
MINUTES, PLANNING COMMISSION 

CITY OF CARPINTERIA 

CARPINTERIA, CALIFORNIA 

October 4, 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: 

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 

Shanna Farley, Assistant Planner 

Approximately 15 interested persons 

CALL TO ORDER & 

ROLL CALL 

 

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

ALLEGIANCE 

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS – None 

 

PRESENTATIONS 

CONSENT CALENDAR 

 

a. Minutes of the regular Planning Commission meeting held September 7, 

2010. 

 

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 September 7, 2010. 

 

Commissioner Allen said his vote included abstention from the portion of 

the meeting where he was not present. 

 

b. Chevron/Venoco Soil Remediation Project No. 04-1167-DP/CDP 

 

Susan Allen brought to the Planning Commission’s attention that 

temporary hay bales placed in the buffer zone and sandblast area in 2004 

remain to this day and she distributed photos of the bales’ effects.  She 

said she wished for a safe road/pedestrian path on Dump Road and for 

mapping of pipelines in the sandblast excavation area in order to ensure 

public safety.  She asked for protection of the harbor seals 365 days of the 

year and said City policy should require a monitor on hand.  She asked that 

a hose going into the marketing terminal be investigated.  She said 

anything added to ensure that the re-vegetation is going to grow would be 

nice and recommended extending the monitoring from three to five to 10 

years, or returning it to the Planning Commission for review.  Regarding 

Condition 14, she suggested requiring a modification to the pathway if it is 

found that the curb impedes pedestrian traffic. 

 

Chair La Fevers moved item 4b to Continued Public Hearings so that a 

discussion could take place. 

 

CONSENT  

CALENDAR 

 

 

 

MOTION 

 

PRESENTATIONS BY CITIZENS – None 
 

PRESENTATIONS 

CONTINUED PUBLIC HEARING 

4b. Chevron/Venoco Soil Remediation Project     Planner:  Jackie Campbell 

  No. 04-1167-DP/CDP       

 

 

04-1167-DP/CDP 
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Commissioner Callender asked how Condition 11 would play out in the real 

world.  Community Development Director Jackie Campbell explained that if the 

applicant was out of compliance with an item under the Conditions of Approval, 

that the project would return to the Planning Commission for review.  

Commissioner Callender commented that in making decisions, it is reasonable for 

the Planning Commission to take into consideration the applicant’s past 

behaviors. 

 

Commissioner Benefield said there has been significant tension between the oil 

company and the community for a long time and it would have been a nice gesture 

on the applicant’s part to install a decomposed granite path. 

 

PUBLIC COMMENT OPENED 

Chair La Fevers opened the public comment at 5:52 p.m. 

 

Kira Redmond, Executive Director of Santa Barbara Channelkeeper, said she 

appreciated that the Planning Commission and staff took into consideration her 

organization’s comments and thanked them for the changes made to the staff 

report and conditions of approval. 

 

PUBLIC COMMENT CLOSED 

Chair La Fevers closed the public comment at 5:53 p.m. 

 

MOTION 

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

the Planning Commission adopted staff’s recommendation in adopting the 

resolution and approving the Development Plan and Coastal Development Permit.  

Motion was approved 4-0.  (Commissioner Allen recused himself.) 

 

6a. Islands Apartment Remodel Planner:  Nick Bobroff 

 Project #10-1551-DP/CDP 

 

Hearing on the request of Harry Manuras, agent for Barbara and Peter Coeler, to 

consider Case No. 10-1551-DP/CDP for approval of a Development Plan and 

Coastal Development Permit to complete an interior and exterior remodel of the 

Islands Apartments complex and reduce the total number of units from eight to 

five under the provisions of the Planned Residential Development (PRD-20) Zone 

District; and to accept the Exemption pursuant to §15332 of the State Guidelines 

for Implementation of the California Environmental Quality Act.  The application 

involves APN 003-483-007, addressed as 261 Linden Avenue.  (Continued from 

August 2 and September 7, 2010.) 

 

Commissioner Allen recused himself because he did not participate in the initial 

hearing held in August. 

 

Associate Planner Nick Bobroff described the project and its history.  He said the 

project had been continued from the September 7
th

 meeting and described 

revisions that had been made in response to Planning Commission comments.  

Revisions included conversion of a handicapped parking space into a one car 

garage for the upstairs unit, relocation of the trash enclosure to the south 

elevation, the addition of a six-foot high masonry wall along the west property 

line, and a reduction of the width of the rear second floor balcony/deck. 

