CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of April 16, 2015
Agenda Item # D-5

COMMUNITY DEVELOPMENT DEPARTMENT

PROJECT REVIEW
Project: 15-1752-CUP/CDP Planner: Steve Goggia
Address: 5464 Carpinteria Avenue
APN: 001-070-066
Zoning: CPD
Applicant:  Ken Marshall, Agent for Steadfast Carpinteria
Project Review: [1 Conceptual
M Preliminary
L1 Final
| PROJECT DESCRIPTION |

This is a preliminary review of a proposal to convert a 51,539 square foot two-story office
building into a licensed Residential Care Facility for the Elderly (R.C.F.E). The facility would
be licensed by the California Department of Social Services and would include 70 units with 76
beds. The Assisted Living wing would provide 57 beds while the Memory Care wing would
provide 19 beds.

The adaptive reuse of the building would include complete interior demolition of all non-load
bearing walls and new interior construction of living units that have private bathrooms, ranging
in size from 370 to 782 square feet on the first and second floors. To make the existing entry
conform to ADA and building codes, the entry sidewalk would be raised and a porte cochere
would be added, providing an easily accessible entrance into the building. With the addition of
the porte cochere, the number of parking stalls available for the project would be reduced from
187 to 176. The only other changes to the building’s exterior are a first floor parapet to conceal
roof mounted kitchen equipment, replacement and new windows, doors and a rear trellis serving
the outdoor dining area.

Minor landscape changes are also proposed. Outdoor amenities, such as gardens, walking paths,
courtyard patios and sitting areas would be designed throughout the facility grounds. The
memory care area would have its own secured exterior area with landscape appropriate for the
use. Project plans are included as Exhibit A. A color board will be presented at the meeting.

| PROJECT SETTING |

The project site is located on Carpinteria Avenue between the Casitas Plaza Shopping Center and
Carpinteria Creek. The site is bounded by Carpinteria Avenue to the west, the Casitas Plaza
Shopping Center to the north, the U.S. 101 Freeway to the east, and a heavily vegetated City-
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owned parcel (Carpinteria Creek corridor) to the south. The adjacent 2.24-acre vacant lot to the
west is under the same ownership holdings but not included in this current proposal. The subject
parcel is encumbered with an ingress, egress and parking easement in favor of the vacant lot.

The subject property is zoned Commercial Planned Development (CPD) and has a General
Plan/Coastal Plan designation of General Commercial (GC).

| PROJECT HISTORY ]

The existing office building was permitted in 1981 (Development Plan D-15-81) and built in
1985. This Development Plan made reference to a second phase of development in which the
adjacent 2.24-acre parcel would be built-out with a restaurant of 5,500 square feet with 200 seats.
However, as no plans were ever submitted for this second phase, this parcel was instead
landscaped as a part of the 1985 site development.

| PROJECT ANALYSIS |

Carpinteria Municipal Code

Pursuant to §14.62.030 - Conditional Use Permit, rest homes (assisted living facilities) may be
permitted in any district in which they are not otherwise permitted, subject to the granting of a
Conditional Use Permit.

The proposed new porte cochere and trellis structure would be located well outside of the
established district setbacks. The new parapet to conceal the rooftop mounted kitchen
equipment is well below the second floor roofline.

Pursuant to §14.54.040.1.e, the proposal would require 80 parking spaces (one per each 3 beds
plus one per each employee). The current plans call for a reduction from 187 to 176 parking
spaces. It is likely that the applicants would return at a future date to convert additional parking
spaces to open space/landscape areas.

The Board’s comments on the proposed new porte cochere, outdoor dining trellis, first
floor parapet, new windows, doors and landscaping would be appreciated.

General Plan/Coastal Plan Neigshborhood Policies

The project site has a General Plan/Coastal Plan designation of General Commercial (GC), and is
zoned Commercial Planned Development (CPD). The City’s General Plan/Coastal Plan contains
a Community Design Element, which contains both general over-arching city-wide policies and
specific sub-area policies. The project site is in Design Sub-area 2 (Downtown/ Old Town
District).
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CITYWIDE COMMUNITY DESIGN OBJECTIVES

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

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-10c: Commercial and mixed-use frontages should generally have wide sidewalks
adequate to encourage customers and resident to walk, shop, and linger in the public right-of-
way. Commercial buildings should have large windows and entries on the street at the ground
level. Residential ground floor uses should be set up or back from the street enough to afford
privacy within the dwelling.

The new porte cochere and trellis elements are in keeping with the architectural style of the
building. The porte cochere would add a visible entry element to the structure as seen from the
street.

Landscaping

Objective CD-12: Development should fit quietly into the area’s natural and introduced
landscape, deferring to open spaces, existing natural features and native and sensitive habitats.

Implementation Policy 1: Use of native, locally adapted species shall be encouraged and shall
be required within and adjacent to ESHA.

Implementation Policy 2: More urban “formal” landscape designs may be used in the
immediate vicinity, entryways or interior site areas of the commercially developed areas. Urban
landscape species shall not be used adjacent to sensitive habitat areas.

The existing landscape plantings are proposed to be augmented with additional plantings to
replace trees that have been lost over time or in outdoor areas modified for the new use. Staff
suggests that pursuant to the policies above, native species be used on the south side of the
building adjacent to Carpinteria Creek.

Lighting

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.
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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.

Implementation Policy 6: Exterior lighting on commercial development shall be designed to
compliment the building and shall be at the minimum height and intensity required to ensure
public safety.

The submitted plan set does not include a new lighting plan at this time, although any new
lighting fixtures would be reviewed for dark sky compliance.

| RECOMMENDATION [

The Board should comment on the proposal. If the Board feels the project meets acceptable
design criteria, the Board should recommend preliminary approval to the Planning Commission.

| ATTACHMENTS |

Exhibit A- Site Plan, Elevations, Floor Plans, Sections, & Landscape Plan
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