
CITY OF CARPINTERIA     ARCHITECTURAL REVIEW BOARD 

5775 Carpinteria Avenue     Meeting Date:  April 16, 2015 

Carpinteria California 93013 

 ACTION MINUTES  

 

The meeting was called to order at 5:35 p.m. by Richard Johnson, Chair. 

 

ROLL CALL 
Boardmembers present:  Dylan Chappell 

                                           Scott Ellinwood 

                                           Richard Johnson 

                                           Jim Reginato 

 

Boardmembers absent:  Rachelle Gahan 

 

OTHERS PRESENT:  Approximately 12 interested persons were present. 

 

PUBLIC COMMENT:  None 

 

PROJECT REVIEW 

 

1) Applicant:  Brian Zant for Alan and Carol Koch  Planner:  Nick Bobroff 

Project:  14-1746-ARB 

Project Location:  1151 Church Lane 

Zoning:  Single Family Residential (6-R-1) 
 

Hearing on the request of Brian Zant, agent for Alan and Carol Koch, to consider Project 14-1746-

ARB for final review of a proposal to remodel an existing 1,743 square foot single family 

residence and construct additions totaling 650 square feet.  Total square footage for the residence 

and its attached two-car garage would increase from 2,443 square feet to 3,093 square feet.  The 

property is a 12,632 square foot parcel zoned Single Family Residential (6-R-1) and shown as 

APN 004-041-032 located at 1151 Church Lane. 

 

DISCUSSION: 

Brian Zant, designer for the Koch’s, shared updated architectural details for the entry and bay window. 

 

The Board was unanimously in support of the project as submitted.  Boardmember Reginato 

recommended low wattage LED bulbs and/or frosted glass be used in the proposed exterior light fixture. 

 

ACTION:  Motion by Boardmember Reginato, seconded by Boardmember Chappell, to recommend 

final approval with the following comment: 

 

 Exterior light fixtures to feature frosted glass and/or to utilize low wattage, LED bulbs. 

 

VOTE:  4-0 

                                                   ------------------------------------------- 
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PROJECT REVIEW 

 

2) Applicant:  Gordon Statler for Terry & Lynda Krausgrill Planner:  Nick Bobroff 

Project:  14-1747-CDP 

Project Location:  4640 Ninth Street 

Zoning:  Single Family Residential (4-R-1)   
 

Hearing on the request of Gordon Statler, agent for Terry and Lynda Krausgrill, to consider 

Project 14-1747-CDP for final review of a proposal 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 property is a 4,860 square 

foot parcel zoned Single Family Residential (4-R-1) and shown as APN 003-242-017 located at 

4640 Ninth Street. 

 

DISCUSSION: 

Gordon Statler, project designer, walked the Board through the changes made to the project.  He noted 

he appreciated the Board’s previous suggestions concerning the porch. 

 

Boardmember Chappell asked for additional details/specs on the pvc lattice material proposed for the 

porch railing and crawl space screening.  He suggested other materials (like hog fencing) could also be 

considered for these features. 

 

Boardmember Ellinwood felt that overall the revised project would be a nice addition to the 

neighborhood.  He noted the increased front setback would improve the project.  He also indicated the 

new dormer addition adds interest to the west second floor elevation.  He noted the proposed light fixture 

was also acceptable.  He suggested the shingled portions of the porch columns may be slightly too bulky. 

 

The remaining Boardmembers agreed that the recommended revisions were adequately addressed. 

 

ACTION:  Motion by Boardmember Chappell, seconded by Boardmember Reginato, to recommend 

final approval as submitted. 

 

VOTE:  4-0 

                                                   ------------------------------------------- 

 

PROJECT REVIEW 

 

3) Applicant:  Dylan Chappell for Susan & Bruce Bornhurst Planner:  Nick Bobroff 

Project:  14-1738-ARB 

Project Location:  5566 Retorno Drive 

Zoning:  Single Family Residential (6-R-1) 
 

Hearing on the request of Dylan Chappell Architects, agent/architect for Susan and Bruce 

Bornhurst, to consider Project 14-1738-ARB for final review of a proposal to construct a new 745 

square foot second floor addition to an existing 1,904 square foot single family residence.  A 445 

square foot portion of the existing residence would be remodeled and a 54 square foot addition 

added to the ground floor.  The property is a 0.24 acre parcel zoned Single Family Residential (6-

R-1) and shown as APN 003-340-015 located at 5566 Retorno Drive. 
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DISCUSSION: 

Trent Kelley, project architect, described the changes made to the project in response to the Board’s 

previous directives.  He also presented a series of perspective drawings for the Board’s review. 

