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From: Lina Carreras < i

Sent: Tuesday, August 26, 2025 12:52 PM
To: Juana Escobar

Subject: Fwd: City Council

Lina Carreras

Begin forwarded message:

From: Lina Carreras <linaaa101@yahoo.com>
Date: August 26, 2025 at 11:58:18 AM PDT

To: juana@ci.guadaluoe.ca.us

Subject: City Council

Good afternoon!

| am a resident on Guadalupe with children that attend Guadalupe Jr High and McKenzie. |
wanted to voice a concern regarding a much needed crossing guard at the 4 way
intersection of West Main and Cabrillo Highway (1).

I thankfully have been able to adjust my schedule so that | could pick up my child from
Guadalupe Jr High because | did not want him crossing that intersection because of the
danger. | see a lot of smaller students from the intermediate school crossing and since the
beginning of the school year, | have seen almost 2 or 3 children get hit because of semi
truck not being able to see and others car not being able to see due to bigger cars. Thatis a
super busy section and a crossing guard is highly needed.

In 2022 there was an incident where a child was hit by a car early in the morning walking to
school and | would believe this would be a high concern for the city and the school district.
| do hope that something can be done in order to keep the children in our community safe
walking to and from

School.

Thank you,

Lina Carreras
(805)815-
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Presented by
Bill Scott, Associate Planner
Guadalupe City Planning Department
August 26, 2025

Project Description 1

Review: Pre- Application (Pre-2025-033-
PA) to consider two affordable housing
projects at two separate locations.

Project Developer: Housing Authority of
Santa Barbara County.

Pre-Application Intent: Site Plan
introduction to City Council before a
formal (Design Review Permit)
application is filed.




Project Description 2

Project -1: 7,500 sf. lot: 855 Pioneer Street.
Project - 2: 5,000 sf. Lot at 4542 12t Street.

Both Properties Zoned: R-3 High Density
Residential.

Both Projects are100% Affordable; (60% -
120% AMI (Area Median Income).

Both Projects take advantage of State Density
Bonus law.

Density Bonus Law
Density Bonus, a state mandate:

Government Code 65919 (a) (1): When an
applicant seeks a density bonus for a housing
development that local govermment shall
comply with this section...

Density Bonus Law Provides:
Expedited Permit Processing;
Increased density (More dwelling units);
Lowered parking standards;

« Incentives and Concessions.




Incentives and Concessions

In addition to an increase in density; the
Density Bonus allows an affordable
housing developer “‘concessions.”

Concessions: Right to waive certain
local zoning code development
standards (e.g., building setback
Standards, building height or private
open space requirements).

Project 1
855 Ploneer Street




AGRICULTURE
P

PROJECT SITE

——— | = G

PROJECT 1
7,500 square-foot lot — Zoned R-3 (HDR),

Nine Apartments— all one-bedroom or studio
in 3-Story Building. Bonus Increase = 3 units

» 3 Concessions requested.

ST.

PIONEER




Concessions 1 — No Private Yards

City Code requirement: Minimum of 100 sf. Open
space per ground floor unit; and minimum of 50 sf per
upper floor unit — private patio or deck.

Project Proposes: None

Potential Effect:

Staff believes that even small private open space
areas are important for the “livability” and well being

of residents.

Staff suggests that the applicant seek ways to add
some form of open space component into the
project.

Concession 2 — Rear Setback

Code requirement: Fifteen (15) foot rear-yard setback.
Project Proposes: A five (5) foot rear-yard.
Potential Effect:

15-foot rear-yard setback provides for “usable”
common open space - Setback reduction eliminates
on-site open space opportunities.

- 15-foot separation protects privacy for back-yard of
neighboring properties — Site backs up to agriculture
— should be no impact.

Zoning setback supports building codes - property
backs up to agriculture — should be no impact.

10




Concessions 3 — Added Story

City Code requirement: Two-Stories — Maximum
height of 35-feet.

Project Proposes: Three stories — at 35 feet in height.
Potential Effect:
No significant effect:

Three stories are within the 35-foot height
maximum.

City’s 2035 Housing Element recommends zone
amendment to permit three-stories in R-3 zone.

Parking Requirement

City Code Requirement: One (1) covered, and one
(1) uncovered space per unit = 18 spaces required 9
covered.