 

PUBLIC HEARING OPENED 

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

 

Harry Manuras, the applicant’s agent, requested that the following changes be 

made to the conditions of approval:  Under Condition 10, revise the expiration 

10-1551-DP/CDP 
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date of the Development Plan permit from one to two years due to economic 

conditions; under Condition 17, revise the second sentence, changing the 

maximum wall height of three feet for the last 10 feet (instead of 15 feet) from the 

Third Street property line; revise Condition 31 to state that the existing Guadalupe 

fan palms shall be retained, relocated onsite, and incorporated into the final 

landscape plan, or boxed and donated to a third party, with the owner giving the 

City of Carpinteria the first right of refusal to take possession of the fan palms; 

Modify Condition 5 of the engineering conditions to add “approximately” before 

“9 feet by 71 feet decomposed granite area”; and revise Condition 4 of the Water 

District requirements to reference six water meters rather than four meters. 

 

Chair La Fevers noted that the Planning Commission has no control over 

conditions imposed by the Water District. 

 

Eileen Marcussen, neighbor to the west, said she found the entire west elevation 

objectionable and asked that the Commission not adopt the plans.  She 

complained that her privacy would be compromised by the deck on the northwest 

elevations.  She also said that she did not believe the Commission could make 

Finding #6, on Exhibit 1, Attachment A, because the revised plans do cause 

impacts to the neighborhood.  She stated a particular concern that the parallel 

parking will compromise her family’s indoor health and environmental quality, 

and will also subject their property to security concerns such as vandalism and 

robbery.  She also complained that there is an aesthetic impact because the row of 

cars will be visible from Third Street.  She expressed skepticism that the parking 

scheme will work and described the garage for the penthouse as grotesque and 

counterproductive to finding a compromise to the neighbor’s documented 

concerns. 

 

Stephen Marcussen, resident of 4977 Third Street and husband of Eileen 

Marcussen, provided many reasons why he thought revisions to the plans were 

necessary, particularly with respect to the parallel parking and decks facing his 

property.  He provided many suggestions for the project, including relocating the 

deck on the west to face Third Street which would be more consistent with other 

surrounding properties; converting the project into duplexes; and removing the 

six-foot wall between the properties in order to preserve his views of Linden Field 

and the mature trees there.  He felt strongly that the parallel parking along the 

property line needs to be relocated closer to the building, as it currently is.  He 

said the proposed garage takes non-conformity to new heights.  He complained 

about the applicant adding a new structure to an already tight parking lot. 

 

PUBLIC HEARING CLOSED 

Chair La Fevers closed the public hearing at 6:47 p.m. 

 

Associate Planner Nick Bobroff responded to complaints raised about the parking, 

explaining that the Zoning Code allows parking in the rear yard setback, and that 

with respect to health and welfare, the area is a developed urban neighborhood 

with a mixture of apartment buildings and single family dwellings in close 

proximity.  He said because the rear yard of the property developed with the 

Islands Apartment building faces the side yard of a property developed with a 

single family dwelling, there can be land use compatibility issues based on density 

and intensity of use.  He said the arrangement is consistent with zoning in the 

Downtown Beach Neighborhood and the General Plan. 

 

Community Development Director Jackie Campbell added that if the Commission 

wants to consider a modification to the setbacks to accommodate a different 

parking arrangement, there are criteria in the Zoning Code that could allow for 

that. 

 

Nick Bobroff also commented on the second floor deck issue, explaining that the 
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expectations for privacy in a multi-family zone district is arguably less than for a 

single-family zone.  He explained that if a deck were placed on the side yard it 

would have to be cantilevered due to setback requirements.  He clarified that the 

overall square footage of the deck had been reduced through narrowing of a 

walkway and a reduction in depth, despite the neighbors’ comments that it appears 

larger in the latest plans. 

 

Regarding the six-foot wall along the rear property line, Mr. Bobroff explained 

that the purpose of the wall was to mitigate impacts of the parallel parking and 

create delineation of the properties for cross-lot drainage. 

 

Commissioner Benefield said she likes moving a parking space into the 

hammerhead area along Third Street and lowering the height of the wall.  She said 

she would not reduce the size of the deck further, the one car garage might keep 

noise and glare enclosed, and she was not sure about reducing the length of the 

setback for the wall from Third Street.  She asked for feedback on her parking 

idea. 

 

The Planning Commission discussed parking, and Chair La Fevers asked the 

Commissioners if they would consider a modification to allow configuring six 

spaces on the property, using compact spaces and allowing parking in the setback 

along Third Street, or if they would accept parallel parking along the rear property 

line. 

 

Commissioner Benefield suggested eliminating the garage and going back to the 

head-in parking that is currently used on the site, including some compact spaces. 

 

Commissioner Callender said he could support Benefield’s idea as a way of 

making further accommodations to the neighbors’ concerns. 

