CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of February 12, 2015
Agenda Item #D-4

COMMUNITY DEVELOPMENT DEPARTMENT

PROJECT REVIEW
Project: 14-1747-CDP Planner: Nick Bobroff
Address: 4640 Ninth Street
APN: 003-242-017
Zoning: Single Family Residential (4-R-1)
Applicant:  Gordon Statler for Terry and Lynda Krausgrill
Project Review: L] Conceptual
M Preliminary
U Final
| PROJECT DESCRIPTION !

This is the preliminary review of a request to demolish an existing 1,251 square foot single
family dwelling and attached accessory structure and replace it with a new two-story 1,944
square foot single family dwelling with attached two-car garage. The new residence would reach
a maximum height of 27 feet 10 inches from finished grade. The project includes new site
landscaping, drainage improvements, hardscape and utility upgrades. No grading or importation
of fill is proposed as part of the project.

Plans are attached as Exhibit A. Story poles for the proposed residence were erected in late
January and have been certified as accurately representing the height and footprint of the
residence. Photographs of the story poles are attached as Exhibit B.

| PROJECT SETTING |

The 4,860 square foot lot is presently improved with a one story 1,251 square foot single family
residence and an attached accessory structure. The existing structures were significantly
damaged in a fire in 2013 and have remained vacant since that time.

The project site is located on the 4600 block of Ninth Street; a narrow residential street west of
Franklin Creek. The property is bordered by single family dwellings to the east and south
(across Ninth Street). A commercial property fronting on Carpinteria Avenue backs up to the
subject property. The vacant lot to the west of the subject property has a pending single family
home under review with the City (i.e., the Schildknecht Residence; Project No. 13-1683-CDP).
The property is located within Community Design Subarea 2 (Downtown/Old Town District).

The site is zoned Single Family Residential (4-R-1) and has a Medium Density Residential
(MDR) land use designation. The property is located within Flood Zone A; the existing property
elevation is approximately 11.6 feet and the Base Flood Elevation (BFE) for the project site has
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been established at 15.6 feet. This means the minimum required Finished Floor Elevation (FFE)
must be 4.5 feet above the existing grade (at 16.1 feet, equivalent to six inches above BFE).

| PROJECT ANALYSIS |

Carpinteria Municipal Code

The following table identifies the project’s conformance with Municipal Code requirements:

Standard Requirement/Allowance Proposal

Setbacks
Front 40 feet from centerline of 32 feet from centerline of street*®

street or 10 feet from property | 14 feet 6 inches from property line

line, whichever is greater.

Sides 3 feet min. East: 4 feet

(East & West) West: 3 feet 4 inches

Rear 15 feet min. 27 feet 9 inches
Height 30 feet max. 27 feet 10 inches
Building Coverage 35% max. (1,701 square feet) | 28.2% (1,369 square feet)
Floor Area Ratio 40% max. (1,944 square feet) | 40% (1,944 square feet)**
Parking 2 spaces in a garage 2 spaces in a garage

*See Setback discussion below

**Gross square footage of the proposed residence measures 2,108.4 square feet; however for the purposes of
caleulating floor area ratio, measurements are taken to the interior face of exterior walls. Additionally, interior
stairwells are only counted once toward the FAR calculation.

*IFront Setback Requirement

The 4-R-1 zoning district requires a minimum front setback of 10 feet from the property
line or 40 feet from street centerline, whichever is the greater. Due to the narrow right-
of-way width of this block of Ninth Street (35 feet), the more restrictive of the two
standards is the 40 feet from centerline requirement which is equivalent to 22 feet six
inches from the property line.

As submitted, the proposed residence would be set back a minimum of 14 feet six inches
to the face of the covered porch columns from the front property line. To comply with
the 4-R-1 setback requirements, the residence must be moved back an additional eight
feet. Given the proposed rear setback is 27 feet nine inches, it appears there is ample
room to make this adjustment, however it will require an update to the proposed
architectural and landscape plans.
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Design Review

The proposed three bedroom, two and one half bathroom residence would have a total square
footage (including the attached two-car garage) of 1,944 square feet and a maximum height of 27
feet 10 inches from finished grade. The residence includes a raised, covered front porch facing
the street. The attached two-car garage is set back farther from the street than the ground floor
living areas and porch to help reduce its prominence. The residence’s total square footage,
(which includes the garage) is the maximum allowed for this size lot pursuant to the Single
Family Residential district’s 40% Floor Area Ratio maximum.