Density Bonus Law: One (1) parking space for each
one-bedroom or studio apartment = 9 spaces.

Parking Provided: Nine (9) uncovered spaces.
Potential Effect:
The 50% parking reduction will likely result in
parking impacts on Pioneer Street.
Developer is encouraged to implement measures to

minimize on-street parking impacts.
12




Other Design Considerations

Building and Parking Placement:

- Guiding Principle: Buildings should be located to
emulate the prevailing setback in the neighborhood.

Buildings should be placed near the street and
parking areas are subordinate; either behind or
beside the building;

Project Proposes: Parking lot prominent at the front
and building is at the rear - Not preferred.

Walls: Six-foot minimum wall required to protect from
agricultural activities to the west.

PROJECT 1 - SITE PLAN

AGRICULTURE
&




Parking Lot Pavers

Summary

Project would add nine affordable housing units to the
City’s available housing Stock.

Project Supports City’s Housing Element and State
(HCD) Housing objectives to increase supply.

Concessions must be allowed — unless; a local
Jjurisdiction makes findings that a concession is
detrimental to neighborhood health and safety.

Most concerning to staff are:
Elimination of open space on site; and
Reduction in off-street parking.

Applicant is encouraged to seek methods to minimize
potential impacts. =




Questions?

Project 2
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Project 2

TWELFTH STREET

4542 Twelfth Street

5,000 sf. Lot.

Four Apartments
& Two ADUs.

All one- bedroom
or studio units.

Two separate
two-story
buildings.

3 Concessions
Requested.

1311 Mutti-family

Site - 4542 Twelfth



Concessions 1 — No Private Yards

City Code requirement: Minimum of 100 sf per ground
floor unit and minimum of 50 sf per upper floor unit
(private patio or deck).

Project Proposes: None
Potential Effect:
Same as Pioneer Street project.

Staff believes no private yard or common area
affects “livability” for residents - Applicant is
encouraged to seek locations for some degree of
open space for residents on-site.

Concession 2 — Rear Setback
City Code requirement: Fifteen (15) foot rear-yard
setback.

Project Proposes: A five (8) foot rear-yard.
Potential Effect:

- 15-foot rear-yard setback provides for “usable” open
space — Those open Space opportunities eliminated.

15-foot separation protects privacy for back-yard of
neighboring properties — House next door could be

affected.

15-foot setback reinforces building and safety code —
new building will must meet building and fire code
safety standards. e

11



Concession 3 — ADU Height

Zoning Code requirement: Maximum allowable height
for a detached ADU is 16-feet.

Project Proposes: Two-story ADU at approximately 26
- 35 feet high. (elevations not yet provided).

Potential Effects:

By right, detached ADUs are allowed a 4-foot side
and rear setback. The 16-foot height limitation
protects neighboring properties from visual & height
encroachment.

The two-story apartment has a reduced rear-yard
setback. Thus, the effect of a two-story ADU would
be the same on neighboring property.

23

Parking Requirement

City Code Requirement: Eight (8) to ten (10) parking
spaces (depending on calculation), four covered.

Parking Provided: Six (6) uncovered spaces.
Potential Effect:

Shortage of 2 to 4 spaces.

Any parking reduction will likely result in parking
impacts on Twelfth Street.

Developer is encouraged to implement measures to
minimize on-street parking impacts.

12



Existing On Street Parkmg

Site Plan TWELFTH STREET

Parking Arrangement S

Parking in

front.

Building at 8 o
rear. |
(Opposite is

preferred).

Three spaces
in front
setback.




Summary

Project would add six affordable housing units to the
City’s available housing stock.

Project supports City’s Housing Element and State
(HCD) Housing objectives to improve supply.

Concessions must be allowed — unless; a local
Jjurisdiction makes findings that a concession is
detrimental to neighborhood health and safety.

Most concerning to staff are:
Elimination of open space on site; and
Any reduction in parking.

Applicant is encouraged to seek methods to minimize
potential impacts. -

Conclusion

The Zoning Ordinance set standards to carry out the
General Plan and promote health, safety and comfort.
Density Bonus law allows developers to override
some or many of those standards.

Yet, each development is unique and findings to
approve (or deny) are based on the specific
circumstances of that property and that development.

In this case is noted that the Developer, the Housing
Authority of Santa Barbara County is highly
recognized for quality and well managed housing
developments. These two projects should be no
exception.

