
MINUTES, PLANNING COMMISSION 

CITY OF CARPINTERIA 

CARPINTERIA, CALIFORNIA 

July 6, 2010 

Regular Meeting 

Council Chamber 

5:30 P.M. 
 

 

CALL TO ORDER and ROLL CALL 

Chair La Fevers called the meeting to order at 5:30 p.m. 

 

Commissioners Present:   Commissioners Absent: 

Jane L. Benefield    David Allen, Vice-Chair 

John Callender 

Glenn La Fevers, Chair 

John Moyer 

 

Others Present: 

Alexandra Barnhill, Deputy City Attorney 

Jackie Campbell, Community Development Director 

One interested person 

CALL TO ORDER & 

ROLL CALL 

 

PLEDGE OF ALLEGIANCE - Chair La Fevers called for the flag salute. PLEDGE OF 

ALLEGIANCE 

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS  

Community Development Director Jackie Campbell reported that Jayne Diaz and 

Pat Lemere announced their retirements and would be recognized for their service 

to the City at the July 12
th

 City Council meeting.  She stated that a building permit 

was issued to Do it Best Hardware and the business will fill two vacant spaces at 

Casitas Plaza.  She displayed a photo of a Chihuahua/Terrier mix named Scout 

who is available for adoption at the Animal Medical Clinic.  She noted that the 

Planning Commissioners are required to attend an Ethics Training seminar which 

will take place on July 22
nd

 at 6:00 p.m. in the Council Room. 

PRESENTATIONS 

PRESENTATIONS BY CITIZENS – None PRESENTATIONS 

NEW PUBLIC HEARING 

Affordable Housing Policies and Procedures Planner:  J. Campbell 

The Planning Commission will consider making a recommendation to the City 

Council to update the City of Carpinteria Affordable Housing Policies and 

Procedures.  The Policies and Procedures includes information on the City’s 

affordable housing programs including inclusionary housing, density bonus units, 

the affordable housing trust fund and other aspects of the affordable housing 

programs.  Proposed updates to the policies and procedures include the current 

Area Median Income, formulas for calculating affordability, sale prices, rental 

rates and the in-lieu fee.  The Commission will also review the methodology for 

conducting affordable housing lotteries and creating an eligible purchasers list. 

 

Community Development Director Jackie Campbell presented the staff report, 

explaining that while conducting affordable housing lotteries for Mission Terrace 

and Lavender Court, unforeseen issues arose that were not clearly articulated in 

the Policies and Procedures handbook and staff was recommending updates to 

several sections.  She asked for a dialogue with the Commissioners if they had 

suggestions for the recommended updates. 

 

Lottery Preference Points 

The first item brought up for discussion was lottery preference points.  Preference 

points are awarded to those who either work or live in Carpinteria, or for 

individuals who are employed in “critical workforce” jobs.  Campbell explained 

that the requirements for who is eligible for lottery preference points were not 

specific and more explicit definitions were needed for individuals who work and 

live in Carpinteria.  The Commissioners made the following comments. 

 

Commissioner Benefield stated that “employed in Carpinteria” should be full-time 

and for one year, noting that part-time employees can sometimes arrange their life 

around traffic issues while full-time employees are stuck in rush-hour traffic.  She 

said it shows a commitment to the community if you have been working here for a 

 

 

Affordable Housing 

Policies and Procedures 
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year but noted that she would not want to exclude seasonal workers.  She said she 

would like the person applying for the preference point to be a more serious 

candidate.  Regarding the domicile issue, she asked if it applied to students living 

with their parents and said students inundated the market in Los Angeles which 

became a problem.  About the critical workforce preference points, she said she 

agreed with the policy. 

 

Commissioner Callender asked why applicants with two or three preference points 

were not differentiated.  Community Development Director Jackie Campbell said 

the lottery was set up that way and noted that in past lotteries there had not been 

any applicants with three points. 

 

Regarding the critical workforce jobs, Callender asked if other jobs could be 

included.  Community Development Director Jackie Campbell said that the 

Director has some direction as to who is awarded a point and that the list of job 

types is one that the City Council enumerated.  She said it had not been an issue in 

past lotteries.  Callender also asked if seasonally employed was defined. 

 

Deputy City Attorney Alexandra Barnhill explained that it is not further defined 

and there could be arguments with “employed for the full season natural to a 

particular employment.”  She said the intent was to highlight employees such as 

teachers and firefighters who might not be employed year-round.  She added that 

there was concern regularly employed could fall into a gap depending on what 

time of year a lottery application period might be open. 

