
MINUTES, PLANNING COMMISSION 

CITY OF CARPINTERIA 

CARPINTERIA, CALIFORNIA 

August 1, 2011 

Regular Meeting 

Council Chamber 

5:30 P.M. 
 

 

CALL TO ORDER and ROLL CALL 

Chair La Fevers called the meeting to order at 5:33 p.m. 

 

Commissioners Present: 

David Allen, Vice-Chair 

Jane L. Benefield 

John Callender 

Glenn La Fevers, Chair 

John Moyer 

 

Others Present: 

Jackie Campbell, Community Development Director 

Approximately two interested persons 

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 announced that the Chevron 

Soil Remediation project starts this Wednesday and is expected to last eight 

weeks.  She added that the Albertsons project will be considered by the City 

Council on Monday, August 8, 2011, as well as a DIF waiver applied for by the 

Carpinteria Valley Arts Council. 

 

ANNOUNCEMENTS 

PRESENTATIONS BY CITIZENS – None PRESENTATIONS 

CONSENT CALENDAR 

a. Minutes of the regular Planning Commission meeting held July 5, 2011. 

 

Commissioner Benefield asked that a comment she made appearing on page 4 

reflect that she commented on rather than read a letter prepared by Vons. 

 

MOTION 

Upon a motion by Commissioner Callender, seconded by Commissioner 

Benefield, the Planning Commission voted 4-0 (Allen abstained) to approve the 

minutes of the regular Planning Commission meeting held on July 5, 2011 with 

the change to the minutes suggested by Commissioner Benefield. 

 

CONSENT  

CALENDAR 

 

 

 

 

MOTION 

 

NEW PUBLIC HEARING 

Seventh Street Cottages Revisions  Planner:  Steve Goggia 

Project # 10-1570-DPR/CDP 

Hearing at the request of Thomas Vernon to consider Case No.10-1570-DPR/CDP 

[application filed July 8, 2011] for approval of a Development Plan Revision and 

Coastal Development Permit to modify the previous approval granted by the 

Planning Commission to remove four existing cottages and accessory structures, 

renovate two cottages and construct six new cottages, a carport, three uncovered 

parking spaces and new landscaping and a Modification to allow two parking 

spaces to encroach into the side yard setbacks under the provisions of the Planned 

Residential Development (PRD) Zone District.  The revision includes changes to 

the footprints and floor plans of the six new cottages.  The Commission will also 

consider accepting the exemption pursuant to §15302 and §15332 of the State 

Guidelines for the implementation of CEQA.  The application involves APN 003-

305-004, located at 4863 Seventh Street. 

 

DISCLOSURE OF EX PARTE COMMUNICATIONS 

Commissioner Moyer recused himself. 

 

Community Development Director Jackie Campbell presented the staff report.  

She described the project, noting it had been approved by the Planning 

Commission in March of this year and staff was recommending denial of the 

 

 

10-1570-DPR/CDP 
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current request for revisions.  She explained that the applicant came back with 

revisions that triggered concerns by staff that the intent of the project had been 

changed, resulting in a project that did not provide adequate parking.  Although 

the applicant agreed to remove interior revisions such as wing walls and sinks in 

the bedrooms, the units have increased in size by approximately 60 square feet 

each and have the potential to be used as two-bedroom units which would 

generate a higher demand for parking than can be accommodated on the site. 

 

Commissioner Allen asked how much space was in the attics and how they see it 

being used. 

 

Community Development Director Jackie Campbell stated there was a possibility 

the space could be used as lofts, a small study or a bed for a child.  She said staff’s 

biggest concern about the project was how the arrangement of the floor plans and 

the dining room with wing walls caused the units to look like two-bedroom units. 

 

She explained the rationale behind staff’s recommendation, noting that even 

though the interior modifications had been removed since the original building 

permit submittal, those amenities could easily be reconstructed after final 

inspection.  She said according to the Zone Code, if a unit contains certain 

features and there is potential to use that unit in a way that was not approved, the 

director has the authority to say the unit looks like a two-bedroom unit and in this 

case, makes the project inconsistent with the parking requirements. 

 

PUBLIC HEARING OPENED 

Chair La Fevers opened the public hearing at 6:10 p.m. 

 

Thom Vernon, owner/applicant, said construction is new to him and he thought 

minor tweaks were okay once the project was approved.  He explained that wing 

walls were added to increase wall space and to separate the bathroom from the 

dining room.  About the increase in square footage, he said because there was no 

usable space in the western side yard behind the triplex, the building was moved 

and they were able to add two feet to the units.  With respect to the floor plan 

design, he said the intent was to have activities occur in the front part of the 

houses.  In response to a question why sinks were added to the bedrooms, he 

explained that he has a drinking fountain in his own bedroom.  He said he was not 

up to something. 