The proposed building height includes approximately a four-foot high raised floor foundation in
order to comply with the required finished floor elevation for this residence (which is
approximately four feet six inches above the existing grade). While the minimum finished floor
elevation must be met, there are several ways by which this can be done (e.g., raised floor
foundation, importation of fill to build up the finished grade, or a combination thereof).
Importing fill to raise the finished grade would allow the building’s raised floor foundation to not
be as tall, which would in turn would reduce the building’s overall height relative to the finished
grade. Other options for mitigating the building’s height such as reducing first and/or second
floor plate heights (from their current nine-foot configuration) should also be considered.

As designed, approximately 832 square feet of the 1,496 square feet of living area would be
placed on the building’s second floor. In this proposed arrangement, the second floor is stacked
on top of the ground floor wall on a portion of the west elevation. Other elements of the second
floor would cantilever out beyond the ground floor approximately two feet along the front, side
(west) and rear elevations. Staff notes the proposed second floor placement/orientation is
somewhat top heavy and may benefit from being stepped in, at least partially, along the various
elevations or reoriented to run more east-west to add more interest and break up the massing of
the home.

Proposed architectural style and materials are appropriate to a cottage-style home. Horizontal
wood siding is proposed for most of the exterior building elevations with a contrasting wood
shingle material used on various building elements such as the porch gable end and the street-
facing second floor elevation. Wood trim would be used to break up wall planes (between the
ground and second floors) and to demarcate changes in exterior finishes. Decorative outlookers
and corbels would be used on gable ends and cantilevered elements of the home. A combination
of gable and hip roofs (all in a four in 12 pitch) are proposed with a composition shingle
material. Deck/stair railings and the raised floor foundation would utilize a lattice material with
wood trim. A stone veneer planter bench is proposed along the base of the front porch to
partially screen the crawlspace under the residence. A color/material board will be available at
the meeting for the Board’s review.

A preliminary landscape plan is also included in the proposal. The planting plan includes a host
of native and/or drought tolerant species appropriate to the setting. Permeable paving would be
utilized for the driveway and rear yard patio. Concrete pathways would lead from the street and
driveway to the front porch. A low 30-inch high open fence is proposed along the residence’s
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frontage, set back slightly from the property line to allow room for low plantings between the
right-of-way line and fence.

The Board’s comments on the proposed height massing, architectural style and detailing of
the residence would be appreciated.

General Plan/Coastal Plan Policies

The project site has a General Plan/Local Coastal Plan designation of Medium Density
Residential (MDR), and is zoned Single Family Residential (4-R-1). The City’s Community
Design Element of the General Plan contains both general over-arching policies and specific sub-
area policies. The project site is in Design Sub-area 2 (Downtown/Old Town District).

Land Use Element

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

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 project would replace an existing fire damaged residence with a new two-
story single family dwelling on the edge of the City’s downtown neighborhood. With
input from the ARB to address building massing and height, the project can be designed
in a manner that can found consistent with the applicable Community Design Element
policies below.

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.

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

In terms of overall size, the proposed residence can be found consistent with the surrounding
neighborhood, particularly with regard to the other newer residences on the street. As mentioned
previously though, the second floor massing and the home’s overall height would benefit from
further study in an effort to better relate to surrounding single story residences by reducing the
impact of the second floor and/or lowering the building’s overall height relative to finished
grade.
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Objective CD-5: The streets of neighborhood interiors should be designed to be the “living
room” 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-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-5b: Garages should not dominate views from any public street.

Policy CD-5¢: Low walls, low fences and hedges should be encouraged along the frontages to
define the edge of the private yard area, where appropriate.

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.

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.

