
CITY OF CARPINTERIA 
SPECIAL MEETING OF THE  

PLANNING COMMISSION  
 

 

AGENDA 
MARCH 21, 2016 

 
THE PLANNING COMMISSION RESERVES THE RIGHT TO CHANGE THE ORDER IN WHICH 
ITEMS ARE HEARD.  APPLICANTS NOT IN ATTENDANCE WHEN THEIR ITEM IS CALLED 
MAY HAVE THEIR ITEM CONTINUED TO THE NEXT REGULAR MEETING. 
 
Any information presented to the Planning Commission by the public on any agenda item and 
during Public Comment using electronic media to be displayed on the overhead projector must 
be arranged with staff for review of materials in advance of the meeting and no later than 
Friday prior to the Planning Commission meeting. 
 
Any written, printed or electronic material and/or exhibit presented at this meeting becomes 
the property of the City, and a copy must be provided to City staff. 
 
This meeting will be broadcast live on Government Access Television Channel 21 and 
rebroadcast on Wednesday after the meeting at 8:00 p.m. and on Saturday at 5:00 p.m. 
 
1. CALL TO ORDER and ROLL CALL 
 
2. PLEDGE OF ALLEGIANCE 
 
3. INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS 
 
4. PUBLIC COMMENT 

This time on the agenda provides an opportunity for the public to address the Planning 
Commission on items within the jurisdiction of the Commission and not listed on other sections 
of the agenda.  Please limit comments to no more than five minutes.  Depending on the number 
of speakers wishing to make comments, the Chair may further limit the time available to each 
speaker to control the amount of time spent on this part of the agenda.  If you wish to speak on 
a CONSENT CALENDAR item, please do so during this part of the meeting. 
 
Please be advised that California law does not allow the Planning Commission to discuss or 
take action on any issue presented by the public during this portion of the meeting.  The 
Commission may ask a question for clarification, provide a brief response to public comment, 
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refer the matter to staff for review and a later report or direct staff to place an item on a future 
agenda. 
 
The City is not responsible for the content of statements made during the public comment 
period or the factual accuracy of any such statements. 
 

5. CONSENT CALENDAR 
Items on the Consent Calendar are considered to be routine and are normally enacted by one 
unanimous vote of the Commission.  Individual items may be removed and considered 
separately at the request of a Commissioner.  Any item removed from the Consent Calendar 
will be added to another section of the agenda. 
a. Minutes of the regular Planning Commission meeting held March 2, 2016. 

 
6. CONTINUED PUBLIC HEARING 

Short-term Rentals Ordinance Planner:  Shanna Farley-Judkins 
Project 15-1785-LCPA/ORD 
 
Hearing on the request of the City of Carpinteria to consider Case No. 15-1785-LCPA/ORD, 
proposing to amend the City’s Local Coastal Program to reflect changes to the City Municipal 
Code, Zoning Code and Zoning Map to include regulations regarding Short-term Rentals 
(Home Stays and Vacation Rentals).  Changes to the Municipal Code include adoption of 
Chapter 14.52 titled, “Short-term Vacation Rentals,” adoption of Chapter 14.53 titled, “Short-
term Home Stay Rentals,” adoption of Chapter 14.45 titled, “Short-term Rental Overlay 
District,” addition of new definitions to Chapter 14.08, and addition of new use types to 
Chapter 14.12 R-1 Single-Family Residential District, 14.14 PRD Planned Residential 
Development District, 14.16 PUD Planned Unit Development and 14.18 MHP Mobile Home 
Park Planned Development District; and to approve an Exemption pursuant to §15061(b)(3) of 
the California Environmental Quality Act (CEQA) Guidelines.  The project would impact a 
number of parcels throughout the City located in residential zone districts. 
 