14



Next Steps

Applicant submits: Application for a Design
Review Permit and CEQA Exemption; including
complete plan set (e.g., Site Plan, Building
Architecture, Floor Plans, Landscape, efc.,);
and public notice mailings.

Density Bonus Agreement: Prior to building
permit issuance, the applicant executes a
Density Bonus Agreement with the City. The
Agreement ensures that the units remain
available for low or very low-income
households for the specified timeframe.

Questions?

15
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Item 7 with the correct attachments
Agenda Item No. 7

REPORT TO THE CITY COUNCIL OF THE CITY OF GUADALUPE
Agenda of August 26, 2025

Bl Scott
Todd Bodom
Prepared by: Approved by:
Bill Scott, Contract City Planner Todd Bodem, City Administrator

SUBJECT: Pre-Application (2025-033-PA) to consider a 9-unit affordable apartment project on a
0.17-acre property in the R-3 Zoning District at 855 Pioneer Street (APN 115-091-006).

RECOMMENDATION:

It is recommended that the City Council:

a. Receive a presentation from staff; and

b. Accept public comments, including: 1) an opportunity for the applicant to present the
proposed project; and

c. Provide staff with general non-binding comments on the proposed project.

BACKGROUND:

The applicant, the Housing Authority of Santa Barbara County (HASBARCO), is presenting a conceptual
site plan to advise and seek feedback from the City Council regarding a 9-unit affordable apartment
project on a 7,500 square-foot property at 855 Pioneer Street.

Project Vicinity:

The property is on the west side of Pioneer Street 100 feet south of Ninth Street (Attachment 1 — Aerial
Vicinity Map). Surrounding the property are a single-family home on the north side; another single-family
home is adjacent on the south. To the east, across Pioneer Street there are larger apartment buildings.
Immediately to the west are vast agricultural lands in unincorporated Santa Barbara County. The 8-unit
Edwards Pioner Street Apartments are under construction roughly 50 feet to the south.

Project Description:

The new development would consist of a three-story modular building. The building would contain Six
one-bedroom apartments and three studio apartments. Floor Plans have not yet been provided. Nine
parking spaces are provided (Attachment 2 - Applicant’s Site Plan). The applicant has stated that the
project will be 100% affordable and “All dwelling units will be deed restricted to various levels of
affordability ranging from 60% of the AMI (Area Medium Income) to 100% of the AMI.”
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Project Density: The property is currently zoned under the R-3 (High Density) residential zoning district.
Based on the maximum unit density allowed under the City’s R-3 zone, the 7,500 square-foot property
would accommodate a maximum of five (5) apartments. To achieve the desired yield of nine (9)
apartments the applicant has applied state Government Code 65915 (the Density Bonus Law)

Density Bonus Law:

The California Density Bonus Law (Gov. Code 65915-65918) was enacted in 1979 (with several later
amendments). The intent is to promote affordable housing development by allowing developers to
exceed city or county zoning density limits. Key points include:

e Developers can receive a substantial increase in the allowed number of dwelling units for
including affordable housing units in their projects.

e The density bonus law also provides “incentives” and “concessions” for developers to create
more housing options while addressing the state’s housing shortage.

Local Ordinance Supplanted:

The density bonus is a state mandate. State Government Code 65915 (Density Bonus Law) provides:
When an applicant seeks a density bonus for a housing development... ... that local government shall
comply with this section. Thus, a developer who meets the requirements is entitled to receive the density
bonus in addition to other benefits, unless specific findings are made to show use of the law would be
detrimental to the immediate neighborhood. The Density Bonus law also requires expeditious processing
of a density bonus application. However, the statute does not prohibit a local government from requiring
an applicant to provide documentation to demonstrate that a project is eligible for a requested density
bonus.

DISCUSSION:

As noted, the City’s Zoning Ordinance currently allows a maximum of five dwelling units on this small
property. The five unit maximum ensures that adequate room is provided in the development to meet
other zoning standards such as off-street parking, building setbacks and provision of functional open
space. The zoning ordinance applies these standards to ensure a certain level of “livability” and “quality
of life” is available for both the residents within the project and occupants of adjoining properties.

