures. He
indicated that he was available to answer any questions.

Elisa Reed answered questions from the ARB as to how the landscape plantings may help screen the
roof top elements and how the planters would be designed to provide the required soil depth needed to

allow the plants to grow to a healthy state.

The applicant team also answered the ARB’s question confirming that a public parklet is not proposed
for this project. The applicant also clarified the seating arrangement around the atrium on the roof.

Public Comments;

Ben Mascari, a local business owner, expressed is support for the project and how it feels appropriate
for Carpinteria.

George Lehtinen, a Carpinteria resident, related how iconic The Palms restaurant is and that it is a
“treasure” to Carpinteria. He encouraged the applicant to bring back something similar to the previous
Palms restaurant.

Roberta Lehtinen, a Carpinteria resident, asked questions of the ARB confirming that there would be a
dumbwaiter to get food to the 2™ floor and rooftop, and confirmed that the project would meet ADA
accessibility requirements. She also indicated that a four-way stop sign should be installed at Eighth
Street and Linden Avenue.

Doug Grant, a third generation Carpinteria resident, expressed his support for the project and hopes
that the Palms can come back with its old charm.

Six public emails were received for the project and were reviewed by the ARB members. The letters
are summarized below; copies of the letters are on file with the Community Development Department.

Christine Brand, a Carpinteria resident, emailed concerns about the overall compatibility of the
project with the “small beach town” character and the noise and privacy impacts of the rooftop
elements on the neighboring residences to the west (rear) of the project. She further expressed
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concern about the noise impacts of deliveries, intensity of use, lighting, and parking_impacts on
the neighboring residences.

Derek Brand, a Carpinteria resident, expressed similar concerns in his email related to the
intensity of use that would result with respect to noise, deliveries, parking and potential for
patrons and employees smoking in the back of the building near the adjacent residences. He
suggested that the City consider implementing a residential parking permit program that would
reduce the likelihood that patrons of the project would park in the residential area and would
more likely would use Lot #3 instead.

Alan Lewis, a Carpinteria resident, expressed very similar concerns as the preceding comment
emails with respect to noise and privacy impacts resulting from the project as well as concerns
about the structural integrity of the existing building and potential geotechnical hazards.

Laura Jimenez, a Carpinteria resident and nearby neighbor, expressed concerns about noise
and parking impacts that would result from the project. She suggests that if the project should
move-forward, strong conditions should be included to limit noise volume and hours allowed
for amplified entertainment. She also wondered if the City would consider permit parking for
the nearby residential area.

Amrita Salm, a Carpinteria resident, expressed concerns about the proposed rooftop
development and intensity of use and that the rooftop elements of the project are incongruent
with the scale and character of the downtown. She further related that a modification to exceed
the height limit would not be appropriate for the historic building and that proposing an
elevator changes the building’s historical impact and features. She also expressed concern
about the potential parking impacts and loss of housing units that would result from the
project.

Virginia Holihan, a Carpinteria resident and adjacent neighbor, expressed very similar
concerns as the other commenters related to deliveries, noise, smoking, congestion, parking,

and intensity of use that would result from the project.

Boardmember Discussion:

Boardmember O’Connor expressed his overall support for the project. He did not have concerns about
the rooftop elements nor the height modification request, and specifically noted that the historic report
supported the design of the rooftop structure being set back to the rear of the building. He further
noted that the conceptual proposal feels appropriate to Carpinteria (as opposed to the previous
conceptual proposal for a hotel) in that this project is more “local” and welcoming to residents and not
Just for guests. He also noted that the original building that burned down was three stories in height.

