
MINUTES, PLANNING COMMISSION 
CITY OF CARPINTERIA 
CARPINTERIA, CALIFORNIA 

April 6, 2009 
Regular Meeting 
Council Chamber 
5:30 P.M. 

 
Chair La Fevers called the meeting to order at 5:30 p.m. CALL TO ORDER 
COMMISSIONERS PRESENT 
David Allen, Vice-Chair 
Jane L. Benefield 
John Callender 
Glenn La Fevers, Chair 
John Moyer 

ROLL CALL 
 
 
 
 
 

OTHERS PRESENT 
Alexandra Barnhill, Deputy City Attorney 
Jackie Campbell, Community Development Director 
Shanna Farley, Associate Planner 
Steve Goggia, Senior Planner 
Approximately 10 interested persons 

 
OTHERS PRESENT

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

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS 
Community Development Director Jackie Campbell announced that the 
City submitted a comment letter to Caltrans regarding the Linden/Casitas 
Interchange project Draft EIR. 

 
ANNOUNCEMENT

CONSENT CALENDAR 
a. Minutes of the regular Planning Commission meeting held March 2, 

2009. 
b. Minutes of the Special Joint Planning Commission and City Council 

meeting held March 2, 2009. 
c. Hearing on the request of Phil Modglin, BEGA-US, to consider Case 

No. 08-1423-DPR/CDP/TEX [application filed 3/11/2009] for a one year 
time extension to two years from the date of project approval (May 5, 
2008) to obtain a Building Permit.  The application involves APNs 001-
180-006 and -041, located at 1000 Bega Way. 

MOTION:  Upon a motion by Commissioner Benefield, seconded by 
Commissioner Callender, the Commission voted 5-0 to approve items a, b 
and c. 

CONSENT  
CALENDAR 
 
 
 
 
 
 
 
 
MOTION 

PRESENTATIONS BY CITIZENS 
Vera Bensen spoke about how the Lagunitas Project has changed since it 
was first approved and expressed concern that it has not been seen by the 
Planning Commission or City Council since the changes took place.  She 
said the ARB questioned many design elements, including the main road 
not being wide enough for parking on both sides and the absence of a 
turnaround.  She stated that 36 condominiums is very crowded and doesn’t 
allow for adequate landscaping, the houses are situated close to the street 
which reduces landscaping, the two-story buildings should have more 
setbacks, and the two-story structures are only 10 feet apart.  Mrs. Bensen 
discussed the similarity of Lagunitas to the Green Heron project, noting 
that both were once wetlands and will add to the unsold number of house in 
the City.  She noted the office component of Lagunitas is for sale and 
questioned whether the walk-to-work promise will hold.  She asked 
whether the three million dollars in Development Impact Fees under the 
Development Agreement which no longer exists will still be received.  She 
said the project should be looked at by the Planning Commission. 

PRESENTATIONS 
BY CITIZENS 

OTHER BUSINESS:  Second Units Dwelling Compliance Report 
Assistant Planner Shanna Farley explained that the compliance report is 
prepared annually, at which time visual inspections for general compliance 
of Municipal Code standards and landowner verification to ensure owners 
are living on site are conducted.  She reported that out of 19 dwellings 
reviewed, four were out of compliance.  Two require general yard upkeep 
and staff is working with the property owners to achieve compliance.  The 
other two properties are located on Cramer Circle and are not owner 
occupied.  Staff has initiated compliance efforts on one of the units due to a 
tenant vacancy that allowed the process to commence without impacting 

OTHER BUSINESS 
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innocent residents.  The property owner has filed for bankruptcy which has 
impacted the ongoing compliance effort to correct these violations.  Staff 
will continue to work with the City Attorney to address these matters. 
NEW PUBLIC HEARING:  Green Heron Spring LCP Amendment 
Hearing to consider the California Coastal Commission’s suggested 
modifications to LCPA MAJ-2-07 including the addition of Chapter 14.43 
to the Carpinteria Municipal Code, Ellinwood Parcel (APN 004-013-026) 
Overlay District; and to accept the Addendum pursuant to §15164 of the 
Guidelines for Implementation of the California Environmental Quality 
Act.  The modifications amend the Coastal Land Use Plan Text 
Amendment approved by the City Council in association with approval of 
the Green Heron Spring Condominium project on November 13, 2007.  The 
site is located at 1300 and 1326 Cravens Lane. 
 
DISCLOSURE OF EX PARTE COMMUNICATIONS 
Commissioner Allen stated that he received a call from Scott Ellinwood but 
noted he does not speak to either proponents or opponents of projects.  
Chair La Fevers and Commissioners Moyer and Benefield disclosed that 
they had discussions with Mr. Ellinwood. 

 
Senior Planner Steve Goggia presented the staff report.  He gave a brief 
history of the project, noting that it had been approved by the City Council 
in November 2007 after the Planning Commission action resulted in a 
procedural denial recommendation in August 2007.  He explained that in 
February 2009 the Coastal Commission approved a General Plan/Coastal 
Plan Text Amendment which had been submitted by the City in order to 
resolve issues regarding the onsite wetland setback policies.  He said the 
Coastal Commission approved the request but suggested two modifications, 
one which would result in slight repercussions to the wetland setbacks and 
another which would create a zoning overlay to be applied to the specific 
site to protect the environmental resources.  He said staff recommends that 
the Planning Commission recommend approval of the ordinance to the City 
Council, thereby creating a new Zone Code Overlay specific to the site. 