1. Disclosure of Ex Parte Communications 
2. Staff Presentation 
3. Public Hearing 
4. Planning Commission Action 
 

7. OTHER BUSINESS 
 
8. MATTERS PRESENTED BY COMMISSIONERS 
 
9. ADJOURNMENT 

 
Notes 
All actions of the Planning Commission may be appealed to the City Council. Appeals must be filed with the 
City Clerk within 10 calendar days of the Commission's action. Appeal deadline for items on this agenda:  
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5:00 p.m., March 31, 2016. The next regular Planning Commission meeting will be held on Monday, April 4, 
2016 at 5:30 p.m. in the Council Chamber. 
 
If you challenge any of the Planning Commission's decisions related to the agenda items above in court, you 
may be limited to raising only those issues you or someone else raised at the public hearing described in this 
notice or in written correspondence to the Planning Commission prior to the public hearing. 
 
In compliance with the Americans with Disabilities Act, if you need assistance to participate in this meeting, 
please contact the Community Development Department by email at lorenae@ci.carpinteria.ca.us or by phone 
at (805) 755-4410 or the California Relay Service at (866) 735-2929. Notification two business days prior to 
the meeting will enable the City to make reasonable arrangements for accessibility to this meeting. 

mailto:lorenae@ci.carpinteria.ca.us




MINUTES, PLANNING COMMISSION  

CITY OF CARPINTERIA 

CARPINTERIA, CALIFORNIA 

March 2, 2016 

Special Meeting 

Council Chamber 

5:30 P.M. 
 

 

CALL TO ORDER and ROLL CALL 

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

  

Commissioners Present: 

David Allen 

Jane L. Benefield 

John Callender, Vice-Chair 

John Moyer, Chair 

 

Commissioners Absent: 

Glenn La Fevers 

 

Others Present: 

Steve Goggia, Acting Community Development Director 

Shanna G. Farley, Assistant Planner 

Jena Shoaf Acos, Legal Counsel  

Approximately 45 interested persons 

CALL TO ORDER & 

ROLL CALL 

 

PLEDGE OF ALLEGIANCE - Chair Moyer called for the flag salute. PLEDGE OF 

ALLEGIANCE 

INTRODUCTIONS, PRESENTATIONS, ANNOUNCEMENTS - None 

 

ANNOUNCEMENTS 

PUBLIC COMMENT  

Harry Manuras thanked the members of the Planning Commission for 

donating their time and representing the people in a fair manner. 

 

PUBLIC COMMENT 

NEW PUBLIC HEARING 

 

Short-term Rentals Ordinance 

Planner: Shanna Farley-Judkins 

Project 15-1785-LCPA/ORD 

 

Hearing on the request of the City of Carpinteria to consider Case No. 15-

1785-LCPA/ORD, proposing to amend the City’s Local Coastal Program to 

reflect changes to the City Municipal Code, Zoning Code and Zoning Map 

to include regulations regarding Short-term Rentals (Home Stays and 

Vacation Rentals).  Changes to the Municipal Code include adoption of 

Chapter 14.52 titled, "Short-term Vacation Rentals," adoption of Chapter 

14.53 titled, "Short-term Home Stay Rentals," adoption of Chapter 14.45 

titled, "Short-term Rental Overlay District," addition of new definitions to 

Chapter 14.08, and addition of new use types to Chapter 14.12 R-1 Single-

Family Residential District, 14.14 PRD Planned Residential Development 

District, 14.16 PUD Planned Unit Development and 14.18 MHP Mobile 

Home Park Planned Development District; and to approve an Exemption 

pursuant to §15061(b)(3) of the California Environmental Quality Act 

(CEQA) Guidelines.  The project would impact a number of parcels 

throughout the City located in residential zone districts 

 

Assistant Planner Shanna Farley-Judkins presented the staff report.  On 

February 8, 2016 the City Council considered a draft Ordinance, as 

recommended by the Planning Commission.  The draft Ordinance was then 

returned to the Planning Commission for a revision.  Based on 

Councilmembers' comments, staff prepared, among other things, a revised 

Vacation Rental Overlay District map broken into five study areas, A-E, 

with A-D in the Beach Neighborhood, and E located inland of the railroad 

tracks.  The City Council asked for alternatives and research from the 

Planning Commission in the following areas:  Vacation Rental Overlay 

District boundaries, quantitative cap, amortization of non-conforming 

NEW PUBLIC 

HEARING 
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vacation rentals, transferability of vacation rental licenses, home stay 

occupancy standards, and home stay parking standards.   