 

Commissioner Benefield suggested that the Community Development Director 

should have a couple of findings to make and asked if the City of Santa Barbara 

has any further definitions.  Community Development Director Jackie Campbell 

explained that the Community Development Director consults with the City 

Attorney’s office, the City Manager, and the City of Santa Barbara housing staff 

and that none of the decisions are made in a vacuum.  Benefield suggested adding 

“consulting with appropriate sources.” 

 

Deputy City Attorney Alexandra Barnhill pointed out that when interpreting a 

policy not defined, the City Attorney’s Office uses the intent behind the policy, 

which in this case would be providing a preference point for employees within the 

City in order to reduce traffic by allowing households to live near their place of 

employment. 

 

Community Development Department Director Jackie Campbell added that the 

preference points system is unique to Carpinteria and City of Santa Barbara does 

not have one. 

 

Chair La Fevers said he likes the idea of flexibility within the list of jobs and it is 

not wise to list them all.  He questioned the lack of definition for seasonally 

employed and said it seems that it can be interpreted broadly, and he is not 

convinced it should be there at all.  He commented that affordable housing is a 

long-term commitment. 

 

Community Development Director Jackie Campbell noted that it also 

accommodates an artist or writer; somebody not necessarily earning income on a 

regular week to week basis but who might work during the summer with seasonal 

work that would supplement other income. 

 

Chair La Fevers said our target group is the non-exception workforce and should 

include school teachers, but he questioned whether it should include someone 

who only works summers at Girls, Inc. and expressed concern that the definition 

of seasonal is subject to all kinds of interpretation.  He said he is okay with some 

leeway regarding the time and duration of the employment and is on the fence 
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regarding those changes.  He said he supports the preference point system for 

Carpinteria. 

 

Commissioner Moyer said his initial feeling was that 50% of qualifying income 

should be made in Carpinteria.  He said living in Carpinteria is important, noting 

that people who have lived here all their lives have to move away to buy a house, 

and for the benefit of continuity of the community, he would like to see those 

people be able to continue to live in Carpinteria.  He said the income part needs to 

be cut and dry and there should not be a game people play to get into the lottery. 

 

Community Development Director Jackie Campbell asked for direction regarding 

the definition of seasonal employees. 

 

Chair La Fevers said he is okay with 20 hours per week for six months with 

respect to the definition of employed.  He said that he does not like the seasonal 

definition because it is too vague and suggested it either be eliminated or more 

clearly defined. 

 

Commissioner Benefield agreed with taking out seasonal but expressed concern 

for crop workers, noting they are not continuously employed.  She said it is 

critical that teachers fall under the definition. 

 

Commissioner Callender said he would be okay if seasonal is removed as long as 

it does not harm the intent, but that he would be okay with getting more 

clarification if there were a consensus by the Commission.  He asked for feedback 

as to whether the preference point system was worthwhile. 

 

Community Development Director Jackie Campbell said after Lavender Court she 

would have abandoned the system because terms were vague and she had to make 

unpopular discretionary decisions; but after Mission Terrace, where there were 

clear definitions because they were working from a Development Agreement, she 

found it was a success and that all three households who purchased units there 

were all local.  She spoke about how preference points help keep the small town 

charm of Carpinteria. 

 

Commissioner Moyer said if definitions of employment were successful for the 

last lottery, he would go along with staff’s recommended definition of employed. 

 

Commissioner Benefield stated that a condition for receiving a preference point 

should be being employed for at least 20 hours per week for a total of 12 months 

for a specified amount of time in the past, such as three years. 

 

Chair La Fevers pointed out a weakness; you could have worked someplace two 

years ago and worked someplace else for the last two years and get preference 

points even though that person was not currently living in Carpinteria.  He noted it 

is difficult to come up with new criteria and not create new challenges for staff 

interpretation.  He said he likes the concept of keeping things simple, and if staff 

is comfortable, then he is okay.  He said he is okay with 20 hours per week for the 

last six months and okay with seasonal if it is defined and not left to 

interpretation.  He said he does not think a person should get a preference point 

for being employed as a seasonal gift wrapper. 

 

Commissioner Moyer said six months is the equivalent of half-time and would 

rule out somebody working only summers at Girls, Inc. and other short-term 

seasonal employment. 

