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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
December 1, 2011
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department

SUBJECT:
Plan Santa Barbara (PlanSB) General Plan Update
RECOMMENDATION:  That Council:  
A. Receive a staff presentation, and conduct a public hearing on the proposed General Plan Update; and
B. Adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Adopting the 2011 General Plan Update and Making Environmental Findings Pursuant to the California Environmental Quality Act, and adopting the Mitigation Monitoring and Reporting Program.
EXECUTIVE SUMMARY:

Council adoption of the General Plan will formalize Council’s direction from recent meetings that concluded on September 13, 2011.  This report begins with a description of the General Plan Update components as directed by Council, including the Introductory Framework, Land Use Element, Housing Element, and the remaining six elements.  Next, this report explains the key policy and programs as amended, based on feedback from the Council over the last 11 months.  Topics include of Growth Management, Historic Resources, Housing and Circulation.  
The report also reviews the requirements of the California Environmental Quality Act (CEQA). It explains key Environmental Impact Report (EIR) components (impacts, alternatives and certification), the required CEQA findings for Plan adoption, and the Mitigation Monitoring and Reporting Program.
DISCUSSION:
General Plan Update Components

The Plan Santa Barbara (PlanSB) General Plan Update is comprised of four components: 1) the Introductory Framework and General Plan reorganization, 2) the updated Land Use Element and associated General Plan map, 3) the updated Housing Element, and 4) amendments and additions to the remaining six elements.

Framework: The Introductory Framework to the General Plan Update discusses the purpose and need for the update, including the key issues and policy drivers.  The framework itself is based on a set of sustainability principles which serve to bind the eight elements together, and also includes policies to address public participation, a discussion of how future updates will occur, and a background and setting discussion to provide the appropriate context.

The General Plan framework provides guidance for each of the eight elements, two of which, Land Use and Housing, have been comprehensively updated.  All of the elements have a new set of goals which provide an important link between the Introductory Framework and the respective policies and implementation actions found in each of the eight elements.  

Land Use Element: The introduction to the Land Use Element provides a background on existing land use patterns and their relationship to future development.  Land use designations are described, ranging from open space to commercial and institutional to industrial to residential uses, and include specific residential densities where appropriate.  The land use designations are graphically represented on the associated General Plan map, per California State planning law.

The current General Plan map, last updated in 1974, was drawn by hand in a very conceptual manner and has proven difficult to interpret over the years.  The new General Plan map is drawn through a Geographic Information System (GIS) which allows parcel level accuracy and the ability to run analytical queries and modeling, as was done throughout the PlanSB process.

Other chapters of the Land Use element include the topics of growth management, community design, neighborhoods, and regional governance.  The element then concludes with goals, policies and implementation actions to address each of the respective chapters.

Housing Element: The composition of the Housing Element is, in large part, dictated by the State Department of Housing and Community Development (HCD), which is tasked with certifying this element.  The Housing Element contains an evaluation of the preceding planning period (2001-2007), a housing needs assessment including citywide demographics, a discussion of constraints to future housing development, a suitable sites inventory, and concludes with a set of goals, polices and implementation actions.

HCD reviewed the March, 2010 draft and their initial comments have been incorporated into the current document.  Following Council adoption, the Housing Element will be forwarded to HCD for their certification in compliance with state law. 

Remaining Elements: The remainder of the General Plan document is devoted to amendments and additions to the other six elements.  The six remaining elements in the new framework are: Open Space, Parks & Recreation; Economy and Fiscal Health; Historic Resources; Environmental Resources; Circulation; and Public Services and Safety.  These elements represent a reorganization of the existing elements to better fit the sustainability framework.  Three of the elements, Economy & Fiscal Health, Historic Resources, and Environmental Resources, are new to the General Plan.  
In addition, EIR mitigation measures were incorporated into the plan.  The existing Conservation, Safety, Circulation, Noise Elements are still a part of the newly adopted General Plan, except where any policy amendments supersede some existing policies. Timing for the subsequent comprehensive updates of these remaining elements will be identified in the implementation plan that will be brought forward to the Council in early 2012.  
Key Policies and Programs