 

Caroline Kuizenga explained that her property sits several feet lower than the Bornhurst property and 

that she is concerned any new second floor living area and/or deck will create new privacy impacts for 

her property.  She noted that the portion of her rear yard closest to the Bornhurst property does not 

appear to be visible from the proposed deck, but she was concerned that the south end of her rear yard, 

which is the primary outdoor living area, would be visible.  She asked that the deck be dramatically 

scaled back and she noted that she would prefer to see the second floor addition restudied/reoriented to 

take better advantage of the natural topography of the area rather than being stacked directly on top of 

the existing residence. 

 

Trent Kelley explained that privacy impacts had been studied in the initial design of the addition/deck 

and they believed most of the possible privacy impacts were addressed. 

 

Boardmember Reginato asked whether the deck could be lowered any further into the roof.  He also 

suggested either extending the planter further to the west and/or raising the frosted glass railing height.  

He noted he preferred the roof eave over the deck to be pulled back rather than extended as it appeared 

somewhat top heavy.  He commented that he liked the new contrasting bleached cedar proposed for the 

contrasting wood sided elements. 

 

Boardmember Ellinwood suggested wrapping the deck in the cedar siding at a consistent height on all 

sides.  He agreed with Boardmember Reginato’s idea concerning extending the planter and suggested 

using a vertically oriented planting like horsetail ferns.  He noted he liked the revised entry element and 

felt the reduced height of this feature works better with the rest of the design. 

 

Boardmember Johnson clarified the extended planter should have minimum interior dimensions of 12 

inches wide.  The planter height should be adjusted to address the sight line concerns.  He agreed with 

the other Boardmembers that the original pulled back roof eave over the deck was preferred. 

 

ACTION:  Motion by Boardmember Ellinwood, seconded by Boardmember Reginato, to recommend 

final approval with their comments attached. 

 

VOTE:  3-0 

                                                   ------------------------------------------- 

 

PROJECT REVIEW 

 

4) Applicant:  Roger Van Wert for Norman’s Nursery, Inc. Planner:  Steve Goggia 

Project:  14-1733-DP/CDP 

Project Location:  4295 Carpinteria Avenue 

Zoning:  Commercial Planned Development with a Residential Overly (CPD/R) 

 

Hearing on the request of Roger Van Wert, agent for Norman’s Nursery, Inc., to consider 

Project 14-1733-DP/CDP for continued preliminary review of a proposal to demolish an 

existing private tennis court on an essentially vacant parcel and to construct a two-story, four-

unit condominium project.  The proposal includes four three-bedroom units of approximately 
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2,300 square feet each (including garage).  The maximum building height would be 

approximately 28 feet six inches from finished grade.  Vehicular and pedestrian access would 

be provided off of Carpinteria Avenue.  The project includes minor grading, drainage 

improvements, underground utility connections, perimeter site walls, new permeable hardscape 

and new site landscaping.  The property is a 13,616 square foot parcel zoned Commercial 

Planned Development with a Residential Overly (CPD/R) and shown as APN: 003-210-030, 

located at 4295 Carpinteria Avenue. 

 

Following staff’s presentation of the changes to the project since the last review, Architect 

Jamie Myer addressed the 5’ - 5¾”setback from Carpinteria Avenue.  He indicated that the 

requirements of the mandatory Storm Water Control Plan necessitated that the development 

shift closer to the five foot minimum front setback to reduce driveway paving and increase 

landscaped areas for stormwater retention.  He also spoke of the two new options for the front 

unit’s stair towers. 