 

Chair La Fevers commented that a sink in a bedroom is unusual, and Mr. Vernon 

responded that he wanted people to think his houses were unique and different.  

He noted he lived in a 1909 house where every bedroom had a sink. 

 

Tony Xiques said he was hired by Mr. Vernon to finish the drawings.  He said by 

adding an extra foot to each triplex, the usability of the structures would be 

enhanced.  He said the original architect wanted a community feel, where 

activities are in the front and you can see neighbors, and by rearranging the floor 

plan to move the kitchen to the back of the unit, the neighborly feel is lost.  He 

explained how changing the roof pitch made the width wider.  He said the project 

is essentially the same as the one previously approved, only six inches larger in 

every direction. 

 

PUBLIC HEARING CLOSED 

Chair La Fevers closed the public hearing at 6:20 p.m. 

 

Commissioner Allen said he liked the project and concept; however he shares 

staff’s concerns that the design lends itself to the dining room becoming living 

space.  He said the problem would be solved for him if the kitchen were moved to 

the back wall.  He said the neighborly feeling is not a compelling argument when 

balanced with the concerns regarding protecting neighbors and the parking.  He 
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said the Commission’s job is to implement the City’s policies. 

 

Commissioner Benefield said she likes the kitchen in the front, and rental 

agreements and conditions of approval can require that the units are one bedroom.  

She said we are worrying too much, that a whole lot of people living in a unit 

would trigger an inspection.  She expressed support for approving the two-foot 

reduction in the west side setback and change in roof pitch.  She said the benefits 

of the units outweigh the concerns of the units becoming two-bedroom. 

 

Commissioner Callender said he appreciates staff’s concerns with somebody 

doing a bait and switch or sneaking in something that would create parking issues, 

but he does not see that here.  He said he was having difficulty with the project 

being right when it was approved and opposing it based on the changes.  He 

commented that he lived in a unit where the kitchen was in back and there was no 

neighborly feeling.  He said the developer’s explanation of the wing walls makes 

sense.  He expressed support for approving the project as proposed. 

 

Commissioner Allen pointed out that a kitchen in front has disadvantages, and it 

is also nice to have a spacious living/dining room combination.  He said it is a 

matter of where one’s priorities are as a tenant, where you spend a lot of your 

time.  He pointed out that the front porches are a wonderful amenity and will 

contribute to the neighborly feel.  He emphasized that experience shapes views on 

policy and spoke about how the design of a unit dictates what happens when a 

family expands.  He said the design of these units lends themselves to being cut 

up into smaller spaces and he understands staff’s concerns. 

 

Chair La Fevers noted it was a good project and the Commission was in support 

the first time around.  He explained that the Commission is charged with doing 

what they can to ensure designs are consistent with how they were intended.  He 

noted staff had flagged this.  He said he was not opposed to Allen’s suggestion of 

relocating the kitchen.  He said he is willing to stand with the original approval 

and the slight enlargement to the west is reasonable.  He said he does not support 

the interior changes that were initially submitted for building plan check. 

 

Regarding the comments by Benefield about restricting the units to one bedroom 

occupancy, Community Development Director Jackie Campbell explained that the 

units are already described that way in the conditions of approval, but the City 

cannot regulate how many people occupy a unit as long as Building Code 

requirements are met.  She stated that there is no code to enforce that regulates the 

number of people in a unit, beyond the basic Building Code requirements, or the 

number of cars parked on the public street. 

 

Commissioner Benefield responded to her comments that the units are self-

policing because they are so tiny. 

 

Commissioner Allen said he listened to the applicant as to why the changes were 

made and, for him, what is relevant is the design and what it may lend itself to.  

Allen said the design lends itself to a greater number of people than if the kitchen 

were moved, and a design that does not lend itself to being cut up into smaller 

rooms tends have a smaller occupancy.  He said that is what planner’s learn and 

what they look at. 

 

Community Development Director Jackie Campbell explained the option paths to 

the Commission, noting that they could direct staff to return with findings for 

approval of the Revised Development Plan or direct staff to find the revisions 

minor in nature. 

 

MOTION 

Commissioner Benefield moved that they direct the applicant to prepare project 
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revisions to enable the director to find the proposed changes are minor in nature, 

and those changes are additional square footage that would occur as a result of 

reducing the side yard setback and the pitch of the roof for the Seventh Street 

Cottages Development Plan revisions.  Commissioner Callender seconded the 

motion.  Motion failed with a 2-2 vote. 

 

Commissioner Allen said he would echo Benefield’s motion with an additional 

revision to relocate the kitchen to the back wall, noting that such a revision could 

be approved at a staff level and not come back to the Commission. 