 

Regarding amortization periods of non-conforming Vacation Rentals,  

Legal Counsel Jena Acos explained that legal authority implies that 

amortization is not required when Short-term Rental regulations are enacted 

that prohibit them in certain areas.  She said many jurisdictions have 

enacted Short-term Rental regulations, and a number of them have not 

included amortization provisions.  She suggested it might be appropriate to 

take a conservative approach and include an amortization provision to 

account for unique circumstances. 

 

Assistant Planner Shanna Farley-Judkins provided details about 

transferability of licenses, explaining that business and temporary licenses 

are not transferable, unlike land use permits and CUPs.  She said staff 

recommends maintaining the non-transferability clause, but special 

exemptions can be developed further, if the Planning Commission wants. 

She said our administrative policies can address allowing exceptions in 

certain cases. 

 

Mrs. Acos said from a legal standpoint, it is inappropriate to have a license 

transferable, but there are ways to get around it if we want to create some 

sort of administrative policy to let buyers of properties with a license also 

use a property as a Short-term Rental in the future. 

 

Regarding Home Stays, Mrs. Farley-Judkins spoke about how their impacts 

can be greater than those of a Short-term Vacation Rental.  She reviewed a 

list of options regarding Home Stay Occupancy Standards with the 

Commission.  Acting Community Development Director Steve Goggia 

added that a difference between Home Stays and Short-term Vacation 

Rentals is that the Vacation Rentals would be allowed in certain districts 

and Home Stays would be allowed in all residential neighborhoods, 

including R-1s. 

 

Mrs. Farley-Judkins pointed out that there had been an error in the City 

Council minutes of 2-08-16 and staff did not agree that there had been a 

consensus by the Council, as stated.  She said the minutes would be 

corrected at the next meeting.  She stated that if consensus was reached by 

the Planning Commission tonight, staff would return to a special meeting 

scheduled for March 21 with a draft Ordinance, which if to move forward, 

would be presented to the City Council. 

 

Mrs. Farley Judkins and Mrs. Acos proceeded to answer the commissioners 

questions about Short-term Vacation Rentals.  Topics included how many 

have been located in the Sandyland area over the years, the consequences of 

a deadlocked City Council, the amount of TOT revenues, the possibility of 

formation of a special commission to draft an ordinance, conflicts of 

interest affecting the councilmembers, and the burden long amortization 

periods creates for City staff. 

 

PUBLIC HEARING OPENED 

Chair Moyer opened the public hearing at 6:25 p.m. 

 

1. Louise Hansen read a letter written by Leslie Gascoigne expressing 

opposition to Short-term Rentals and said she agreed with it 100%.  The 

following points were made in the letter: With regards to preserving 

residential neighborhoods, residents live in them, not tourists.  It is 

becoming increasingly difficult to enjoy the recreational opportunities for 

citizens when so many tourists crowd our roads, beaches and parking.  
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Carpinteria has an inadequate amount of housing compared to jobs.  Five 

hotels are being considered for Carpinteria that have the potential to house 

tourists.  Limit Short-term Rentals to the Sandyland subarea specified at the 

last meeting.  

2. Jim Reginato agreed with Ms. Gascoigne's letter and said it is next to 

impossible to find long-term rental housing in this town but short-term 

rentals are everywhere.  He said he is totally against Short-term Rentals in 

any residential neighborhood, whether PRD or R-1, but he is willing to 

compromise and have them in the Sandyland corridor. 

3. Alec Bruice, president of the Santa Barbara Association of Realtors, 

urged the Planning Commission to consider all viewpoints.  He said 

property owners should have reasonable flexibility with their property use, 

neighbors’ concerns need to be addressed, and the City needs to regulate 

land use and ensure neighborhood character is protected.  He suggested that 

the City of Goleta rental ordinance, which he described as a fair and 

balanced approach, be reviewed and adopted. 

