
MINUTES, PLANNING COMMISSION 

CITY OF CARPINTERIA 

CARPINTERIA, CALIFORNIA 

June 6, 2011 

Regular Meeting 

Council Chamber 

5:30 P.M. 
 

 

CALL TO ORDER and ROLL CALL 

Chair La Fevers called the meeting to order at 5:35 p.m. 

 

Commissioners Present: 

David Allen, Vice-Chair 

Jane L. Benefield 

John Callender 

Glenn La Fevers, Chair 

John Moyer 

 

Others Present: 

Alexandra Barnhill, Deputy City Attorney 

Nick Bobroff, Associate Planner 

Jackie Campbell, Community Development Director 

Approximately 20 interested persons 

CALL TO ORDER & 

ROLL CALL 

 

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

ALLEGIANCE 

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS  

Commissioner David Allen presented data collected by Seal Watch.  He reported 

that from January through May of this year, two-thirds of disturbances were 

caused by oil/pier activity and the remainder was due to people and non-oil 

activity; and 28,724 visitors entered the roped area during the five-month period.  

He commented that a lot of people visit the bluffs and enjoy the harbor seals. 

PRESENTATIONS 

PRESENTATIONS BY CITIZENS  

Vera Bensen complained about the color of the bridge at the Tomol Interpretive 

Play Area.  Regarding palm trees planted on the south side of the Bega building, 

she said they were not part of the landscaping plan and do not hide the building, 

and big specimens are needed.  She gave a brief history of the ongoing 

development of the Lagunitas property, commenting that the primary use is no 

longer industrial and the Development Agreement is no longer valid.  She 

questioned what happened to the primary use and asked that buildings not be 

allowed to get larger.  She also asked whether the city can use 2.5 acres left over 

from the referendum for sustainable gardening. 

 

Commissioner Benefield requested a presentation at a future meeting with a 

summary of the issues raised by Ms. Bensen.  She stated that the bridge at the 

Tomol Play Area has been painted another color. 

 

Community Development Director Jackie Campbell explained that Bega has 

agreed to remove the palms that were not shown on the landscaping plan.  She 

noted they had been located on another part of the property and Bega was trying to 

save them. 

PRESENTATIONS BY 

CITIZENS 

CONSENT CALENDAR 

a. Minutes of the regular Planning Commission meeting held April 4, 2011. 

 

MOTION 

Upon a motion by Commissioner Benefield, seconded by Commissioner Moyer, 

the Planning Commission voted 5-0 to approve the minutes of the regular 

Planning Commission meeting held on April 4, 2011. 

CONSENT  

CALENDAR 

 

MOTION 

 

NEW PUBLIC HEARING 

 

Carpinteria Arts Center    Planner:  Nick Bobroff 

Project # 09-1534-DP/CDP 

 

Hearing on the request of the Carpinteria Valley Arts Council to consider Case 

No. 09-1534-DP/CDP [application filed November 19, 2009] for approval of a 

Development Plan and Coastal Development Permit and a modification to zone 

 

 

09-1534-DP/CDP 
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district requirements to allow the construction and operation of an approximately 

8,000 square foot two-story arts center under the provisions of the Central 

Business (CB) Zone District; and to approve the Mitigated Negative Declaration 

pursuant to the State Guidelines for Implementation of the California 

Environmental Quality Act.  As a result of this project, significant but mitigable 

effects on the environment are anticipated in the following categories:  Aesthetics, 

Air Quality, Biological Resources, Cultural Resources, Geology/Soils, 

Hydrology/Water Quality, Land Use/Planning and Noise.  The MND and all 

documents may be reviewed at the Community Development Department, 5775 

Carpinteria Avenue, Carpinteria.  The MND is also available for review at the 

Carpinteria Branch of the Santa Barbara Public Library, 5141 Carpinteria Avenue, 

Carpinteria.  The application involves APN 003-262-010, located at 855 Linden 

Avenue. 