Applicant’s Proposal:

In this case, the applicant has specified that 100% of the apartment would be designated for low and
very low-income households. Thus, the applicant has applied Government Code 65915(f)(3)(D)(i) which
specifies: ...the density bonus shall be 80 percent of the number of units for lower income households.
Based on the above, the Density Bonus calculation is as follows:

Density Bonus Applied: For development in the R-3 zone, Guadalupe Municipal Code Section 18.2.020(A)
specifies: ...no more than one dwelling unit for each 1,452 square feet of land within the lot or parcel on
which the dwelling is located. Based on the lot size of 7,500 sf. divided by 1,452 = 5.1 = 6 dwelling units
(rounded up) are allowed by the City’s zoning ordinance. Plus, an 80% density bonus = 5 additional
dwelling units = Eleven (11). The applicant is requesting a total 9-units.
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Concessions: In addition to an increase in dwelling units, the density bonus law allows a developer to
relax or waive certain zones. Government Code Section 65915(k) specifies: For the purposes of this
chapter, concession or incentive means any of the following:
(1) A reduction in site development standards or a modification of zoning code requirements or
architectural design requirements... or
(2) Other regulatory incentives or concessions proposed by the developer...that result in identifiable
and actual cost reductions to provide for affordable housing costs...

In this case the project developer is allowed up to five (5) incentives or concessions. Thus far, the
applicant has chosen the following:

1) Reduced rear-yard setback.
2) An additional building level.
3) Elimination of the private open space requirement.

Parking Reduction: Additionally for one-bedroom units, Government Code 65915(P)(l) establishes a
parking standard of one (1) space per apartment. The density bonus parking standards is substantially
lower than that of most local jurisdictions.

Concessions Table:
The Table below shows the development standards and proposed concessions allowed by the density
bonus law:

Density Bonus/Concession Zoning Code Standard Density Bonus / Difference
Requested Concession Result
More Dwelling Units Five (5) apartments Nine (9) Apartments +4 additional units
Reduced Rear-Yard Fifteen (15) foot rear-yard Five (5) foot rear-yard | -10 feet in rear-yard
Building Setback
Increase Number of Stories Two Stories Three Stories +One Story
Eliminate Private Ground Floor Patio: 100 sf. Zero (0) SF. Private Loss of min. 50 to
Open Space *Upper Floor Deck: 50 sf. Open Space 100 square feet of
*Zoning Code Minimums private open space
per unit.
*Reduced Code Parking 18 Parking Spaces 9 parking spaces -9 Fewer Parking
Standard (9 covered) (zero (0) covered) Spaces
*Reduced parking is not a concession (50% pa rking
but is allowed by Government Code .
65915(P)(1). reduction)

Concessions Evaluated:

Concession 1 - Elimination of Private Open Space:

Guadalupe Municipal Code Section 18.52 specifies: Private usable open space... ...shall be provided for
all newly constructed multifamily dwelling units. This code section further requires that each ground-
floor apartment is provided with a minimum 100 square-foot private yard or patio, and each upper floor
unit is provided with a minimum 50 square-foot private deck.
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Analysis:
The Project is proposing to provide no private open space. Staff believes that the code provision of

private open space can significantly add to the quality of life for residents. Without this private open
space component, the apartments would seem to support only the most basic lifestyles, more
resembling the shorter-term accommodations of a Single Room Occupancy (SRO) facility than
apartment. The applicant is encouraged to make every effort to include some form of a private outdoor
area for tenants.

Concession 2 - Reduced Rear-Yard Setback:

Zoning Code Requirement: GMC Section 18.52.040 requires a minimum 15-foot rear-yard setback for
apartment buildings in the R-3 zoning district. The applicant is proposing a five-foot yard rear-yard
setback. All other zoning code setbacks would be met by the project.

Analysis:
Privacy: The 15-foot setback requirement typically minimizes the potential for taller buildings looming

over and upper floor windows peering down onto a neighboring back-yard. In this case, the Pioneer
Street property backs up to agricultural fields instead of another residence. Therefore, the reduced rear-
yard setback should not significantly affect a neighboring property.

Open Space: The required 15-foot rear-yard setback typically provides enough area in the rear-yard to
provide for some degree of usable open space behind the building. In this case, the five-foot rear yard
virtually eliminates this opportunity. This is particularly notable since no private open space is being
provided on site.