4. Carla Stein, general manager of Sandyland Shores, stated that the 

majority of her units are Short-term Rentals, and there are two management 

people on-site.  She suggested that an umbrella license be allowed for the 

property, noting the time constraints and paperwork in dealing with 51 

different owners obtaining business licenses.  She said it is possible owners 

will prefer to leave the properties vacant rather than obtain a license, and 

she asked that they be discouraged from doing that. 

5. Harry Manuras said the biggest problem we face is the enforcement of 

the complaints.  He questioned why we are currently failing.  He said 

people are complaining about existing problems, so let's do something.  He 

said off-street parking should be required.  He likes something available for 

people who get off the train, and there should be consideration for Short-

term Rentals in that area. 

6. Vera Bensen said her biggest concern is that family residential areas need 

to be protected. 

7. William Reed complimented the Planning Commission's plan, noting 

that it creates no non-conforming properties and limits vacation rentals.  He 

said he lives in Subarea 3 which was arbitrarily eliminated, and the City 

Council is trying to arbitrarily shove Short-term Rentals into the beachfront.  

He said because the Zoning Code is silent on Short-term Rentals, it means 

they are allowed.  He also asked that the Planning Commission stop 

allowing parking modifications on new construction. 

8. Adrea Caren, manager and owner of Sea Shell Apartments, 180 Holly 

Ave., said she has owned the building for 25 years and when purchased, 

each bedroom had a family of six, and the crime and problems were 

unbelievable.  She explained how she rents to tourists from June to mid-

August and then to students for the remaining nine months.  She said 

vacations rentals arose because she could not afford to improve the property 

without further income.  She asked if the community is attracting enough 

people to pay enough rent so owners can survive.  She said when rents are 

good, Short-term Rentals are not needed. 

9. Stella Anderson said she lives in the Funk Zone and her property was 

zoned industrial upon purchase but was changed to residential.  She said 

she is the only BnB on the street.  The area is industrial, commercial and 

residential, and she'd like them to consider returning it to that. 

10. Woodrow White questioned what Linden Avenue is going to look like 

if we eliminate Short-term Rentals.  Will we lose 20-25% of the 

businesses? 

11. Terence Ford said there are Vacation Rentals on either side of him and 

across the street, but he cannot find out from the City whether the rentals 

have licenses.  He commented that the reason for the ordinance was to 

lessen the impact on affordable housing, yet we have done a great job with 

affordable housing. 
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PUBLIC HEARING CLOSED 

Chair Moyer closed the public hearing at 7:05 p.m. 

 

Commissioner Benefield suggested establishing a hierarchy of discussion 

points and made the following comments: We have to agree whether we 

want an ordinance and, if we do, what is the city's value system.  Her 

concern is the depletion of housing inventory, all housing and not just 

affordable housing.  She asked whether we bend more toward tourism like 

Palm Springs and, if so, Carpinteria has hundreds of hotel rooms and 

campsites, and is anticipating two new resorts and a hotel on Via Real.  She 

asked whether we trade small town beach community and feel for income 

of property owners and the City.  She questioned whether we should have 

an ordinance at all and identify areas where we want STRs. She suggested 

using Transient Occupancy Tax money for affordable housing.  She 

recommended that units not included in the Ordinance be allowed a CUP 

after a review of their history and that we say yes or no.  She asked that we 

start with our values and purpose for being here. 

 

Chair Moyer asked that commissioners stay on track and provide feedback 

on the summary areas outlined by staff. 

 

Commissioner Allen commented that with respect to values, the principal 

one for him is protecting what we have in terms of housing for long-term 

residents.  He said the beach area is appropriate for vacation rentals, with 

the character and nature of the neighborhood such that neighbors would not 

expect their quality of life to be impacted or different.  He provided the 

following feedback: 

 

VACATION OVERLAY RENTAL BOUNDARIES:  He would like north 

of the tracks, "E", amortized and phased out, with long-term amortization. 