 

Commissioner Moyer said to see the project go forward he could accept the non-

conforming parking but he does not have a problem with the parallel parking and 

wall.  Regarding the neighbors’ complaints about soot, he said we all live with 

auto soot.  He said the project is a huge improvement and he would like to see it 

approved. 

 

CONSENSUS 

Chair La Fevers said the Commission’s preference is to keep the turnaround and 

provide for angled parking along the back of the building. 

 

The Commission discussed the rear second floor deck/balcony, with 

Commissioner Moyer stating that the applicant had significantly reduced them.  

He said they should not get into redesigning the project in trying to accommodate 

the neighbors and that moving the deck to the Third Street side is not a solution. 

 

Commissioner Callender agreed.  He said the deck is reasonable given the nature 

of the neighborhood and its multi-family development.  He expressed concern that 

there is no way to reduce the deck without substantially encroaching on the 

property owner’s property rights. 

 

Commissioner Benefield said she is okay with the deck as designed. 

 

CONSENSUS 

Chair La Fevers stated there was consensus with supporting the deck design as 

proposed.  He pointed out that the back of the building would no longer have a 

flat design. 

 

The Commission then reviewed the applicant’s requests regarding changes to the 

conditions.  With respect to the applicant’s request to reduce the distance of the 
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three-foot wall’s length from 15 feet to 10 feet, Chair La Fevers stated that it 

should stay at 15 feet.  He added that the neighbor is more interested in retaining 

his view over the wall, and that if the parking is moved, the wall probably won’t 

be needed.   

 

Commissioner Benefield said she would not require the wall.  Moyer agreed he 

would be fine without one and that a green wall would be fine.  Commissioner 

Callender agreed with Commissioner Moyer. 

 

Regarding the applicant’s request to increase the Development Plan permit to two 

years as opposed to one, Community Development Director Jackie Campbell 

stated one year is standard, and that the Zoning Code allows for one extension. 

 

Chair La Fevers requested that they stick with the standard one year timeframe. 

 

About adding the word “approximately” to the “9 feet by 71 feet decomposed 

granite rectangle,” Community Development Director Jackie Campbell noted that 

the plans do not appear to depict a perfect rectangle and that this addition is 

appropriate. 

 

Regarding changes to Water District requirements, Chair La Fevers reiterated that 

the Planning Commission has no control over the conditions and the applicant 

would need to petition changes with that agency. 

 

With respect to the palm trees, Commissioner Benefield said she would like to see 

them boxed and donated to the City.  Chair La Fevers said he has no issue with 

the palms and no problem adding flexibility to the condition.  Commissioner 

Moyer agreed with Chair La Fevers. 

 

Chair La Fevers asked if there were any additional items that needed to be 

addressed.  Associate Planner Nick Bobroff explained that fitting four to five cars 

at the back of the building by using a combination of standard and compact 

parking spaces is feasible, but six might be a challenge, and he asked if they 

would want to allow one parallel space or removal of the hammerhead. 

 

Commissioner Benefield opted for removal of the hammerhead because Third 

Street is not well traveled and it is not like backing onto a highway.  

Commissioner Moyer asked how they would proceed if it is not possible to figure 

out an adequate legal parking scheme. 

 

Associate Planner Nick Bobroff answered that an option is to continue the item 

for another month and allow the architect to develop revised schemes with the 

possibility of relocating or redesigning the staircase and allowing staff to develop 

the findings for a modification if parking is placed in the street side yard setback. 

 

Chair La Fevers said it is not his preference to continue the item again, and he 

would like to end up with six spaces.  He noted they may need to continue the 

item because the Commission cannot blindly approve a modification.  

Commissioner Benefield expressed support for bringing the project back in one 

month and asked if only the parking could be addressed. 

 

Mr. Bobroff said they could and that it is possible the modification will not be 

needed.  He reviewed the Planning Commission’s consensus on the issues:  re-

examine parking to maintain the existing non-conforming head-in parking and 

find the best layout, with the hammerhead as a possible sixth space; accept the 

deck as designed; eliminate the property line wall; stick with the one year 

approval for the Development Plan; accept the revised wording regarding the fan 

palms; revise the engineering conditions to approximate dimensions for the 

decomposed granite area; and the applicant must negotiate directly with the Water 
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District to change any of its conditions. 

 

MOTION 

Commissioner Benefield moved and Commissioner Moyer seconded to continue 

the item to the meeting of November 1, 2010.  Motion was passed 4-0. 

 

BREAK 

Chair La Fevers called a break at 7:50 p.m.  The meeting reconvened at 8:00 p.m. 

 

Commissioner Allen rejoined the meeting. 