 

Public Comment 

 

Steven Jones, representing his parents who own the four-unit apartment building directly across 

Carpinteria Avenue would like to have seen a notice in the newspaper in addition to the 300-

foot mailings.  He still believes the units are too massive for the site.  He would like to see 

increased setbacks and reduced size and height; indicating that when their apartment building 

was approved they were required to provide setbacks of 35 feet from the street, five feet along 

the sides and 20 feet in the back.  They wanted roof decks but were not allowed to have them.  

He believes the standards and requirements of the Residential Overlay are not being used 

correctly. 

 

Curtis Johnson indicated he appreciates the modifications to the buildings and hopes they can be 

lowered even more and moved back on the property.  He indicated that he and his neighbors are 

keenly interested in the landscaping.  He asked if his adjoining wall could be could be raised in 

height. 

 

Wayne Kuwahara thought the front building is still too close to the sidewalk, he would like to 

see them moved back and lowered in height.  A tall hedge along the side property line would 

block sunlight to his unit. 

 

Brian Lutz, 4297 Carpinteria Avenue, would like to see the front building moved as far back 

from Carpinteria Avenue as it could. 

 

DISCUSSION: 

 

Boardmember Reginato asked if the residences to the west and the apartments across the street 

were also zoned Commercial with the Residential Overly. Staff replied yes.  He would prefer to 

see the alternative that lowers the front portion of the front building 1’-18” by providing 8’ plate 

heights and a vaulted ceiling on the second floor.  He would like to see the front building moved 

back away from Carpinteria Avenue as it can.  A stone pine planted out front would help to 

soften the impact of the building from the street, like it does to the adjacent property. 

 

Boardmember Chappell thought the street facing unit was much improved.  He liked one of the 
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proposed alternatives to the stair tower. 

 

Boardmembers Ellinwood and Johnson were pleased with the revisions and provided 

suggestions for the stair tower element; Boardmember Johnson sketched an example that lowers 

the height of the garage plate and places the deck over the lowered space above the secondary 

bedrooms. 

 

Staff provided an update on the Monterey pine in front of the project site.  An Arborist has been 

retained by the applicants to assess its health and the impact caused by the development of the 

front unit. 

 

Staff also provided information regarding the noticing for ARB projects; postcard notices are 

sent to property owners within a 300-foot radius and residents within a 100-foot radius.  Notices 

are not resent for projects continued to a date certain.  Staff noted that the story poles erected 10 

days before the hearing also serve as a notice to the neighborhood. 

 

Public Member Judith Jones asked to speak as she feels the setbacks are not being applied 

correctly.  She thought a residential building should have residential setbacks, 

 

Staff replied that the standards of the Residential Overlay are a hybrid between residential and 

commercial, with residential development standards addressing density, common open space 

and landscaping.  Setbacks and building height use the Commercial development standards, 

pursuant to the overlay. 

 

ACTION:  Motion by Boardmember Ellinwood, seconded by Boardmember Chappell, to recommend 

preliminary approval and continue the review to the Board’s May 14th hearing so they can see their 

suggested changes made to the project prior to the Planning Commission’s hearing on the proposal. 

 

VOTE: 4-0  

                                                   ------------------------------------------- 
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PROJECT REVIEW 

 

5) Applicant:  Steadfast Development Holdings, Inc.  Planner:  Steve Goggia  

Project:  15-1752-CUP/CDP 

Project Location:  5464 Carpinteria Avenue 

Zoning:  Commercial Planned Development (CPD) 
 

Hearing on the request of Ken Marshall, agent for Steadfast Assisted Living of Carpinteria, to 

consider Project 15-1752-CUP/CDP for preliminary review of a proposal to convert a 51,539 

square foot two-story office building into a 76-bed licensed Residential Care Facility for the 

Elderly (RCFE).  A porte cochere will be added, reducing the number of parking stalls from 187 to 

176. The proposal also includes a new trellis and minor landscape changes.  The property is a 4.1-

acre parcel zoned Commercial Planned Development (CPD) and shown as APN: 001-070-066, 

located at 5464 Carpinteria Avenue. 

 

Following staff’s presentation, Architect Greg Irwin representing the applicant indicated all new 

windows and doors will be a dark bronze to match the existing windows. 

 

No members of the public spoke on this item. 