Consistent with the above-noted objectives and policies, the project has been designed with a
number of pedestrian-oriented features: A raised, covered front porch and entry would face the
street. The attached two-car garage is set back from the main building fagade and entry porch to
minimize its prominence. A dedicated walkway would lead from the street through a landscaped
front yard to the porch and a separate walkway would connect to the porch from the driveway.
Finally, a low 30-inch high open fence is proposed along the frontage line. The residence may
further benefit from any possible reductions to the building height; either through lowering plate
heights to one or both floors, or replacing some of the raised floor foundation with imported fill
that gradually transitions down toward existing grade at the street edge.

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

The proposed project would replace a fire damaged residence with a new single family dwelling.
The residence includes a decorative covered front porch, new walkways/driveway, front yard
landscaping and low open fence along the frontage line. These features would contribute toward
an attractive frontage design. The proposed residence’s front setback would align with the other
newer homes on Ninth Street (including the proposed residence on the vacant lot next door).
While this setback is larger than what many of the older homes enjoy, it is appropriate
considering the larger size and two story height of these newer residences.
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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.

Lighting locations or fixtures have not been shown on the plans at this time. However, the
project will be conditioned to show proposed lighting locations on the final working drawings
and to provide an exhibit for a night-sky compliant light fixture for final ARB review.

Objective CD-14: Protect and preserve natural resources by reducing energy consumption.

Policy CD-14a: To ensure the effective utilization of energy resources, design measures shall be
incorporated into project design that allow for development projects to comply with and exceed
the minimum energy requirements of the City’s Uniform Code.

Implementation Policy 7: Building orientation shall be designed to maximize natural lighting
and passive solar heating and cooling.

Implementation Policy 8: Landscaping shall be designed to maximize the use of native
drought-tolerant species and deciduous trees to shade buildings in summer and allow for passive
solar heating in winter.

The project will be required to comply with the City’s adopted energy and building codes. The
residence is oriented north-south and features windows on all elevations to allow for natural
lighting and ventilation. The proposed landscape plan is primarily comprised of native and/or
drought tolerant species to reduce irrigation water demands. Much of the proposed hardscape
areas would utilize permeable materials to allow for onsite retention of stormwater runoff.

Safety Element

Objective S-1: Minimize the potential risks and reduce the loss of life, property and the
economic and social dislocations resulting from fault surface rupture in the planning area, from
ground shaking due to an earthquake along a fault in the planning area or in the region, from
seismically-induced liquefaction in the planning area and from seismically-induced tsunamis.

Objective S-3: Minimize the potential risks and reduce the loss of property and the economic
and social dislocations resulting from expansive soils, soil settlement, subsidence, and
hydrocompaction.

Objective S-4: Minimize the potential risks and reduce the loss of life, property and the
economic and social dislocations resulting from flooding.

According to the General Plan and the site specific soils report, the project site is located within
an area with high potential for liquefaction and expansive soils. The project will be required to
comply with the recommendations of the project soils engineer for preparation of the site and
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construction of the foundation. The project is also located within a Flood Zone and will be
required to comply with the City’s Floodplain Management Ordinance and verify that the
Finished Floor Elevation of the residence is a minimum of six inches above the established Base
Flood Elevation.

Noise Element

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

Policy N-5b: The City will require that construction activities adjacent to sensitive noise
receptors be limited as necessary to prevent adverse noise impacts.

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

Should the project be approved, appropriate conditions will be included limiting construction
hours to Monday through Friday from 7:00 a.m. to 5:00 p.m. An additional condition will
require that all stationary equipment (e.g. generators, etc.) be equipped with appropriate muftlers
and/or buffered with a sound-dampening enclosure.

| SUMMARY OF ISSUES \

Required front setback;

Overall size, bulk and scale; particularly concerning second floor massing;

Building height relative to finished grade;

Architectural design; and

Proposed colors and materials, including lighting, landscaping, hardscape and fencing.

| RECOMMENDATION ]

The Board should comment on the issues raised. Staff would support a recommendation for
preliminary approval from the Board with direction to revise the residence’s placement on the lot
to comply with the front setback requirement, and restudy the second floor massing and overall
building height.

| ATTACHMENTS |

Exhibit A- Preliminary architectural and landscape plans
Exhibit B- Story Pole Photographs



EXHIBIT 1
PRELIMINARY ARCHTIECTURAL AND LANDSCAPE PLANS
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EXHIBIT 2
STORY POLE PHOTOS
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