 
Regarding a question about the extent of discretion the Planning 
Commission has in approving or denying the project, Deputy City Attorney 
Alexandra Barnhill said only the Local Coastal Program Amendment is 
under review, and the Planning Commission has full discretion over that in 
making a recommendation to the Council.  She explained that the 
Commission is not reviewing the entire project, only the Local Coastal 
Program Amendment as modified by the Coastal Commission. 

 
Community Development Director Jackie Campbell explained that the 
Coastal Commission was applying the use of an overlay as a zoning tool 
that effectively takes the City’s Conditions of Approval on the Green Heron 
Spring project and makes them Development Standards that are adopted 
into the zoning code and apply to the property for the long term.  She said 
that the Coastal Commission used this zoning tool as they wanted a 
stronger guarantee that a project of this caliber would be approved on the 
site in the event that the Green Heron Project is not constructed and a 
different project is proposed in the future.  She noted these same standards 
had been presented in mitigation measures and the project Conditions of 
Approval and not in an ordinance amendment.  In response to questions, 
she discussed how future changes would need to be consistent with the 
Coastal Act, and it was not likely that actions that would weaken 
regulations protecting coastal resources would be approved.  She provided 
details about the Coastal Commission’s voting procedures. 

 
Commissioner Callender expressed concern that commissioners who felt 
the original project was not consistent with the General Plan would be 

NEW PUBLIC 
HEARING 
 
Green Heron Spring 
05-1239-LCPA 
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doing something inconsistent by voting in favor of the amendment. 

 
Deputy City Attorney Barnhill explained that a commissioner is not bound 
to have the same opinion when new information is presented.  She said the 
individual’s decisionmaking process can be adjusted accordingly. 

 
Community Development Director Campbell explained that what is in the 
Planning Commission’s discretion in the Local Coastal Program 
Amendment is determining whether it is consistent with the General Plan 
and Coastal Act.  She said the Commission could suggest additional 
development standards in order to support the amendment and ensure that it 
is consistent with the General Plan and Coastal Act. 
PUBLIC HEARING OPENED 
Chair La Fevers opened the public hearing at 6:20 p.m. 
 
Scott Ellinwood, applicant/architect/owner, spoke about how the process 
had been lengthy.  He said as an architect he encountered frustration with 
having to meet goals that almost always involved maximizing profit for the 
owners but with this project, he had the unique opportunity to set a 
different agenda, and wanted to show that market rate housing could be 
built in an environmentally responsible way.  He discussed the history of 
the onsite pond wetland, explaining that he created it after his avocado 
orchard all but died out after a major rain event in 1978.  Since then, 
County Flood Control has addressed the historic drainage problems by 
constructing a siltation basin on the north property boundary, a flood 
control channel on the east boundary, and a culvert under Highway 101 that 
allows groundwater to pass.  He spoke about the many factors that 
conspired to make the Coastal Commission enthusiastic about the project, 
such as the green building concepts and support from other agencies such 
as the Water Resources Board and U.S. Green Building Council. 
 
Foster Campbell, former CEO of Kilovac, said he had been involved with 
“Carpinteria Vision” and Mr. Ellinwood’s project meets and exceeds the 
City’s vision for an environmentally sensitive plan. 
 
Michael Lillis, U.S. Green Building Council representative, spoke about 
the Leadership in Energy and Environmental Design (LEED) program and 
how this project exceeds the minimum criteria.  He explained how the 
project goes beyond requirements and said certain benefits cannot be 
quantified. 
 
Vera Bensen suggested adding a development standard or mitigation to 
require 3.87 acres to be reclaimed to agriculture elsewhere in the City.  She 
said she wished the project could be placed where People’s Self Help 
Housing’s project will be.  She provided some history about the salt marsh 
and spoke about how the Green Heron Spring area was once part of it.  She 
expressed concern that a 35-foot buffer from the wetland is not enough. 
 
Tom Ligare said he had toured the property, reviewed the plans and wanted 
to live there.  He said where he came from that the LEED program is the 
standard and there are no projects like Lavender Court.  He said that LEED 
projects are living, they create community and the projects that come 
before the Planning Commission are not usually like that. 
 
Scott Ellinwood spoke about his project’s sense of community, noting it is 
within walking distance of a market and public transit.  He said the project 
will have edible instead of decorative landscaping, plug-ins for electric 
vehicles and photovoltaic panels to create electricity onsite.  He said noise 
impacts have been studied with sound tests and there would be a 55-foot 
setback between homes and industrial agricultural operations to the east.  

PUBLIC HEARING 
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He spoke about how he believed his property had once been oak woodlands 
and not wetlands, and said existing oaks would have to be removed to 
convert it to agricultural land.  He said all owners of units would sign 
covenants that neighbors have the right to farm. 
 