Building and Fire Codes: In general, zoning setbacks reinforce building and safety code setback standards.
While building and zoning code setbacks are often aligned, in some cases, building and fire code setbacks
vary from zoning code setback standards. Since an agricultural field instead of another home abuts the
rear-side of the property no notable building or fire safety code conflict is anticipated.

Concession 3 - Additional Floor Level:
As shown on the Table above, GMC Section 18.52.040 specifies in the R-3 zone: a building or structure
shall not exceed 2 stories, or a height of 35 feet. The project proposes a three-level building.

Analysis:
No substantial adverse impact is anticipated from the added floor level. In this case, the three-story

building would still be within the maximum 35-foot height level as stipulated by the Zoning Ordinance.
Furthermore, the City’s 2023 - 2032 Housing Element (adopted May 2025) has recommended an
amendment to the Zoning Ordinance to allow a third story “by right” in the R-3 zone. The Housing
Element has recognized that a three-story residential structure can incrementally increase dwelling unit
yield with minimal impact on adjoining properties. The requested three-story structure is consistent with
the recommendations of the Housing Element of the General Plan.

PARKING:

The density bonus law gives affordable housing developers a substantially reduced parking requirement.
A comparison is provided as follows:
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Zoning Code Parking Requirement: GMC Section 18.90.060(2) requires one (1) covered; and one (1)
uncovered parking space for each dwelling unit. Based on this standard, a total of eighteen (18) off-street
parking spaces would be required; nine (9) of which would be covered in a garage or carport.

Applicants’ Proposal: Nine (9) parking spaces, none covered. Government Code 65915(p)(1) allows a
parking ratio of one (1) parking space for each studio or one-bedroom apartment. Therefore, the project
is proposing (9) parking spaces to accommodate the parking needs for the 9-dwelling apartment project.

Analysis:
As shown above, the project would provide 50% fewer parking spaces than required by the zoning

ordinance, none covered. Given this substantial difference, it can be anticipated that some degree of
parking impact will occur along Pioneer Street. The applicant is encouraged to incorporate measures in
its management plan to minimize potential on-street parking impacts. Such measures can include but
are not limited to limiting each occupant to having one vehicle, ensuring no inoperable vehicles are kept
on site and providing bus passes and encouraging public transit use by residents.

Other Codes and Design Standards:
Building and Parking Placement: As shown on the preliminary site plan, the project is placing the building
far to the rear of the property with the parking lot prominently at the front of the property.

There are widely accepted planning principles that express: When new development occurs within
established neighborhoods, the character and functional relationships of these neighborhoods should be
respected and reinforced by new projects. The existing homes along this side of Pioneer Street are
generally located 20 feet from Pioneer Street, along the front setback. Thus, the project’s building
placement, 100 feet from Pioneer Street, runs contrary to the prevailing character of the established
neighborhood, as well as common planning practice. The Project Architect has stated that this design
solution was the only way to achieve the desired yield of nine apartments. While the building placement
may be accepted in this case, staff believes it should not become a common practice.

Walls: GMC Section 18.52.122(B) States: All multifamily projects with 6 or more units shall be required,
prior to the issuance of a certificate of occupancy to construct a wall along the rear and the side yard
boundaries of the development. A new six-foot high wall will be required, particularly along the rear
property line, to shield the project front the agricultural activities to the west.

Building Architecture: No building elevations or building design has been provided. The Project Architect
has stated the buildings would be of modular construction and detailed architectural elevations will be

provided at the Design Review Permit stage.

Outdoor Lighting: The project should include outdoor lighting fixtures adequate to promote comfort,
convenience and security for residents.

Density Bonus Agreement:

As provided by GMC 18.54.100(A) A density bonus housing agreement must be executed prior to the
issuance of any building permit for the housing development. The density bonus housing agreement
shall be binding on all future owners and successors of interests of housing development. Among other
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requirements the density bonus agreement will require that each affordable housing unit be kept
available only to members of the identified income group at the maximum affordable rent or sales price
during the term of the agreement.

Conclusion: This pre-application was submitted primarily to advise the City Council of the project and to
identify any potential issues, before a formal application for discretionary review is submitted.
Therefore, Planning Department staff is making no recommendation at this time. It is noted that when
a project has applied the density bonus law, many of the development standards of a local ordinance
are superseded by state law, unless findings are made that all or some part of the project would be
injurious to the health and safety of the neighborhood. As discussed in this report, there are some
components of the proposal that are of concern to staff. It is also noted that the project developer the
Housing Authority of Santa Barbara County is highly regarded and is recognized for its high standard of
property management and providing affordable housing in Santa Barbara County.