In November 2010, the City Council formed the PlanSB Ad Hoc Subcommittee, comprised of Council members Francisco, Hotchkiss and White (and originally included Councilman Williams), to develop recommendations to resolve the outstanding issues that prevented adoption of the plan.  Following 14 Subcommittee meetings, a thorough review of the entire document, and two full day design charettes conducted by the local chapter of the American Institute of Architects, Council gave final direction to staff on September 13, 2011.  
The following policies and programs highlight the key issues that were discussed by both the Subcommittee and the full Council, and which served as final direction to staff in preparing the documents and required findings for adoption.       
Growth Management: Santa Barbara’s Growth Management program regulates the amount of net new non-residential development.  Under the existing program (1980-2010), three million square feet (sq ft) was allocated into six categories of: Pending and Approved, Vacant, Small Additions, Community Priority and Economic Priority.  Minor additions of 1,000 sq ft are not included in the three million.
The General Plan update, as directed, limits net new non-residential development to 1.35 million square feet through the year 2030.  This development potential will be permitted under three categories:  Small Additions (400,000 sq ft), Vacant (350,000 sq ft), and Community Benefit (600,000 sq ft).   Community Benefit uses are determined by City Council and shall include: Community Priority, Economic Development, “Green” Economic Development, Small and Local Business, and Development of Special Needs. 

Non-residential square footage associated with minor additions, demolition and replacement of existing square-footage on-site, projects that are pending and approved as of time of ordinance adoption, government buildings, and sphere of influence  annexations are considered separately and in addition to the net new non-residential development established above.  
Historic Resources: The Introduction to the General Plan devotes a portion of the background and setting to the historic context of the City, and a significant history of the City is found in the Appendix to the document.   A number of new goals, policies and implementation actions are included in the General Plan Update, related to adaptive 
reuse, historical resource appreciation, adjacent development, Chumash culture, and resource protection.  In addition, one policy previously located in the Land Use Element, related to resource protection, is now found in the Historic Resources section.  
In June 2011, the Council initiated the drafting of the Historic Resources Element with the formation of a Task Force made up of members of the Historic Landmarks Commission, Planning Commission and community representatives.  This Task Force has had the opportunity to review and comment on all of the historic resource sections of the document, and their comments are incorporated into the General Plan Update document.   As with all other elements of the document that are in need of a comprehensive update, the Historic Resources Element will be incorporated into the General Plan, following its expected completion and adoption in 2012.
Housing:  As directed, the base residential density for all multi-family and commercial designations that allow housing will continue to be 12-18 dwelling units per acre (du/ac).  The Average Unit-size Density (AUD) incentive program will replace the existing Variable Density incentive program.  Under the existing Variable Density program, large units are unintentionally encouraged through a formula which ties densities to the number of bedrooms.  The result of which has been some projects with very large studio and one bedroom units, which in turn tends to result in luxury units and larger buildings.  
The AUD incentive program is designed to encourage smaller units and smaller buildings. The residential density for any given project is calculated by the number of “average size” units that can fit into a building envelope (or volume of space), that is established by existing development review standards including design review considerations.  The smaller the average size unit, the greater the density up to a maximum of either 27 du/ac in the Medium High Density designation areas or 36 du/ac in the High Density  designation areas (see General Plan map, page111).
The Priority Housing Overlay component of this program, established to further encourage the production of rental, employer and co-op housing projects, allows project densities up to 63 du/ac.  This overlay only applies to selected areas of the Multi-Unit, Commercial, Office, Commercial-Industrial designations in and adjacent to the Downtown, along the Milpas corridor, and in the La Cumbre Plaza/Five Points area (see AUD Incentive Program map, page 63).  
In an effort to help protect industrial uses in the C-M zone from economic displacement by market rate housing, this area is limited to Medium-High and Priority Housing densities.
In addition, the AUD program will include a one parking space per unit minimum requirement to also reduce the building size and potentially increase the affordability of new multi-unit housing. 
Due to Council concerns over the effectiveness of increasing residential densities to produce the desired work force housing, the Council reduced the locations of the eligible multi-unit areas and limited the duration of the AUD program.  This three tier density incentive program will be implemented on an eight year trial basis after ordinance adoption, or until the construction of 250 units using the High Density and Overlay range of units, whichever occurs first.  
If the AUD program is allowed to sunset, then the Zoning Ordinance would default to the City’s existing Variable Density incentive program (based on number of bedrooms) in effect as of December 2011.