 

Associate Planner Nick Bobroff presented the staff report, describing the project, 

its setting and history.  He explained that the applicant was requesting 

modifications to reduce the required amount of on-site parking from 20 spaces to 

four spaces, and to reduce the required front setback from a minimum of five feet 

from the front property line to as little as zero feet.  He said staff believes the 

findings can be made for the front setback modification, but that parking would be 

more appropriate at sixteen rather than four spaces.  Of the 16 spaces, four would 

be provided onsite and the applicant would pay the Downtown “T” Parking DIF 

for the remaining 12 spaces not provided onsite.  He also provided an analysis of 

the frontage design, traffic and circulation, environmental protection, and noise.  

He reviewed special conditions that were included in the Conditions of Approval 

and said staff was recommending approval of the project. 

 

The meeting was opened to commissioners’ questions.  In response to a question 

about whether it is appropriate for the Commission to comment on the waiver or 

merit of DIF fees, Community Development Director Jackie Campbell explained 

that when the City Council considers DIF waivers, their only discretion is to find 

that there is no nexus between the impact and the fee and thus any comments from 

the Commission as to the DIF fees should be limited to the issue of any nexus 

between the fees and the project.   

 

Commissioner Benefield asked how future rights to a modified parking district 

can be waived.  Deputy City Attorney Alexandra Barnhill explained that it is 

possible, and the concept is that it is a negotiated agreement with a bargain for an 

exchange of rights.   

 

Mr. Bobroff continued to answer questions about the project, explaining that the 

applicants are proposing a stamped concrete pattern in the front entryway similar 

to the concrete found at the Seal Fountain Plaza across the street.  Regarding 

whether a newly created parking space in front of the project could be a loading 

zone, he explained that based on information from Public Works, he does not 

think it is likely because more space would be needed which would result in the 

loss of an addition one or two existing parallel parking spaces.  About bike 

parking, he said there will be eight racks and the applicant wants a custom-

designed one which would typically be reviewed by the ARB.  In response to a 

question how the accessible parking allocation was set, he explained that one 

space must be handicap accessible for every 25 required spaces, and staff 

recommended a second accessible one be provided onsite.  He stated that the 

project does not include a gift shop. 

 

PUBLIC HEARING OPENED 

Chair La Fevers opened the public hearing at 6:35 p.m. 

 

Gary Campopiano, CVAC Board Member, introduced fellow CVAC board 

members in attendance.  He said the CVAC boasts 200 members and 75 
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volunteers, and described its youth programs and community projects.  He said the 

architects were asked to do something sculptural and the CVAC is pleased with 

the results.  He stated that Condition #22 of the Conditions of Approval is too 

constraining in that events of 50 attendees or more, cannot be held until 4:00 p.m. 

or later on weekdays and Saturdays, and after 2:00 p.m. on Sundays, and asked 

that the number be changed to 120.  He commented that the additional parking 

space created on Linden would make a great loading zone, and if the dimensions 

are close to the requirements that it be considered.  He said they plan to offer 

workshops for kids on their way home from school and asked that the 4:00 p.m. 

concluding time not be set in stone. 

 

Architect Andy Neumann introduced the members of his team.  He noted 

concerns were expressed at the joint meeting of the Planning Commission and 

Architectural Review Board about the building’s bold design.  He explained that 

pedestrian streets need points of interest and the building fits in naturally with the 

evolution of the downtown.  He said a civic building should announce that it is 

different than its commercial neighbors and described it as a departure that is a 

good thing.  He spoke about the attributes of the design, noting that the curvilinear 

forms and colors give reference to waves.  He provided additional details, 

explaining that the original intent was for the paving in the front of the building to 

extend across the street to the Seal Fountain Plaza but that this had been removed 

in later iterations of the design at the request of Public Works staff. 