Boardmember O’Connor recommended that story poles be installed. He further commented that a
better application of the mural may be better for the roof elements to help disguise them, and that the
applicant should lean towards the historical wood windows in as many of the replacements as
possible. He asked the landscape architect about incorporating a Washingtonian palm into the
landscape plan, and she responded that that species is invasive and she’d preferred to use the
Guadalupe palm.
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Boardmember Little expressed his overall support for the project and especially liked the proposed
trellised dining patio along the Linden Avenue frontage. He liked the idea of having activity on the
roof, but as expressed in several of the comment emails, he suggests limiting music to the first-floor
area to reduce noise impacts to adjacent residential areas. He suggested that additional safety features
be included on the roof deck such as additional plantings or other barriers to keep patrons back from
the roof edge. Boardmember Little questioned staff if the City had considered a residential parking
permit program. He was not concerned about the height modification request considering the minimal
requested exceedance of less than two feet.

Vice Chair Blakemore clarified, in response to some of the emailed comments, that the City already
has a no-smoking ordinance that applies to public spaces. She expressed her overall support for the
project and modification request for the setback encroachment for the dining terrace along the Linden
Avenue frontage. She agreed with the other boardmembers regarding limitations on music on the roof,
as well as considering adding additional buffering or walls to limit noise impacts on the residential
areas to the rear of the property. She is supportive of the height modification but asked the applicant to
further explore options to reduce the height, if possible. Vice Chair Blakemore also believes story
poles are required. She was not as supportive of the mural concept as other boardmembers. She
concluded her comments by suggesting the use of more succulent plantings rather than herbaceous
plantings to reduce the amount of required maintenance.

Boardmember Johnson expressed his overall support for the project. He especially liked the proposed
front trellised dining area and believed that element will provide much more light to the interior, and
likewise supported the atrium feature which will bring more light into the building. Boardmember
Johnson was not concerned about the minor height modification request and suggested that it would
not be that noticeable, but agreed that story poles are required to confirm that. He applauded the
rooftop landscape concept to help mitigate concerns about the height of the roof elements. He
suggested a more ornamental approach to the rear stairs such as wrought iron or similar turn of the
century approach to the stairs. He suggested keeping the mechanical well walls as low as possible so
as to not add to the overall height profile. He concluded that colors will be important and careful plant
selection will be important as the project moves forward.

Chair Stein began his comments by thanking the public commenters. He especially liked the design
approach to the front of the building and “annex” idea. He also did not have a concern with the minor
height modification request, although he encouraged the applicant to return the rooftop bar wall to the
south and north sides to help further mitigate noise impacts to adjacent residences. Chair Stein
encouraged the applicant to explore the use of darker colors on the upper portion of the project to
reduce the apparent height, rather than the mural. He agreed that limitations on music on the roof is
important and encouraged the applicant to explore ways to limit smoking at the rear of the building
and stairways. Likewise, he encouraged the applicant to explore ways to limit the noise and intensity
of use of the rear employee break area as it impacts the adjacent neighbors. He also agreed with the
other comments about ensuring safety on the roof area by providing extra barriers to prevent falls from
the roof, and supports the addition of ornamental iron on the back stairs.

Staff asked for the Board’s thoughts on if the project should proceed to a Joint CC/PC/ARB meeting
given the overall positive comments from the ARB. The ARB unanimously agreed that their
comments are clear, and that they don’t see a need for a joint meeting.
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ACTION: No action required - conceptual comments only.

VOTE: N/A - conceptual comments only.

OTHER BUSINESS: None

CONSENT CALENDAR:

5. Action Minutes of the Architectural Review Board Meeting of May 16, 2024.

ACTION: Motion by Boardmember Johnson, seconded by Boardmember O’Connor, to approve the
, minutes as written.

VOTE: 5-0
MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL: None

MATTERS PRESENTED BY BOARDMEMBERS/STAFF: None

ADJOURNMENT

Chair Stein adjourned the meeting at 7:32 p.m. to the next scheduled meeting to be held at 5:30
pm on Thursday, June 27, 2024. All Boardmembers present indicated they expect to be in
attendance.

Chair, Architectural Review Board

ATTEST:

Secretary, Architectural Review Board
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