City Department Comments:

Fire Department: The Fire Department has noted that the project site is in an area that has been subject
to flooding potential.

City Engineer:
e The project must comply with the City's stormwater regulations. This may require underground
detention; and

e Must comply with the City's new Cross-Connection Control Program.

GENERAL PLAN CONFORMANCE:

Housing Element Policy — 1.3: Give high priority for permit processing to low-income residential
projects, and the highest priority for projects that include housing units for extremely low-income
households.

This project for low and very low-income residents has been given high priority for evaluation and
processing through the City’s review and approval procedures.

Land Use Goal LU-5: To develop vacant and underutilized land within existing urban and
suburban areas with a mix of land uses that provide benefit to the community.

The development site is a vacant property in an established neighborhood within existing City Limits.
Ensuring the development provides a long-term benefit is among the highest priorities for the City
Planning Department.

NEXT STEPS

This Pre-Application review only assessed the preliminary site plan. If the applicant chooses to proceed,
the next step will be submittal of a Discretionary Permit application for a Design Review Permit.
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ATTACHMENTS:

1. Aerial Site Map
2. Preliminary Site Plan
3. Applicant’s Project Description Summary

Page 7 of 7



ATTACHMENT 1 — AERIAL VICINITY MAP .




PROJECT DATA

ATTACHMENT 2- SITE PLAN

DENSITY BONUS CALCULATION

PRIVATE OPEN SPACE REQUIRED:
GROUND FLOOR UNITS:

BASE DENSITY: 6 UNITS
DENSITY BONUS: 5UNITS 6 UNRTS x 80% = 4.80 UNITS| **
{1 BED) TOTAL DENSITY ALLOWED: 11 UNITS
DENSITY PROPOSED: 9 UNITS
SETBACKS:
FRONT SETBACK REQUIRED: 20 FEET
FRONT SETBACK PROVIDED: 99 FEET
2 202 SIDE SETBACK REQUIRED; 5 FEET
(STUDIO) SIDE SETBACK PROVIDED: 5 FEET
\ REAR SETBACK REQUIRED: 15 FEET
REAR SETBACK PROVIDED: 5 FEET ***
NUMBER OF STORIES ALLOWED: 2 STORIES ***
NUMBER OF STORIES PROPOSED: 3 STORIES
BUILDING HEIGHT ALLOWED: 35 FEET
BUILDING HEIGHT PROPOSED: 35 FEET

100 SF PER UNIT

ADDRBSS: 855 PIONEER STREET
APN; 155-071-00
SITE AREA: 7.500 SF (0.17 ACRES)
ZONING: R-3 (HIGH-DENSITY RESIDENTIAL)
ADJACENT ZONING: R-3 (HIGH-DENSITY RESIDENTIAL)
USE:
s EXISTING USE: VACANT
! PROPOSED USE: MULTIFAMILY RESIDENTIAL
BASE DENSITY ALLOWED: X e .
BASE DENSITY: 6 UNITS (7,500 SF / 1,452 SF/UNIT = 5.17 UNITS) *

UPPER LEVEL UNITS: 50 SF PER UNIT
PRIVATE OPEN SPACE PROVIDED: NONE *+#
S BUILDING AREA: 4,305 SF
DWELLING UNITS MIX;
STUDIO UNITS {435 SF}: 3UNITS
1-BED UNITS 500 SF-: 6 UNITS
TOTAL DWELLING UNISS: 9 UNITS
PARKING SPACES REQUIRED: *****
- (3) STUDIOS @ 1 SPACE/UNIT: 3SPACES
SECOND FLOOR PLAN (THIRD FLOOR SIMILAR L Loges STk it
GUESTS @ O SPACES/UNIT: _ OSPACES
TOTAL PARKING REQUIRED: 9 SPACES
PARKING SPACES PROVIDED: 9 SPACES
. PER GOVERNMENT CODE SECTION 459151} (5) ALL DENSITY CALCULATIONS RESULTING iN FRACTIONAL UNITS

SHALL BE ROUNDED UP TO THE NEXT WHOLE NUMBER,

s PURSUANT TO CALIFORNIA GOVERNMENT CODE SECTION 9591 5(b)(G) THE APPLICANT IS PROVIDING 100%
OF THE BASE DENSITY DWELLING UNITS, EX"  LEZIVE OF THE MANAGER'S UNIT, AS LOWER INCOME UNITS. PER
SECTION (f}{3}{D){i) THE APPLICANT SHALL BE ENTITLED TO AN 80% DENSITY BONUS. PER SECTION (d)(2)(D)
THE APPLICANT SHALL RECEIVE FIVE INCENTIVES OR CONCESSIONS. THE NUMBER OF WAIVERS IS NOT
LIMITED.

