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PROJECT DESCRIPTION

This is the preliminary review of a request to construct a two-story 7,134 sq. ft. single family
residence and 435 .q, ft. two-car garage on a 3,933 sq. ft. vacant lot pending approval of an
accompanying Lot Line Adjustment. The total square footage of the three bedìoom two and a
half bathroom residence would be 1,569 square feet. The máximum height would be
approximately 20 feet from finished grade.

The project includes minor grading, drainage improvements, underground utility connections,
perimeter (six-foot high) site walls, new hardscape including u 

"onõr"te 
driveway and

walkways/landings and new site landscaping.

Plans are attached as Exhibit A. Story poles were erected at the site on October 2,2014. photos
of the story poles are included as Exhibit B.

PROJECT SETTING

The project site is located on the west side of the eastern leg of Cramer Circle, at the corner of
Via Real. The existing parcel is approximately 2,933 sq. ft. but would be increased to 3,933 sq.
ft. subject to approval of a lot line adjustment with the adjacent lot to the south. The site is
generally flat with a slight slope away from the street toward the rear of the lot. A five-foot wide
sidewalk runs the length of Via Real. There are no sidewalks on Cramer Circle. Existing
vegetation is limited to weeds.

The project site is located in Design Sub-Area 3 (Canalino/Santa Monica/El Carro
Neighborhood). The neighborhood is developed typically in a Ranch or Spanish style, with a
mix of one and two-story buildings.
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The site is zoned Single Family Residential (4-R-1) and has a Low Density Residential Land Use
designation (LDR). The site is not subject to any special overlay districts.

PROJECT ANALYSIS

Carninteria Municipal Code

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

Proposed wall alons Via Real

Pursuant to $ 14.50.050 fences over three feet in height within the setback may be
considered and approved by the Community Development Department if the following
findings can be made:

I' That the design and materials of the proposedfence is compatible with adjacent
property fences and the surrounding neighborhood; and

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

The subject property is somewhat unique in that the front setback is taken from Cramer
Circle and the side fronting Via Real is considered a street side yard. There is one other
home on the west end of Cramer Circle with a similar situation; a large hedge is used to
buffer the property from Via Real. The current proposal sets the six-foot stucco wall
approximately three feet back from the property line and approximately six feet from the
existing sidewalk.

Standard Req uirement/Allowance Proposal

Setbacks
Front

Via Real Side

Side

Rear

40 feet from centerline of
street or l0 feet from property
line, whichever is greater

1 0 feet-4 3A inches (25 % tot width)

feet

15 feet

27 feet-3 % inches from the
property line

10 feet-4 3/+ inches

4 feet-23/q inches

15 feet
Height 30 feet Approximately 20 feet

Building Coverage 35%o max. (1,376 sq. ft.) 3l%o (1,205 sq. ft.)

Floor Area Ratio 40%o max. (1,573 sq. ft.) 40%(1,569 sq. ft.)
Parking 2 parking spaces in a garage 2 parking spaces in a garuge
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The proposed Landscape Plan shows a mix of small plants between the wall and the
property line but nothing between the property line and the edge of the sidewalk. Staff
requests that the Board consider recontmending additional low-maintenance plantings
between the fence and the sidewalk to soften the appearance of the wall and increase the
compatibility with the surrounding neighborhood. A clinging vine could also be useful in
discouraging graffiti.

The City's Community Design Element of the General Plan contains both general over-arching
policies and specific Sub-area policies.

Overall Desien

Citywide Community Design Objective CD-l: The size, scale andþrm of buildings and their
placement on a parcel should be compatibte with adjacent and nearby properties, andwith the
dominant neighborhood or district development pattern.

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

Sub-area 3 Objective CDS3-2: Preserve and enhance the existing residential neighborhood
ønd ensure that new development enhances the neighborhood character.

Objective CDS3-3: Ensure that new development is sensitive to the scale and character of the
existing neighborhoods, ond consistent with the City's "small beach town" image.

Design Guideline DG-3: Exterior architectural treatment and detail should be catied around
all sides of the building.

DG-4: Elements such as windows and doors should be consistent in design with the existing
theme of a house and when appropriate should draw from elements in thi existing
neighborhoods.

DG-5: The use of bay windows, dormers, balconies, covered porches and other decorative
elements are encouraged when appropriate to the architecture of a building, particularly when
these elements would be oriented toward a public street or public space.

DG-7: Muted tones should be encouraged, unless otherwise determined to be inappropriate by
the Architectural Review Board.

The project's architecture is similar in character with other Spanish styled homes in the
neighborhood, and the size of the two-story residence is in scale with the other two-story homes.
The project includes various elements which are consistent with a Spanish style around all sides
of the structure. The use of clay roof tiles, light stucco, divided-light wood windows and dark
trim create a cohesive architectural pattern. Staff requests that the Board consider
recommending a darker plaster finish on the walls to increase the compatibility of the new
residence within the established neighborhood.
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Street frontage

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

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

Design Guideline DG-2: Wen a garage fronts the street, the width of the garage should not
exceed the width of the habitoble frontage of the dwelling.