PUBLIC HEARING CLOSED 
Chair La Fevers closed the public hearing at 6:50 p.m. 

 
 
 
PUBLIC HEARING 
CLOSED 

In response to a question of how the number of units was determined, Mr. 
Ellinwood spoke about the factors influencing the numbers, noting that 
fixed costs remain the same despite the number of units and when units are 
reduced, quality is affected. 
 
Community Development Director Campbell added that in a 7-R-1 or 10-
R-1 zone district developed with single family homes, lots are generally 
7,000 to 10,000 square feet and the density is four to six units per acre. 
 
Mr. Ellinwood stated that typically those types of developments have 35-
40% of open space and noted his project has over 50% open space, a 
majority of which is in common areas. 
 
Director Campbell pointed out that the original submittal had two more 
units and when Mr. Ellinwood reduced the density as directed by the 
Planning Commission, he eliminated two additional affordable units that 
had been proposed beyond the City’s Inclusionary Housing requirement. 
 
Senior Planner Steve Goggia noted that the project includes 10 one-
bedroom flats and that it would have been easy to reduce the density by 
creating fewer units with more bedrooms.  While that would reduce the site 
density in terms of units, it might not achieve any reduction in density 
based on occupancy of the units. 
 
Commissioner Benefield stated that she appreciates what Mr. Ellinwood is 
doing and noted the Planning Commission’s 2-2 vote means there wasn’t a 
clear decision.  She said the conditions are standard ones that would be 
approved with most projects and the zoning overlay tool is not a bad one.  
She said the project should be a prototype and she is impressed with its 
water efficiency.  She said she would support the suggested modifications. 
 
Commissioner Moyer described the project as stellar and one that any 
architect would be proud of.  He said he would support the suggested 
modification of the LCP Amendment.  He noted that the landscaping 
involves growing food onsite and called this an interesting feature that 
makes a great transition to nearby agricultural land, one that should be a 
model for that kind of buffer. 
 
Commissioner Callender said that with respect to the proposed zoning 
overlay language, he could not see a reason not to recommend the 
modification for approval to the City Council.  He said he was inclined to 
favor staff’s recommendation but would be curious what the views of the 
commissioners who served when the project was denied think about the 
suggested modifications. 
 
Commissioner Allen spoke about the difficulties of a lengthy review 
process and said the final decision makers must be guided by the evidence 
provided at the time the project is revisited.  He said he has concerns about 
the agricultural land conversion, especially with the land being adjacent to 
greenhouse use.  He explained that despite his concerns, he cannot imagine 
a better project.  He said he supports the zoning overlay and can support the 
Coastal Commission’s suggested modifications.  He said he would like 
staff reports to reflect that he continues to have concerns about the density 
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in a transition area. 
 
Chair La Fevers agreed with Commissioner Allen’s comments about the 
review process.  He expressed his concern about the expansion of City 
boundaries.  He said he supports the recommendation to the City Council to 
accept the suggested modifications.  He said the conditions have been 
incorporated accurately into the zoning overlay and have been strengthened 
in some way to protect the environment and coastal resources.  He said 
codifying these as development standards is a good idea and he would 
support staff’s recommendation. 
MOTION 
Upon a motion by Commissioner Benefield, seconded by Commissioner 
Callender, the Planning Commission voted 5-0 to recommend that the City 
Council approve Ordinance No. 636. 

MOTION 

MATTERS PRESENTED BY COMMISSIONERS 
In response to a request for staff’s input about Vera Bensen’s comments 
that the Lagunitas project should return to the Planning Commission, 
Community Development Director Campbell explained that the applicant 
has been working on final architectural drawings but that in staff’s opinion 
they are undergoing a standard process for that type of project.  She said 
the site plan remains in conformance with the one originally approved by 
the City Council, and if changes were made, the Council would remain the 
final decisionmaking body.  She said because the project is consistent with 
zoning codes and Inclusionary Housing requirements, a Development 
Agreement is not necessary. 
 
Commissioner Callender spoke positively about his experience at an event 
the Amateur Astronomy Club held at Linden Field and encouraged people 
to attend future events. 
 
Commissioner Benefield said she would be unable to attend the June 
meeting. 

MATTERS 
PRESENTED 

DIRECTOR’S REPORT 
Distributed Information 

i. Action Minutes of the Architectural Review Board 
meeting of February 26, 2009 

ii. City calendar for April 2009 
iii. Community Development Project Status Report as of 

March 31, 2009 
iv. Construction Permit Report as of March 31, 2009 

Director Campbell reviewed the distributed materials.  She said March had 
been a busy month, with 34 building permits issued, and that despite the 
depressed economy a review showed Building Permit volumes and 
valuation to be on par with past years. 

DIRECTOR’S 
REPORT 

ADJOURNMENT – 7:35 p.m. 
 
 
 
                                                            ___________________________ 
                                                            Secretary, Planning Commission 
ATTEST: 
 
 
 
___________________________ 
Chair, Planning Commission 

ADJOURNMENT 

Minutes Prepared by Alice Wissing  
 
 