3 S THE APPLICANT IS REQUESTING THE FOLLOWING INCENTIVES OR CONCESSIONS. GRANTING THESE

— : <4 INCENTIVES OR RESULTS IN A COST REDUCTION CONSISTENT WITH GOVERNMENT CODE SECTION 65915(K).
M ] - ) : . | THE CONCESSION OR INCENTIVE DOES NOT HAVE A SPECIFIC, ADVERSEIMPACT UPON THE PUBLIC HEALTH
y AND SAFETY OR ON ANY REAL PROPERTY LISTED IN THE CALIFORNIA REGISTER OF HISTORICAL RESOURCES,
AND IS NOT CONTRARY 7O STATE OR FEDERAL LAW.

% ‘
TRASH / l
RECYCLING

1) REDUCED REAR YARD SETBACK

2) INCREASED NUMBER OF STORIES

3) ELIMINATION OF PRIVATE OPEN SPACE REQUIREMENT
4) RESERVED

5) RESERVED

*44¢  PER CALIFORNIA GOVERNMENT CODE SECTION 65915(p){1). THE DEVELOPER IS REQUESTING THAT THE
PARKING RATIOS, INCLUSIVE OF HANDICAPPED AND GUEST PARKING BE AS FOLLOWS:
- STUDIO & ONE BEDROOM: ONE ON-SITE PARKING SPACE
- TWO & THREE BEDROOMS: ONE AND ONE-HALF ON-SITE PARKING SPACES
- FOUR AND MORE BEDROOMS: TWO AND ONE-HALF PARKING SPACES .
ONSITE SPACES MAY BE PROVIDED THROUGH TANDEM, COVERED, OR UNCOVERED PARKING. REQUESTING
THESE PARKING STANDARDS DOES NOT COUNT AS AN INCENTIVE OR CONCESSION,

i ——
e T
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ATTACHMENT 3
APPLICANT'S REQUEST LETTER

7/25/2025

AITIS

STUDID ARCHITECTS

Bill Scott

Associate City Planner
Planning Department
City of Guadalupe

Re: Project Description
4542 12t Street & 855 Pioneer Street
Guadalupe, CA

Dear Bill,

Arris Studio Architects is working with the housing authority of the county of Santa Barbara (HASBARCO}
to propose two new housing projects in Guadalupe, California. The addresses are 4542 12 Street & 855

Pioneer Street.

Both projects are in R-3 High-Density Residential District Zones. All the dwelling units will be deed-
restricted to various levels of affordability ranging from 60% AMI fo 120% AMI. Both sites will be utilizing
the California Density Bonus Law [SDBL}. The 12t Street project will also be utilizing the California ADU
laws. A description of how each law is utilized on the projects is below. Both projects will also utilize
modular consfruction.

855 Pioneer Street

This project proposes a 3-story, type VB construction building with ¢ dwelling units, and ¢ parking spaces.
The units are all either 1-bedroom or studio units and have been designed to serve a desperate need
for this type of housing in the community as outlined in Guadalupe's 5-year plan. The property will be
professionally managed by HASBARCQ, and it is the goal to include supportive services for vulnerable
populations as part of the development.

4542 12t Street

This project proposes a 2-story, type VB construction building with é dwelling units, and é parking spaces.
The units are all either 1-bedroom or studic units and have been designed to serve a desperate need
for this type of housing in the community as outlined in Guaddlupe's 5-year plan. The property will be
professionally managed by HASBARCO, and it is the goal to include supportive services for vulnerable
populations as part of the development.

SDBL Application - California Government Code section 65915
Both projects will be utilizing the provision in the SBDL.