 

Ted Rhodes, CVAC member, provided information on his background.  He 

encouraged the Planning Commission to support the project.  He said a lot of 

businesses have peak hours where they see more than 50 people and asked that the 

number of visitors that triggers a large even as described in Condition 22 be 

changed to 120.  He also asked that the Commission explore allowing a passenger 

loading zone or a 5-minute parking space, noting that it might improve traffic 

circulation.  Regarding the building’s design, he said a bold statement is more 

appropriate.  He added that the design was approved by the ARB unanimously and 

asked that the Commission honor their recommendation. 

 

Landscape Architect Leland Walmsley explained how planted space will double 

with the use of a vertical living wall.  The living wall will also provide a sound 

buffering, air-cleaning element.  He said the habitat will include succulents and 

natives compatible with the to-be-preserved sycamores.  He noted there would a 

cooling effect due to the plants sweating.  He said the wall mitigates flat 

landscaping, qualifies as habitat and open space, and will be affixed to a fire wall. 

 

PUBLIC HEARING CLOSED 

Chair La Fevers closed the public hearing at 7:10 p.m. 

 

Commissioner Allen asked how a change in the operating hours for after school 

classes affected the analysis.  Associate Planner Nick Bobroff explained that if the 

hours of operation for the arts center were extended to 5:00 p.m., staff would need 

to ensure that significant impacts were not triggered at nearby street intersections 

from the added traffic volume during peak hour conditions. 

 

Community Development Director Jackie Campbell added that level B 

intersections have a lot of capacity before they become level C, and they did not 

think there would be significant impacts to intersections as a result of traffic 

generated by the arts center.  In response to a question how the loading would take 

place, she said she envisioned carpooling occurring.  She said the suggestion of a 

passenger loading space can be taken up with the Traffic Safety Committee. 

 

Chair La Fevers asked why a loading zone that was part of the environmental 

document as a mitigation measure was crossed out.  Mr. Bobroff explained that 

the loading zone was eliminated based on a discussion with Public Works staff, 
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who felt it would not be supported by the Traffic Safety Committee. 

 

Commissioner Benefield asked how people will move canvasses and sculptures 

into the building.  Mr. Bobroff explained that the intent was for the rear entrance 

to be used for loading.  He noted there is public parking on Linden Avenue and 

City Lot 1 is nearby. 

 

With respect to the limitation on the size of events, Chair La Fevers asked how the 

50-person number was determined.  Mr. Bobroff said staff came up with the 

number based on information provided by the Arts Council and their project-

specific Traffic and Parking Study.  He explained that a large event during a peak 

parking period downtown could max out the public parking in the area.  He said 

that if the Commission wants to change the cap on what qualifies for a large event 

while still avoiding potential parking shortfalls in the downtown, one way to 

address the problem is to require the Arts Council to provide advance notice of 

events and to plan them when other events are not occurring in the downtown. 

 

Chair La Fevers commented that the noticing requirements seem overly 

burdensome.  Mr. Bobroff explained that they wanted to ensure no competing 

events were planned at the same time that could impact public parking resources 

and be able to alert neighbors and nearby businesses so they are not caught by 

surprise by the Arts Council’s special events. 

 

The Planning Commission offered their opinions about the project, with 

Commissioner Benefield commenting that the arts center is an object of art and 

should be special.  She said she likes the colors, water feature, and pavers.  She 

said she agrees that the number of attendees at special events should be changed 

from 50 to 100.  She said she has no problem with the setback modification, loves 

the green wall, and is glad the sycamores were saved.  She said she approves of 

the project. 

 

Commissioner Callender said he was happy community outreach took place and 

was encouraged that nobody was complaining.  He agreed with Benefield that the 

design is lovely, and said it adds to the community and satisfies the applicable 

General Plan requirements.  He said he agrees with the project analysis and 

supports the setback and parking modifications.  He said he is flexible regarding 

condition 22, with respect to parking and size of events.  He commented there 

have been some unfortunate developments downtown (vacancies) and this project 

would help to revitalize the community. 

 

Commissioner Moyer described the project as wonderfully bold and a natural 

progression of the downtown area.  He said the physical, economic scale is 

perfect, and noted the required parking would be a physical impossibility.  He said 

the project is good in a time when public schools are cutting down on arts 

education.  He expressed full support. 