 

Community Development Director Jackie Campbell said three months full-time or 

six months half-time is one way to go and would capture only the more significant 

types of seasonal employment. 
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Chair La Fevers liked her suggestion, and Commissioner Benefield said that it 

sounded fair. 

 

Community Development Director Jackie Campbell said the Commission can go 

through a range of options and present their consensus as a recommendation to the 

City Council.  Regarding the critical workforce list of jobs, she suggested the 

following wording be added, “Other similar jobs may be included at the discretion 

of the Community Development Director.” 

 

Residential Property 

Current policies indicate that if applicants own real property they are not qualified 

to enter the lottery.  Community Development Director Jackie Campbell 

recommended including mobile home in the definition of residential property and 

suggested excluding how much the property is worth from consideration. 

 

Chair La Fevers said the recommendation leans toward clarity and simplicity and 

he was in support of it.  Commissioners Moyer and Callender agreed. 

 

Minimum Income 

 

Community Development Director Jackie Campbell stated that another update 

involves minimum income and explained that although minimum/maximum 

levels are defined, there were households making less than the minimum with 

large down payments who could afford to purchase a home.  Therefore, staff 

recommended eliminating the minimum income from the equation and simply use 

the 30% ratio of household expense to income to ensure that buyers would not be 

paying too much of their income toward housing costs. 

 

Commissioner Benefield expressed concern that taxes are not included in the cost 

of home ownership shown on page 16, table 9.  Campbell clarified that taxes are 

not included in the Zoning Code’s calculation but that most households in the 

South Coast typically pay more than 30% of their income for housing, so when 

you consider adding the taxes into the equation, the total cost of housing would 

remain affordable. 

 

The Commission did not oppose the recommendation or offer suggestions for 

changing it. 

 

Household Size 

Community Development Director Jackie Campbell explained that there is 

currently no minimum regarding the number of persons in a household, and that a 

single person could purchase a three-bedroom unit.  She suggested matching 

household size to unit size (three people for a three-bedroom unit), which would 

be consistent with City of Santa Barbara and County of Santa Barbara standards.  

She recommended the policy be adopted by the City Council.  In response to 

questions about maximum occupancy standards, she said they are regulated by the 

Housing Code, but that the standards are generous and allow for many people to 

live in one residence.  The City is not authorized to adopt a more stringent 

standard. 

 

The Commissioners all agreed with the recommended changes regarding 

household size. 

 

Inclusionary Units Development Standards 

The fifth section recommended for update relates to the physical aspects of 

inclusionary units.  Six standards were recommended, including that the units 

must look and be similar in construction quality and materials to the market rate 

units. 
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Chair La Fevers said he is in favor of all the bulleted items with the exception of 

the first one which states “dispersed evenly throughout the development.”  He said 

in some instances, it might not be appropriate.  He noted affordable housing units 

are identified during the review process and location is best left to the 

discretionary review process.  He said some lots are more valuable than others and 

it might not make financial sense for a developer to make them affordable. 

 

Commissioner Benefield disagreed.  She said she is aware of instances where 

affordable housing was concentrated in one area and the area was not as well 

maintained.  She added that affordable units should be energy efficient if the 

market rate units are. 

 

Commissioner Moyer said he works in the industry and knows of areas where the 

affordable housing is blight and others where it works well.  He added that 

sustainability will shortly be a uniform institution in the Building Code.  He said 

he did not have a problem with the changes. 

 

Community Development Director Jackie Campbell suggested stating that 

thoughtful consideration shall be given to location of inclusionary units relative to 

moderate units.  She said the language would maintain the Planning 

Commission’s discretion on the housing plan. 

 

Chair La Fevers said he would be comfortable changing “shall” to “should” and 

that the language should be a guideline rather than a direction. 

 

Campbell suggested adding another provision to the second bullet item to include, 

“and energy efficiency standards and green building techniques.”  She noted that it 

supports the affordable housing program intent and is consistent with City 

Council standards for sustainable development. 

 

Affordable Housing Trust Fund 

The sixth section of the handbook recommended for update involves two changes 

related to the Affordable Housing Trust Fund.  The first is elimination of 

restrictions on how money can be used.  The second would allow money to be 

used in support of not only moderate income housing but housing in the lower 

income categories as well. 

 

Commissioner Benefield described the recommendation as a “no brainer.” 

 

Chair La Fevers asked for information on components of the Affordable Housing 

Trust Fund.  Community Development Director Jackie Campbell explained that 

the money comes from in-lieu fees, development agreements and other programs. 