Per SDBL Section 65915(b){G} the applicant is providing 100% of the base density dwelling units,
exclusive of the manager’s unit, as lower income units. Per Section {f}{3}{D}{i) the applicant shall be
entitled to an 80% density bonus, Per Section {d)(2){D} the applicant shall receive five incenfives or
concessions. The number of waivers is not limited.

The applicant has identified three incentives or concessions and reserves the right to identify additional
incentives or concessions and/or waivers later. A description of the specific incentives or concessions is

on the plans.
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Per SDBL Section 65915(p)(1) the applicant is requesting that the parking ratios, inclusive of

handicapped and guest parking be as follows:
- Studio and one-bedroom units: one on-site parking space
Onsite parking may be provided through tandem, covered, or uncovered parking. Reguesting these

parking standards does not count as an incentive of concession.

CA state ADU law Application - California Government Code section 66323
The applicant is not proposing fo include any ADU’s on the 855 Pioneer Street project. The applicant is

proposing to include two detached ADU's on the 4542 12! Street project.

The ADU's are being used to qualify the project ot 4542 12t Street for the SDBL. Per SDBL Section (h)(4){])
an eligible housing development means a development for five or more residential units. The base
allowable number of units on the site is four units plus two ADU’s for a total of six units. Therefore, the
project is eligible for the SDBL. This interpretation is confirmed in the Accessory Dwelling Unit Handbook
published by the Cdlifornia Department of Housing and Community Development (HCD). Here is the
relevant section of the handbook for your reference.

Can ADUs serve to qualify a project for a density bonus pursuant to State Density
Bonus Law (SDBL.), even though the general plan designation on the site allows less
than five primary units?

Yes. A project initially qualifies under the SDBL when the project’s "total units,” as defined in
the SDBL (i.e., the number of units in the project before a density bonus is received) meet or
exceed five units (Gov. Code, § 65915, subd. {0)(8)). Aithough the SDBL makes nc mention of
ADUs in its text, it likewise does not expressly narrow the definition of unit to exclude ADUs.
Provided they are counted within the total units of the project, ADUs are a type of housing unit
that may be counted for the purposes of achieving the five total unit minimum.

The ADU's are used to qualify the project under the SDBL but are not used to calculate the density
bonus. This is consistent with the interpretation of the HCD. Here is the relevant section of the handbook

for your reference.

If ADUs can be used to qualify a project under the SDBL’s minimum total unit
requirement, can they likewise be used to calculate a density bonus?

No. The calcutation of a density bonus is based solely on a site’s maximum allowabte
residential density, which does not include ADUs. A density bonus is defined as “a density
increases over the ctherwise maximum allowable gross residential densily...” (Gov. Code, §
65915, subd. (f)). Maximum atlowable residential density is defined as "the greatest number of
units allowed under the zoning ordinance, specific plan, or land use element of the general
plan.” {Gov. Code, § 65915, subd. {0)(6).) As an example, if the zoning ordinance allows up to
two units and the general plan allows up to three, the applicable maximum allowable
residential density {i.e., base density) on the site is three units, even though the addition of two
ADUs brings the total units to five (see guestion above). The density bonus would then be
calculated on top of a base density of three units, not five.

This project includes proposed multifamily dwelling units. Therefore, per section {a}{4), the project may
include up to two detached ADU's.
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The project is proposing to construct two detached ADU's. These ADU’s are detached from the other
dwelling units but the two ADU’s are attached to each other. They are shown as units 101 & 102. The
separation from the other units is via an approximately 4"-6" structural gap. There is no minimum
separation required for detached ADU's. Therefore, this is consistent with the low. Detached ADU's are
allowed to be attached to each other. Therefore, the proposed configuration is consistent with the law.,
Here is the relevant section of the handbook for your reference.

Can detached ADUs on multifamily lots be attached to each other?

Yes. Multifamily Jots qualify for two detached, new construction ADUs on lots with a proposed
multifamily dwelling, or up to eight detached ADUs on a lot with an existing muitifamily
dwelling, not to exceed the total number of existing units on the lot. These ADUs are detached
from the primary muttifamily structure but do not have to be detached from each other or other
accessory structures on the lot. (Gov. Code, § 66323, subd. (a}(4)(A).)

Hopeiully the project description is helpful but please do not hesitate to reach out if you have any
questions. We lock forward to the pre-application meeting and ultimately providing some much
needed housing to the community.

Sincerely,

Thom Jes

30F3
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