The narrow 4l%-foot width of the lot makes it a challenge to reduce the prominence of the
garage and accentuate the home's entry. Early on in the process, the applicants worked with
staff to determine if other options such as a shared driveway off Cramer Circle with the garages
located in the rear of the property, or taking access off Via Real for one or both properties would
provide a better layout for the adjacent lots. Ultimately, it was determined that the current plan
requiring a Lot Line Adjustment worked best.

In keeping with the Spanish style, an arched wood gate set back approximately 5%feetfrom the
face of the garage identifies the entrance to the forecourt. Staff request that the Board consider
the proposal and recommend any measures to give the home additional curb appeal.

Fences and walls

Policy CD-Sc: 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 4lz Open woodfences, including split rail and picket types, are
appropriate on frontage lines. Solid fences and walls should be limited to side and rear lot lines.

CDS3-Implementation Policy 402 As a part of new development projects, fences fronting on
collector and arterial streets shall be decorative and set back sfficiently to provide for
landscaping that enhances the street corridor and eliminates potentiat for the fencing to cause a
sight-distance obstruction. Existing wire or woodfencing along arterial streets shall either be
replaced to comply with the setback and landscaping requirement above, or screened with
landscaping (shrubs or vines) where feasible.

The plans indicate a six-foot plaster wall located along the south side property boundary set
behind the front building setback line. As discussed above, the Via Real street side would have a
six foot plaster wall set three feet off the property line. An MTD bus stop is located along this
section of Via Real adjacent to the wall. Staff has requested that the Board consider additional
low-maintenance landscape plantings between the fence and the sidewalk to enhance the street
corridors and soften the appearance of the wall.

Current plans do not indicate a new fence or wall along the rear property boundary. Staff
recoÍìmends the applicants consider a plaster wall for consistency with the side walls.
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Landscape Plantinss

Implementation Policy 8z Landscaping shall be designed to maximize the use of native
drought+olerant species and deciduous trees to shade buitdings in summer and allow for passive
solar heating in winter.

The proposed Landscape Plan shows a sparse planting pallette of crushed gravel, ornamental
grasses, rosemary and aloe. While staff supports the use of drought-tolerant plants, we would
like to see the collection of plants expanded andlor number of plants increased. A small-growing
specimen tree placed between the entry sidewalk and Via Real could help identify the home's
entrance.

Privacv

Design Guideline DG-10: Where privacy is a concern, window placement, size, window
height and the use of glazing with limited transparency are encouraged to minimize
impacts. Second-story windows should be placed to qvoid looking directly down into the
maior indoor/outdoor living areas (e.g. primary yard ereos, family/living areas) of
adjacent homes.

DG-11: Second-story decks and balconies located on the side or reør of a dwelling are
strongly discouraged unless it can be clearly demonstrated that it wilt not create an
impact on the privacy of a neighboring parcel. Mitigatingfactors might include the
placement and design of adjøcent structures, significant setbacks from adjacent
properties, adjacent land uses and orientation and placement of a deck.

Second-story windows are placed to restrict occupants from looking directly down into
the adjacent residences' major indoor and outdoor living areas. Staff notes that the large
windows in the opposing stairways of the proposed residences have a lower sill height of
four feet six inches. However, an ofßet of approximately seven feet between the
placement of the windows along the side yard helps to avoid privacy issues. The
proposal also includes a small balcony off one of the second-story bedrooms. Privacy
should not be an issue as the balcony faces Via Real.

Encroachment Plane and Solar Access

Design Guideline DG-l: The primary dwelling should not be located beyond a side
yard encroachment pløne defined as þllows: A 3}-degree angle measuredfrom the
vertical, at a point beginning sixfeet above the existing grade along the interior side
property line. For street side yards the standard setback shall be applied.
Encroachments consistent with those defined in CMC Section 14.50.070, General Yard
Regulations, (i.e. sills, belt col¿rses, buttresses, cornices, chimneys, eaves, ornamental
features, and uncovered landings) are permitted.

The Board may grant exceptions to the encroachment plane standard if it believes it will
enhance the design ofa project.
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DG-12: Any portion of a structure should not encroach into o plane defined by drawing
a 3)-degree angle measuringfrom the horizontal intersectingwith a point in a line
drawn l2 feet high at the north property line.

Consistency with the Encroachment Plane and Solar Access guidelines are shown on
Sheets 43.0 and 45.0 of the architectural sheet set.

Lightine

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

Exterior lighting has not been addressed as part of the preliminary architectural design. Staff
will ensure that the final working drawings show the location of any exterior lighting and that cut
sheets are provided, consistent with this policy.

SUMMARY OF ISSUES

o Architectural style, detailing and colors;
o Street frontage;
o Wall along via Real; and
o Landscape Plan.

RECOMMENDATION

The Board should comment on the issues raised. If the Board feels the project meets acceptable
design criteria, the Board should recommend preliminary approval with their comments attached
to the Community Development Director.

ATTACHMENTS

Exhibit A - Architectural Plan Set
Exhibit B - Story Pole Photos
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1289 CRAMER CIRCLE

PLASTER

WOOD TRIM & DETAILS

ROOFING

DOOR & WINDOW
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