Circulation: The Circulation section of the document includes edits and adjustments that have been consistently presented for Council review.  The most recent change was developed specifically by the Council to address safety impacts to emergency evacuation and access routes.  This new policy is included verbatim as directed.  
The PlanSB process involved a traffic modeling effort to identify potential traffic congestion impacts with various land development scenarios.  As described below in the environmental discussion, the model showed significant traffic impacts occurring with the future build out of the plan at 2030.  The Circulation section identifies policies and implementation strategies that will partially or completely offset these projected traffic impacts.  
The Council has chosen to keep these as possible action items for the future as a part of an Adaptive Management Program because of the controversial nature of parking pricing and Transportation Demand Management (TDM) strategies.  Should traffic impacts become intolerable, Council will have the flexibility to mitigate traffic impacts at that time with these strategies.  In addition to these new Circulation goals, policies and implementation actions, the existing Circulation Element remains in place.  
Environmental Impact Report (EIR)
The Environmental Impact Report for the Plan Santa Barbara General Plan Update evaluates environmental effects of projected citywide growth to the year 2030 under the proposed General Plan policy amendments.  The EIR is an informational document to allow the public and decision-makers to consider the environmental consequences of proposed actions, along with measures that could feasibly avoid or reduce significant environmental effects.

Class 2 Impacts:  The EIR analysis identified potentially significant impacts that could be mitigated to insignificant levels (Class 2) in the areas of air quality (diesel emissions); biological resources (upland and creek/riparian habitats and species);  geological conditions (sea cliff retreat);  heritage resources (effects of development on historic resources);  hydrology and water quality (flood hazard from sea level rise);  noise ( highway noise affecting residential use);  open space/ visual resources (gradual loss of open space);  public utilities/ solid waste management (adequacy of long-term solid waste management facility capacity).
Mitigation measures identified in the EIR to reduce these potentially significant impacts to less than significant levels were incorporated into the General Plan Update as policies and programs.

Class 1 Impacts:  Impacts associated with transportation (traffic congestion) and climate change (greenhouse gas generation) were identified in the EIR as Class 1, significant and not fully mitigable to insignificant levels. Currently 13 intersections are considered impacted during peak-hour traffic (at level of service of 77% or greater traffic volume/roadway capacity), and that number would be expected to increase to 20-26 impacted intersections by the year 2030 with build-out under the Plan’s policies. Similarly, citywide greenhouse gas generation was projected to increase from current estimated 1.3 million metric tons/year CO2 equivalents to 1.571-1.62 million metric tons/ year CO2 equivalents by 2030.
EIR Mitigation Measure Trans-2 identified that a robust expansion of Transportation Demand Management (TDM) measures, including parking pricing, would substantially reduce the increase in traffic congestion and vehicle miles travelled and greenhouse gas generation.
Council direction found that an up-front commitment to fully implement these measures is not feasible, due to uncertainties about future conditions, the divide of community opinion about whether the measures are advisable, and the need for further stakeholder consideration and information about design and application details beyond a program EIR level of analysis.
The final Circulation Element policies retain the Trans-2 measures, but do not direct up front whether or to what extent or how they would be implemented. If implemented in the future, they could provide some measure of impact reduction. However, the final policies do not represent an “enforceable commitment”, and full mitigation credit therefore cannot be given for purposes of CEQA impact analysis.
Alternatives Analysis:  The EIR provides a comparative impact analysis for alternative policy and growth scenarios reflecting the range of community opinions about the amount and location of growth and General Plan policies, as follows: 

· Plan Santa Barbara (Project):  assumed development to the year 2030 of up to 2 million square feet new non-residential and up to 2,800 additional residential units. 