 

NEW PUBLIC HEARING 

7a. Cohen Addition   Planner:  Shanna R. Farley 

 Project #10-1561-CUP/CDP 

 

Hearing on the request of Ray Ames, agent for Timothy and Janemarie Cohen, to 

consider Case No. 10-1561-CUP/CDP for approval of a Conditional Use Permit 

and Coastal Development Permit to demolish and reconstruct a 299 square foot 

addition to the existing residence under the provisions of the Single Family 

Residential (7-R-1) Zone District (the residence is nonconforming as to lot 

coverage and requires a Conditional Use Permit to allow the nonconforming 

condition to remain); and to accept the Exemption pursuant to §15301 of the 

Guidelines for the Implementation of the California Environmental Quality Act 

(CEQA).  The application involves APN 004-009-004, addressed as 4535 El 

Carro Lane. 

 

Assistant Planner Shanna Farley presented the staff report.  She described the 

project and provided background information.  She said staff was recommending 

approval as presented. 

 

Commissioners Benefield and Moyer disclosed that they visited the site. 

 

PUBLIC HEARING OPENED 

Chair La Fevers opened the public hearing at 8:12 p.m. 

 

Tim Cohen, owner, said he had no issue with the staff analysis or findings. 

 

PUBLIC HEARING CLOSED 

Chair La Fevers closed the public hearing at 8:12 p.m. 

 

Chair La Fevers said the project is straightforward and he supports it as proposed. 

 

Commissioner Benefield moved that the Planning Commission approve Case # 

10-1561-CUP/CDP to allow the remodel of an existing single family dwelling and 

construction of a 299 square foot addition.  Commissioner Allen seconded the 

motion.  Motion was passed 5-0. 

 

 

 

10-1561-CUP/CDP 

MATTERS PRESENTED BY COMMISSIONERS 

Commissioner Benefield said she appreciated the way the Avocado Festival was 

cleaned up overnight. 

 

MATTERS 

PRESENTED 

OTHER BUSINESS 

Consideration of Authorizing a Consolidated Coastal Development Permit 

The Planning Commission considered authorizing the California Coastal 

Commission to be the permitting authority for a Coastal Development Permit 

pursuant to §30601.3 of the California Coastal Act to allow Carpinteria State 

Beach Park to reconstruct the day use area (restrooms and shade structures) and 

make minor improvements to the Santa Rosa and San Miguel Campgrounds. 

 

OTHER BUSINESS 
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Community Development Director Jackie Campbell explained that because the 

State Beach Park contains areas with sensitive resources that are in the Coastal 

Commission’s retained permit jurisdiction, it is suggested that the Planning 

Commission authorize the California Coastal Commission to be the permitting 

authority for all currently planned renovations at the site.  She stated that the 

Architectural Review Board would have review (not approval) authority over the 

project.  She explained that the Coastal Commission is required to use our Local 

Coastal Program policies as guidance, and City staff will have the opportunity to 

participate in and comment on Coastal Commission staff reports and proceedings. 

 

Richard Rozzelle, District Superintendent for California State Parks Channel 

Coast District, voiced his support for staff’s recommendation.  Upon request, he 

provided details regarding the ramada structure, explaining that the shade cover 

will be made of a synthetic material that holds up well and will be earth tone in 

color. 

 

Chair La Fevers expressed support for the authorization. 

 

Commissioner Moyer expressed concern about the shade structure, noting that the 

ramada it is replacing is iconic.  He said the shade structure will be a standard 

picnic design used at other parks and he is not sure if it is appropriate for 

Carpinteria. 

 

MOTION 

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

the Planning Commission voted 5-0 to allow the California Coastal Commission 

to act as decision maker for the Consolidated Coastal Development Permit. 

 

DIRECTOR’S REPORT 

 

a. Distributed Information 

i. Action Minutes of the Architectural Review Board meetings of 

August 26, 2010 and September 16, 2010 

ii. City calendar for the month of October 2010 

iii. Community Development Project Status Report as of September 

30, 2010 

iv. Construction Permit Report as of September 30, 2010 

 

Upon a request by Commissioner Benefield, Community Development Director 

Jackie Campbell provided an update on the Zoning Code Update.  She said a 

consultant has edited the first two articles and a draft will be released in late fall or 

early winter.  Regarding the Albertsons expansion, she said an initial study 

determined that a Mitigated Negative Declaration could be prepared, but due to a 

controversy regarding potential market shift and blight, Albertsons has agreed to 

the preparation of an Environmental Impact Report (EIR) to study the project’s 

impacts.  A contract with a consulting firm to prepare the EIR will be presented to 

the City Council on October 25
th

 to commence the environmental review process. 

 

DIRECTOR’S REPORT 

ADJOURNMENT – 8:35 p.m. 

 

 

                                                            ___________________________ 

                                                            Secretary, Planning Commission 

ATTEST: 

 

 

___________________________ 

Chair, Planning Commission 

 

ADJOURNMENT 
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