 

Commissioner Allen said he fully supports Condition 22 and agrees the number of 

attendees should be changed to 100, and he supports a change of hours from 10:00 

a.m. to 5:30 p.m rather than 4:00 p.m..  He said he had no problem making the 

findings for the modifications but suggested the Commission grant a 30% 

reduction to the required amount of parking rather than a 20% reduction.  A 30% 

reduction would reduce the required amount of parking to a total of 14 spaces 

which would then result in lower DIFs. 

 

Chair La Fevers stated that there is clearly a consensus among the Planning 

Commission and he supports the project, as well.  He agreed that Condition 22 

should be changed from 50 to 100, limited to certain hours of operation, and the 

hours of operation for after school events should be changed to conclude at 5:30 

p.m.  He suggested increasing the percentage of contribution which would help 
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offset the parking impacts and reduce the parking requirements to 14 spaces.  He 

also suggested letting the loading zone be an issue for the Traffic and Safety 

Committee. 

 

Associate Planner Nick Bobroff reviewed a minor change reflecting that 

Condition 22 will state large events could begin at 4:00 p.m.. 

 

MOTION 

Upon a motion by Commissioner Allen, seconded by Commissioner Moyer, the 

Planning Commission voted 5-0 to adopt the attached resolution approving 

Project 09-1534-DP/CDP to allow for the construction of the Carpinteria Arts 

Center. 

MATTERS PRESENTED BY COMMISSIONERS 

Commissioner Allen said he photographed the UPRR pole, examined the area and 

suspects it is located where it is because of where the electricity is, and there is not 

really a line-of-sight issue.  He asked that staff continue to look into whether a 

Coastal Development Permit is needed. 

 

Community Development Director Jackie Campbell explained that the pole is an 

issue of major concern between the UPRR and the Coastal Commission, and for 

the City to get involved in a legal battle would not be appropriate at this time.  She 

said they have been advised by the Coastal Commission to wait. 

 

Commissioner Allen noted there has been a great increase in the storage of large 

objects on the Bluff’s side of the Venoco parking lot adjacent to the ocean.  He 

said much of it is staged to go out onto the pier and oil platforms.  He asked that 

the public’s concern about the aesthetics be communicated to the companies 

involved.  He said it would a good thing if we can work cooperatively with the 

companies. 

 

He also asked about the principals and standards behind a recently ARB- 

approved six-foot wall in front of a home.  Community Development Director 

Jackie Campbell explained that no more than a three-foot, non-solid wall is 

allowed in a front yard setback.  She noted the wall has not been approved even 

though it was accepted by the ARB. 

 

Commissioner Benefield thanked staff and the community for going to battle 

regarding the blue bridge in the Tomol Play Area and said it was recently painted 

a darker gray-blue.  Community Development Director Jackie Campbell added 

that Senior Planner Steve Goggia and the Parks Director worked hard responding 

to comments. 

MATTERS 

PRESENTED 

DIRECTOR’S REPORT 

 

a. Distributed Information 

i. Action Minutes of the Architectural Review Board meetings of April 

28, 2011, May 12, 2011 and May 26, 2011. 

ii. City calendar for the month of June 2011 

iii. Community Development Project Status Report as of May 31, 2011 

iv. Construction Permit Report as of May 31, 2011 

 

Community Development Director Jackie Campbell reviewed the distributed 

materials.  She said information on the status of the Lagunitas project will be 

provided at the Tuesday, July 5
th

 meeting, and the Albertsons grocery store 

expansion hearing will take place.  She also said tonight’s meeting will be re-

broadcast on Wednesday, June 8
th

 at 8:00 p.m. 

DIRECTOR’S REPORT 

ADJOURNMENT – 8:05 p.m. 

 

 

 

ADJOURNMENT 
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                                                            ___________________________ 

                                                            Secretary, Planning Commission 

ATTEST: 

 

 

___________________________ 

Chair, Planning Commission 

 

 

 