· “No Project”: assumed continuation of existing General Plan policies, and assumed growth of up to 2.2 million square feet non-residential and 2,800 residential units. 

· Lower Growth: involved more growth limitations to further protect community character, historic resources, neighborhoods, environmental resources, and services, and assumed growth of 1 million square feet non-residential and 2,000 residential units. 

· Additional Housing: evaluated a policy set to further promote affordable housing toward addressing traffic congestion, jobs/housing balance, economic vitality/population diversity, and energy/climate change, and assumed 1 million square feet non-residential and 4,300 residential units, higher density incentives, and a strong expansion of TDM policies.  

· Hybrid: was added to the Final EIR, which evaluated a growth scenario of 1.5 million square feet non-residential and 2,800 residential units, but assuming no expansion of current TDM policies.

All alternatives would be expected to result in Class 1 impacts to Transportation (traffic congestion) and Climate Change (greenhouse gas generation).  Lower residual impacts for both impacts are largely a result of a lower amount of non-residential growth and more extensive application of transportation demand management measures, which act to reduce impacts for existing traffic as well as the small increment of additional growth.

Final EIR Certification: During the Draft EIR public review period in March-May 2010, public comments were received from 15 public agencies, 16 community interest groups, 45 individuals, and six City commissions and committees.
The Final EIR Volume 1 impact analysis reflects corrections and clarifications based on public comments received. In addition, analysis of the Hybrid alternative reflecting Council initial discussions in June-August 2010 was included in the FEIR. Appendices to the FEIR are included in Volume II. Volume III includes all comment letters and written responses. The Planning Commission certified the FEIR on a unanimous vote of 7-0, making findings that the FEIR has been completed in compliance with CEQA requirements.
EIR Addendum and Mitigation Monitoring & Reporting Program
Attachment 1 provides an Addendum to the Certified FEIR. The Addendum documents changes to the Final General Plan since the completion of the FEIR, and associated minor changes to impacts identified in the FEIR. Policies in the Final Plan all fall with the range of policy options, growth scenarios, and impacts studied in the EIR, and do not raise new environmental issues.

Overall, the Addendum shows that impacts of the Final Plan would be similar to those identified in the EIR for the Hybrid alternative, which had incorporated components of the original Project, Lower Growth alternative, and Additional Housing alternative. No changes from impact significance classifications (i.e., Class 1, 2, and 3 impacts) would result from final Plan refinements.

The State CEQA Guidelines provide that an EIR Addendum need not be circulated for public review, but is attached to the FEIR. The decision-making body considers the Addendum together with the Certified FEIR in making a decision on the project.
Attachment 2 provides the Mitigation Monitoring & Reporting Program (MMRP) for the General Plan, as required by CEQA for Council adoption. The MMRP identifies responsible departments and timing for implementation of EIR mitigation measures that were incorporated into the General Plan, as well as periodic reporting of compliance status. The MMRP has been updated from the draft version in the FEIR, to reflect refinements of the final General Plan.
CEQA Findings for Plan Adoption
As with all General Plans, final approval of the General Plan Update is expected to necessitate choosing a balance among sometimes competing policy objectives. It is likewise expected that there may continue to be differences of opinion in the public and among decision-makers as to the best balance among objectives. 
This is noted in the California Environmental Quality Act (CEQA) Guidelines (§15021 Duty to Minimize Environmental Damage and Balance Competing Public Objectives):


“(a)
CEQA establishes a duty for public agencies to avoid or minimize environmental damage where feasible.