 

Owner/applicant Thom Vernon provided feedback.  He said his goal was to get 

through this anyway he could.  He said the Commission knows his first choice, 

but he is willing to switch the floor plan because it is not worth holding the 

project up another month. 

 

Commissioner Benefield commented that it is not the Commission’s job to have 

him redesign the whole project. 

 

Commissioner Callender said forcing Mr. Vernon to make a significant change 

felt like extortion.  He asked for Chair La Fevers’ input. 

 

Chair La Fevers said because the Commission was seeing the project for the 

second time with modifications that he wants to provide clear direction moving 

forward.  He said he is not comfortable that the revisions are minor in nature, does 

not support the proposed interior modifications and is not compelled to force 

relocation of the kitchen.  He said they had a clean project and now it is fuzzy, and 

the kinds of changes are not appropriate to change as minor. 

 

Commissioner Allen said he thinks the kitchen is an awkward design to begin 

with.  He explained that the Commission has changed many projects over the 

years, and it is not extortion or about what is best for the applicant or architect but 

to design a project that will work best in future years.  He pointed out that it is 

quite likely the project will be sold in the future.  He said the changes are not 

minor and an issue was flagged that was not fully considered before. 

 

Thom Vernon said they know his first choice, but it would not kill the project to 

flip the kitchen, and he has revised floor plans that show that. 

 

Commissioner Allen said that is precisely what he would do. 

 

Commissioner Benefield said if it is not minor to add two feet to the side yard 

then it is not minor to add two feet and flip the kitchen.  She said she is sorry to 

see the kitchen go to the back of the unit as her kitchen is in front and she likes it 

that way.  She commented that we are losing sight of what a positive addition 

these buildings are to the community. 

 

Commissioner Callender commented that he was confused and asked for 

clarification regarding La Fevers’ position. 

 

In response to discussion about what changes are considered minor, 

Commissioner Allen clarified that the changes are minor or not minor depending 

on the context of what is going on.  Because of the design, the changes in this 

project are not minor, he said, but we can consider the revisions minor based on 

the applicant’s revision to include flipping the floor plan so the kitchen is in the 

rear, allowing the dining room and living room to create one large space at the 

front of the units. 

 

MOTION 

Commissioner Allen moved in line with option 4 presented in the staff report, that 
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they direct the applicant to prepare project revisions which would consist of the 

project as brought to them this evening with the addition of the kitchen moved to 

the back of the units to the area now shown as the dining room, to enable the 

director to find the proposed changes are minor.  Chair La Fevers seconded the 

motion. 

 

Commissioner Benefield stated that she thinks the kitchen in front is a great idea, 

but if the applicant is willing to change it to allay concerns, she will vote for the 

project.  She asked to be on record as a reluctant yes.  Motion was passed 4-0. 

 

Community Development Director Jackie Campbell clarified to the applicant that 

the Planning Commission has directed staff to find the changes minor in nature, 

which include flipping the floor plan so the kitchen is in the back with the 

bedroom, and the living and dining areas are in the front of the unit.  Additional 

square footage is allowed; relocation of the triplex two feet closer to the west 

property line is allowed; and the proposed change to the roof pitch is allowed.  

Pending plans submitted for the revision would need to be withdrawn and staff 

will approve these changes through the building permit review process. 

 

City of Carpinteria Housing Element Update Planner:  Jackie Campbell 

Project #09-1508-GPA 

 

Hearing to consider Project No 09-1508-GPA, a review of the draft update to the 

City’s Housing Element of the General Plan.  The Planning Commission will 

make a recommendation to the City Council regarding approval of the Housing 

Element Update and its submittal to the State Department of Housing and 

Community Development for certification.  The Commission will also consider 

the Negative Declaration prepared for the project pursuant to the State Guidelines 

for Implementation of CEQA.  As a result of this project, no significant effects on 

the environment are anticipated.  The ND and all documents may be reviewed at 

the Community Development Department, 5775 Carpinteria Avenue, Carpinteria.  

The ND is also available for review at the Carpinteria Branch of the Santa Barbara 

Public Library, 5141 Carpinteria Avenue, Carpinteria.  The Housing Element 

applies citywide. 

 

Commissioner Moyer rejoined the meeting. 

 

Community Development Director Jackie Campbell presented the staff report.  