QUANTITATIVE CAP: A cap on C and D would be appropriate.  He is not 

wed to a particular cap but is leaning toward existing numbers (he later 

clarified no need for a cap on areas A and B). 

AMORTIZATION OF NON-CONFORMING:  Long-term amortization 

north of the railroad tracks. 

LICENSE TRANSFERABILITY:  He would like transferability for family 

members, spouses and children.  Beyond that, he is not sure, but he is not 

opposed to simplifying the process for purchasers of property where there 

has been an existing license. 

HOME STAY OCCUPANCY: He would reduce occupancy to no more 

than 4 where there are 2 bedrooms available.  When there are more than 4 

and different families in multiple bedrooms, it is more difficult for on-site 

managers and impacts neighbors. 

HOME STAY PARKING:  He would not want more than 2 vehicles and is 

inclined to say 1.  He said it would be silly to say 1 if staff has analyzed the 

capacity as something different. 

 

Regarding transferability of licenses, Commissioner Allen clarified that he 

meant "work around" and not exceptions for family members. 

 

Commissioner Callender said the process was already done once and he 

already gave his input.  He questioned whether a reduced set of boundaries 

would result in something Councilmember Clark would accept.  He said he 

would like to create as few non-conforming properties as possible.  He 

acknowledged the importance of maintaining long-term housing stock but 

said he is not sure if this approach will do much for us in accomplishing 

long-term housing goals.  He expressed concern about the fairness of 

existing property owners being saddled with the burden of helping the City 
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meet a larger issue.  He said he was not sure if there is any version of the 

Ordinance they can come back with that he would be happy voting for; the 

direction would be to move away from what he thought was a good balance 

already. 

 

Commissioner Benefield offered the following feedback: 

 

VACATION OVERLAY RENTAL BOUNDARIES:  A, B, C, D, are fine.  

Limit 50% to the beach areas A and B, with the other two areas having a 

smaller percentage.  For area E, she likes the idea of using CUPs for areas 

that historically exist.  She wants some option to continue with Vacation 

Rentals in places that are perfectly good for them. 

QUANTITATIVE CAP:  Similar to what is already there. 

AMORTIZATION OF NON-CONFORMING: Going for middle ground. 

LICENSE TRANSFERABILITY:  Allen's idea is a good one. 

HOME STAY OCCUPANCY:  She can see it getting out of hand in all 

zones.  She agreed with Allen's comments regarding limits. 

HOME STAY PARKING:  Look at each individual case.  She noted some 

might not even need parking. 

 

Chair Moyer offered the following feedback: 

 

VACATION OVERLAY RENTAL BOUNDARIES:  Leave boundaries 

status quo (upon questioning, he clarified he meant in PRD). 

QUANTITATIVE CAP:  Leave decision to the City Council - we gave 

input and they did not like it. He would leave it exactly as now - it doesn't 

make sense to legislate to reduce STRs but then increase them at the same 

time. 

AMORTIZATION OF NON-CONFORMING:  Grandfather in the beach 

corridor; it's the only way to avoid litigation. 

LICENSE TRANSFERABILITY:  "Work around" for spouse and do not 

include children. 

HOME STAY OCCUPANCY:  This is an area where you restrict and they 

use the back door. 

HOME STAY PARKING:  Leave the decision to City staff. 

 

Chair Moyer spoke about how the business climate can change.  He said 

that we have experienced four years of the best summers we have ever had, 

and if we return to normal weather where it is foggy from mid-May to mid-

July, who is going to want to spent $4000 to stay in a house here?   

 

Commissioner Allen stated that as an alternative to amortization, he would 

be willing to look at allowing CUPs for non-conforming STRs.  He also 

asked if the City could answer questions about whether a property is 

licensed, and Assistant Planner Shanna Farley-Judkins explained that staff 

has a list and maps, but they are not published. 

 

Commissioner Allen brought to attention the importance of complying with 

Housing Element requirements.  He said the state does not look at Short-

term Rentals as part of our housing stock and imposes mandates through 

review of the Housing Element.  He said it is not easy for us to meet the 

numbers, particularly at the lower ranges, and when we lose properties that 

we thought would provide housing, a burden is imposed on the next cycle 

to make up for the lost housing, and it does not always happen in ways the 

community is happy with. 