 

DISCUSSION: 
 

Boardmember Reginato thought the improvements looked fine, but questioned the increase in 

water use for the proposal.  Agent Ken Marshall said the applicants will try and get as close to a 

net zero increase as possible.  Boardmember Reginato also noted that the wood members of the 

dining trellis should be solid free of heart center wood or even metal rather than the proposed glu-

lams as currently proposed as glu-lams delaminate over time and exposure to the elements. 

 

Boardmember Ellinwood thought this is a terrific site for the proposed use.  Boardmember Johnson 

agreed, noting that the new columns supporting the porte cochere and dining trellis should be 

square in order to keep the architectural style clean and simple. 

 

ACTION:  Motion by Boardmember Chappell, seconded by Boardmember Reginato, to recommend 

preliminary approval to the Planning Commission with their comments noted. 

 

VOTE:  4-0 

                                                   ------------------------------------------- 
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PROJECT REVIEW 

 

6) Applicant:  City of Carpinteria     Planner:  Steve Goggia 

Project:  15-1760-CUP/CDP 

Project Location:  East end of Carpinteria Avenue 

 

Hearing on the request of Matt Roberts, Director of Parks and Recreation for the City of 

Carpinteria, to consider Project 15-1760-CUP/CDP for preliminary review of a proposal to 

construct the trailhead and a portion of the Rincon Trail within the City’s jurisdiction connecting 

the east end of Carpinteria Avenue to Rincon Beach County Park.  The trailhead would be 

developed with 17 public parking spaces, solar powered LED lights, a rest area with three picnic 

tables and a water filling station.  New landscaping would include native trees and shrubs.  

Approximately 650 lineal feet of the 12-foot wide shared-use pedestrian and bicycle trail would be 

constructed within the City’s jurisdiction. 

 

DISCUSSION: 

 

Following a presentation from staff, Matt Roberts provided additional background for the project, 

including how the existing engineered terrace would be graded back removing some of the 

overburden, trail paving materials (concrete or asphalt and decomposed granite) and that the trail 

would be a key link in the larger California Coastal Trail. 

 

Public Comment 

 

Gary Mussell, Friends of Bates Beach Director, submitted a letter with questions primarily 

regarding trail construction and future operation.  Matt Roberts responded to several of his 

questions indicating horse riders, motorized wheelchair users and Segway riders would not be 

prohibited from using the trail, although the steepness of the trail and lack of trailer spaces in the 

parking lot would discourage riding of horses at this particular section.  Matt also noted that 

Rincon Beach County Park has parking spaces for horse trailers and there is a shorter path to the 

sand where the horse riders want to be.  Matt also noted that current plans include a wire backed 

post and rail wood fence on the north side of the trail to keep animals away from the freeway and 

that that the parking/rest area could include a doggie bag dispenser and trash receptacle.  He 

indicated that a bollard could be installed at the trailhead to prohibit automobile use of the trail 

while allowing access to emergency vehicles, although explaining that the railroad was not 

interested in allowing automobiles to cross the bridge.  Lastly, Matt indicated that he would be 

returning with signage for the trail. 

 

Boardmember Johnson thought the parking area is appropriate and well thought out. 

 

ACTION:  Motion by Boardmember Ellinwood, seconded by Boardmember Reginato, to recommend 

preliminary approval to the Planning Commission as submitted.      

 

VOTE:  4-0 

                                                   ------------------------------------------- 
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OTHER BUSINESS:  NONE 

 

CONSENT CALENDAR: 

 Action Minutes of the Architectural Review Board meeting held March 26, 2015 

 

ACTION:  As there was no quorum for this item, no action was taken. 

MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL – None 

 

MATTERS PRESENTED BY BOARDMEMBERS/STAFF – Several of the Boardmembers indicated 

that they would prefer to receive 11 x 17 reductions plus electronic pdfs rather than the full size sheets 

for some of the smaller projects, leaving the discretion up to the planners. 

 

ADJOURNMENT 
 

Chair Johnson adjourned the meeting at 8:08 p.m. to the next regularly scheduled meeting to be 

held at 5:30 pm on Thursday, April 30, 2015.  All Boardmembers plan on attending. 

 

 

___________________________________ 

Secretary, Architectural Review Board 

 

ATTEST: 

 

 

 

____________________________________ 

Chair, Architectural Review Board 

 

 