She introduced Ralph Castañeda who has worked on this Housing Element 

Update as well as previous Housing Elements for the City.  She gave a brief 

history of the Housing Element Update process to date.  Among other things, she 

explained that the State Housing and Community Development Department 

(HCD) had not previously accepted the City’s finding that there was adequate 

capacity to accommodate the low income housing need.  She said this position by 

HCD resulted in staff developing a Lot Consolidation Program and No Net Loss 

Program to show where lots could be consolidated and more dense projects could 

be developed.  She said in May a revised program was submitted to HCD, and a 

response letter was received indicating that the City’s Draft Housing Element was 

now in compliance.  Campbell said her department, as a requirement of the 

Housing Element Update, prepared a Negative Declaration (ND).  She noted the 

Element does not include any physical development, property rezoning or change 

to land use designations and therefore the ND concluded that no significant 

impacts would result. 

 

Following her presentation, Mr. Castañeda provided more detail as to why HCD 

did not approve previous versions of the Housing Element Update.  He explained 

that sites on the Bluffs designated for low income housing were not accepted, 

noting that the State did not like that the housing was contingent upon resort or 

other hotel development.  He spoke about a new law requiring extremely low 

 

09-1508/GPA 
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housing to be considered, and also about SB-2 which requires cities to have a 

zone allowing emergency shelters without a CUP or any other discretionary 

permit. 

 

Community Development Director Jackie Campbell noted that a good thing about 

the program taking a long time to develop is that the Zoning Code will not have to 

be amended and all of the required amendments to the Code to accommodate the 

provisions of the Housing Element will be incorporated into the public draft of the 

Zoning Code.  For example, a provision to allow emergency shelters in the 

Industrial Research Park zone district was added, as well as clarification allowing 

employee housing as part of the Resort zone that should allow for credit for the 

capacity to accommodate these units in future Housing Element cycles. 

 

Regarding how they would meet future RHNA numbers, she explained that  

City staff is working with SBCAG in efforts to create a sustainable communities 

strategy, and that a lot of the housing needs stem from the Regional Growth 

Forecast which is in the early development stages at this time. 

 

In response to Commissioner Moyer’s concerns about reducing commuter traffic, 

she said the State is asking regional governing bodies to carefully plan housing 

and transportation so as not to create bedroom communities.  She said our General 

Plan is current and we are on the right path, and a closer look is being taken at 

how land use affects behavior, including commuting. 

 

Commissioner Benefield complained that cities are not given credit for building 

low income housing and the only thing that matters is capacity to build.  She 

noted communities who don’t build have capacity forever.  She asked for 

feedback. 

 

Mr. Castañeda agreed that there is a disconnect between cities that can 

demonstrate capacity and the actual performance.  He said there is no mechanism 

to give cities credit that carries over to the next housing cycle.  He spoke about 

how it would make more sense to tie the numbers to the availability of funds, 

noting such a mechanism would reduce the need to overzone for low income 

housing. 

 

PUBLIC COMMENT OPENED AND CLOSED 

Chair La Fevers opened and closed the public hearing, with no speakers coming 

forward. 

 

Chair La Fevers thanked Ms. Campbell and Mr. Castañeda for their hard work.  

He said it was great they were able to meet obligations for this cycle without 

rezoning parcels. 

 

MOTION 

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

the Planning Commission recommended that the City Council accept the Negative 

Declaration and adopt the draft Housing Element Update to the City’s General 

Plan.  Motion was passed 5-0. 

 

MATTERS PRESENTED BY COMMISSIONERS 

Commissioner Benefield asked for the status of the Nutbelly Deli restaurant.  

Community Development Director Jackie Campbell said Nutbelly is in the 

process of renovating the interior and are speeding things up.  Benefield also 

noted that the planter boxes in front of Main School are incredibly unattractive 

and shabby.  Campbell explained that the facility had planned to extend the play 

area with a wrought iron fence but found it costly.  She said she would contact 

them to get the status of their efforts to install a fence. 

 

MATTERS 

PRESENTED 
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Commissioner Allen asked if they could work with Venoco regarding the 

increasing amount of material stored in the parking lot on the bluffs adjacent to 

the ocean.  He noted it is highly visible.  Campbell explained that the facility is 

allowed to store items in the parking area and all we can do is ask them to relocate 

items.  She said Venoco had been contacted but did not remove anything. 

 

DIRECTOR’S REPORT 

a. Distributed Information 

i. Action Minutes of the Architectural Review Board 

meetings of June 30, 2011 and July 14, 2011. 

ii. City calendar for the month of August 2011 

iii. Community Development Project Status Report as of July 

28, 2011 

iv. Construction Permit Report as of July 28, 2011 

 

Community Development Director Jackie Campbell reviewed the distributed 

materials. 

DIRECTOR’S REPORT 

ADJOURNMENT – 7:40 p.m. 

 

 

 

                                                            ___________________________ 

                                                            Secretary, Planning Commission 

ATTEST: 

 

 

 

___________________________ 

Chair, Planning Commission 

 

ADJOURNMENT 

 

 