(1)
In regulating public or private activities, agencies are required to give major consideration to preventing environmental damage.


(2)
A public agency should not approve a project as proposed if there are feasible alternatives or mitigation measures available that would substantially lessen any significant effects that the project would have on the environment.


“(b)
In deciding whether changes in a project are feasible, an agency may consider specific economic, environmental, legal, social, and technological factors.


“(c)
The duty to prevent or minimize environmental damage is implemented through the findings required by Section 15091.


“(d)
CEQA recognizes that in determining whether and how a project should be approved, a public agency has an obligation to balance a variety of public objectives, including economic, environmental, and social factors, and in particular the goal of providing a decent home and satisfying living environment for every Californian. An agency shall prepare a statement of overriding considerations as described in Section 15093 to reflect the ultimate balancing of competing public objectives when the agency decides to approve a project that will cause one or more significant effects on the environment.”

As noted in the CEQA provisions above, Council action to approve the General Plan requires specific findings about impacts on the environment that would result from Plan approval. EIR Mitigation Measures identified in the EIR as feasible to reduce significant impacts have largely been included as additional policies and programs in the General Plan document. 

An exception to this is MM Trans-2 for a robust expansion of TDM, which the EIR analysis found could reduce projected traffic increases. In the final General Plan Update, this measure was revised to soften the language based on Council direction of. These policies retain the range of potential TDM, alternative mode, and parking policies, but they are identified as measures to be considered, and there is not a clear commitment as to whether or to what extent they would be implemented. As such, the EIR analysis of the Hybrid Alternative could not assume mitigation credit, and concluded that the traffic and greenhouse gas effects would be greater than for the General Plan project scenario originally studied.
CEQA defines feasible as follows (CEQA Guidelines §15364): “Feasible” means capable of being accomplished in a successful manner within a reasonable period of time, taking into account economic, environmental, legal, social, and technological factors. The Council determination that an EIR Mitigation Measure is not feasible needs to identify the factors on which that determination is based as part of its CEQA findings for Plan adoption.

CEQA findings for Plan adoption include:

· Findings of significant effects of the Plan and changes incorporated into the Plan which avoid or significantly lessen the significant effects (e.g., reducing non-residential growth cap; incorporation of Mitigation Measures).

· If the Plan is to be approved with remaining significant effects, a finding of overriding considerations must be made identifying specific economic, legal, social, technological, or other benefits of the Plan, including region-wide or statewide environmental benefits, that outweigh the unavoidable significant impacts and make them acceptable.
The proposed General Plan documents and the draft Council Resolution and Findings for Plan Adoption and have been provided to Council under separate cover.
NEXT STEPS:

Following adoption of the General Plan Update, staff will return to the Council with a draft Implementation Plan.  In all likelihood, the draft Implementation Plan will be presented at the joint Council/Planning Commission meeting tentatively scheduled for February 2012.
BUDGET/FINANCIAL INFORMATION:

Funding for Plan Santa Barbara was budgeted at the initiation of the process.  Limited funds remain for the next steps.  The Implementation Plan for the General Plan will be reviewed with the Council early next year and decisions regarding priority and funding will be necessary.  Some grant funding for these efforts has already been secured.
SUSTAINABILITY IMPACT:
The framework for the proposed General Plan update, as well as all of the related goals, policies, and implementation actions are premised on moving Santa Barbara towards a more sustainable future.  

ATTACHMENT(S):
1.
Addendum to Final Environmental Impact Report

2.
Mitigation Monitoring and Reporting Program

Note on public availability of documents:  Final General Plan documents, maps, environmental review documents, and the draft Council Resolution may be viewed and downloaded from the City General Plan web site www.YouPlanSB.gov. To review paper copies, please contact the Planning Division at 564-5470.
PREPARED BY:
John Ledbetter, Principal Planner
SUBMITTED BY:
Paul Casey, Assistant City Manager/Community Development Director
APPROVED BY:

City Administrator's Office
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