 

Chair La Fevers said he would hate for funds intended for upper moderate 

affordable housing to go to low and very-low income housing, noting that housing 

in those income categories is eligible for funding from other sources such as State 

and Federal grants.  He said he would be okay with money already in the 

affordable housing fund provided by developers such as Lagunitas (that met the 

affordable housing inclusionary need) to be directed to lower income housing, but 

he did not want to lose sight of the money’s original objectives. 

 

In response to a question about how in-lieu fee money would be used, Community 

Development Director Jackie Campbell explained that in-lieu housing fees could 

be used by the City to buy-down the cost of a market rate unit and make it an 

affordable one.  She provided financial details about the fund, explaining that in-

lieu fees make up a small portion of it.  She clarified that the money would not be 

limited to non-profit organizations. 
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Commissioner Moyer said he would prefer that the money not be diminished 

through grants and only loans be used so that the money could be protected and go 

on as an instrument to support workforce housing in the long-term.  He said the 

money should be used for moderate rather than low and very-low income housing.  

He added that low and very-low income housing can continue to depend on 

Federal and State grants. 

 

Commissioner Benefield expressed concern that the money will not get used.  She 

said affordable housing money should be for all levels of affordability. 

 

Chair La Fevers reiterated that in-lieu fees should be used for workforce housing.  

He said he is comfortable with the in-lieu fees portion of the fund staying 

restricted for workforce housing. 

 

Commissioner Benefield agreed but commented that she does not know where it 

says in-lieu fees have to do that. 

 

Commissioner Callender said Chair La Fevers’ concerns sound legitimate and that 

in-lieu fees should be protected. 

 

Commissioner Moyer agreed. 

 

Community Development Director Campbell clarified that the Inclusionary 

Housing Program and in-lieu fee being tied to above-moderate income levels is 

set forth in the Zoning Code.  The Commission directed staff to make changes to 

the recommendations on the Affordable Housing Trust Fund to continue to restrict 

only that portion of the fund derived from in-lieu fees to above-moderate income 

housing; all other fund contributions could be used for lower income housing. 

 

Chair La Fevers said that with respect to loans and grants that the Commission 

could go with allowing grants and leave the option for change open to the City 

Council. 

 

PUBLIC HEARING OPENED AND CLOSED 

Chair La Fevers opened and closed the public hearing at 7:45 p.m.  No speakers 

came forth. 

 

MOTION 

Commissioner Benefield moved and Commissioner Moyer seconded that the 

Planning Commission’s comments and staff report be forwarded to the City 

Council, with a thorough discussion to take place there.  Chair La Fevers noted 

that there is consensus from Commissioners Benefield and Moyer that the adopted 

policy with changes was discussed and agreed upon.  The motion was passed 4-0 

by voice vote. 

CONSENT CALENDAR 

Minutes of the regular Planning Commission meeting held May 3, 2010. 

 

MOTION 

Upon a motion by Commissioner Benefield, seconded by Commissioner 

Callender, the Planning Commission voted 4-0 to approve the minutes of the 

regular Planning Commission meeting held on May 3, 2010. 

 

 

MATTERS PRESENTED BY COMMISSIONERS 

Commissioner Benefield said it seems the Downtown Beach Area Specific Plan is 

stymied and she would like the Commission to discuss forming a height district 

overlay zone for the area.  Community Development Director Jackie Campbell 

answered that there are two major items in the Work Program for this year:  the 

Specific Plan and the Zoning Code Update.  She explained that the Specific Plan 

involves components beyond zoning that other departments must address in their 

workload.  She said rather than include everything related to zoning standards in 

MATTERS 

PRESENTED 
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the Specific Plan, items such as height and setback restrictions would be put in the 

Zoning Code, and it would be prioritized and pushed forward. 

DIRECTOR’S REPORT 

a. Distributed Information 

i. Action Minutes of the Architectural Review Board meetings of 

May 27 and June 17, 2010 

ii. City calendar for the month of July 2010 

iii. Community Development Project Status Report as of June 30, 

2010 

iv. Construction Permit Report as of June 30, 2010 

 

DIRECTOR’S REPORT 

ADJOURNMENT – 7:55 p.m. 

 

 

 

                                                            ___________________________ 

                                                            Secretary, Planning Commission 

ATTEST: 

 

 

 

___________________________ 

Chair, Planning Commission 

 

ADJOURNMENT 

 

 