 

He pointed out another issue the Planning Commission faces.  He noted the 

Commission had a long discussion about some properties that were 

represented as affordable housing, only for them to turn around and become 
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Short-term Vacation Rentals. 

 

Commissioner Benefield stated that it is not likely the Coastal Commission 

will allow the banning of vacation rentals, which is why it is important to 

find regulations that work for us. 

 

Assistant Planner Shanna Farley-Judkins asked if they could move forward 

with a boundary that only includes the beach area.  Chair Moyer said he 

could, but he would be reflecting the wishes of the elected officials. 

 

Commissioner Callender spoke about how we are not all the same in 

Carpinteria.  Some want to raise a family, some want to retire, others want 

to swing a vacation rental, etc.  Everyone has a different idea of a small 

beach town.  He expressed concern about the fairness of creating so many 

non-conforming properties, noting that it creates a burden for both the city 

and property owners.  He said the earlier version of the ordinance would 

have created 13 non-conforming units, which he was okay with; a new map 

with sections A-E would create 35-38; and lopping off E would create 55.  

He said he could not vote for something that results in 55 non-conforming 

ones. 

 

Assistant Planner Shanna Farley-Judkins clarified that amortization 

becomes an important part of the discussion when talking about the 

different boundaries.  She asked if a CUP "grandfathered" permit allowing 

units to remain would be something most would agree on. 

 

Commissioner Callender said it would help a lot.  He said his key concern 

is fairness, and grandfathering a permit for the life of the owner would go a 

long way. 

 

With respect to fairness, Commissioner Allen questioned whether 

grandfathering for the life of the permit should take into consideration how 

long licenses have been held.  He cited the case of some recently 

constructed units that were presented as affordable housing before the 

Planning Commission only to be converted to Short-term Rentals.  

 

Chair Moyer said he would support grandfathering units with a CUP, with 

no transferable license. 

 

Regarding distinct caps being appropriate for different areas, Assistant 

Planner Shanna Farley-Judkins asked if there was any common thread of 

thought. 

 

Chair Moyer said he would not want low-income brackets priced out of the 

beach area.  He expressed concern it could become a party zone, and he 

likes the area integrated. 

 

Commissioner Benefield suggested graduated percentages from the beach 

area to the railroad tracks, starting at 60% at the beach area and being 

reduced.   

 

Commissioner Allen said he would not be virulently opposed to suggestions 

from City Council members.  He said it is clear the largest percentage 

would be in the Sandyland area and it could be graduated in residential 

areas. 

 

Commissioner Benefield said there is a 2-2 vote here and a 2-1 vote at the 

City Council, and the question is do we want an ordinance and how much 

are we willing to compromise.  She said she is willing to compromise to 
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have an ordinance.  Commissioner Allen commented that things are going 

in that direction. 

 

MOTION 

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

Planning Commission voted 4-0 (Allen, Benefield, Callender and Moyer in 

favor; none opposed) that the meeting be continued to March 21, 2016 and 

that staff return with a draft ordinance attempting to reflect the points where 

consensus and quasi-consensus were reached, with the Chair indicating his 

willingness to look at what the City Council is leaning toward. 

 

OTHER BUSINESS - None 

 

OTHER BUSINESS 

MATTERS PRESENTED BY COMMISSIONERS  

Commissioner Benefield asked about signage regulations regarding "for 

lease" signs in the city, and Assistant Planner Shanna Farley-Judkins stated 

they are allowed and limited to 16 square feet per frontage. 

 

MATTERS 

PRESENTED 

ADJOURNMENT - Chair Moyer adjourned the meeting at 8:00 p.m. 

 

 

 

                                                            ___________________________ 

                                                            Secretary, Planning Commission 

ATTEST: 

 

 

 

___________________________ 

Chair, Planning Commission 

 

ADJOURNMENT 
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