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CITY OF SANTA BARBARA

COUNCIL AGENDA REPORT

AGENDA DATE:
April 7, 2016

TO:
Mayor and Councilmembers

Planning Commission
FROM:

Planning Division, Community Development Department

SUBJECT:

Joint City Council And Planning Commission Work Session:



Planning Division Workload And Program Activities
RECOMMENDATION:  
That Council hold a joint work session with the Planning Commission to receive status reports and discuss major Planning Division work program activities, and provide direction to staff on major work efforts and regular Division activities.
EXECUTIVE SUMMARY:

Joint work sessions are held with the Council and Planning Commission approximately every six months as a means to establish a shared understanding of the Planning Division’s workload. Further, it is an opportunity to discuss and confirm or make any needed adjustments to major work efforts and/or regular activity priorities. The Chairs of the Architectural Board of Review (ABR) and Historic Landmarks Commission (HLC) are also invited to attend the work sessions. The last joint work session was held on October 8, 2015.  

This report and attachments provide information on major work efforts and particular projects within each program (Long Range Planning/Special Studies, Design Review and Historic Preservation, Zoning and Enforcement, and Development/Environmental Review), and information on regular on-going activities. At the meeting, status reports will be given regarding the New Zoning Ordinance effort, housing development activity, Housing Element Implementation, and the Historic Resources Work Program.
DISCUSSION:

Long Range Planning

In the Long Range Planning section, significant resources are dedicated to the update of the Local Coastal Program. Other work efforts include Housing Element Implementation (e.g., Average Unit-size Density Program tracking), Multi-Jurisdictional Hazard Mitigation Plan update, regular Nonresidential Growth Management Program tracking, and various GIS and mapping efforts. The most significant current work efforts for the Division are listed in Attachment 1 (Planning Division Major Work Efforts). 
Comprehensive Local Coastal Program (LCP) Update  

This major work effort includes a staff team, including hourly staff funded by a California Coastal Commission (CCC) grant. Together, the Land Use Plan (LUP) and the Implementation Plan (IP) constitute the City’s Local Coastal Program (LCP). The primary purpose of this major work effort is to modernize the 1981 Land Use Plan and to address Sea Level Rise (SLR) vulnerability and adaptation, as well as to update the 1986 Implementation Plan (zoning maps, various sections of the Municipal Code and other plans and guidelines that implement the Coastal Act in the City) to incorporate the 2011 General Plan Update land use and zoning changes. 

The CCC grant originally required a City-adopted LCP update amendment be submitted to the CCC for certification by April 30, 2016,. The CCC grant has been amended twice to address delays in the availability of SLR-related guidance, information, and modeling. The grants administrator has removed the requirement to have the LCP update amendment submitted to the CCC for certification by April 30th and is no longer requiring the IP to address SLR development standards. The City is not unique in receiving grant amendments for these reasons and there is a realization at the local and state levels that the CCC grant program was overly ambitious given the emerging nature of SLR science and modeling, as well as the extensive and detailed review of LCP updates by CCC staff.

Despite challenges with the availability of the SLR-related guidance and modeling, City staff have made significant progress. A preliminary draft of the Coastal LUP has been prepared that incorporates early comments received from CCC staff and reviews by City staff from Public Works, Waterfront and Parks & Recreation Departments, as well as reviews by subcommittees of the Planning, Harbor, and Parks and Recreation Commissions.  The preliminary draft was delivered to the CCC staff for written comments on February 25, 2016. The CCC staff believes their review of the preliminary draft will take approximately eight weeks. Thereafter, Planning staff will produce a public review draft, and schedule an Open House and a series of focused workshops. 

Overall, the preliminary draft Coastal LUP is cleaner, clearer, more refined, and better focused on the Coastal Act’s mandates to protect public access to the coast, protect coastal resources, and avoid or minimize risk from hazards such as SLR. In many cases, the preliminary draft Coastal LUP carries forward existing LCP policies and other City policies and guidelines with little or no substantive change.  

However, with regard to Biological Resources, the preliminary draft Coastal LUP includes detailed policies to address screening, evaluation, and protection of environmentally sensitive habitat areas (ESHA), creeks and wetlands. 
These detailed policies establish development standards that in many cases generally “codify” current practices, but do include changes to address Coastal Act consistency as requested by the CCC staff. Staff anticipates a robust discussion with regard to these policies.

With regard to Coastal Hazards, including SLR, the updated City-sponsored coastal erosion and flood modeling indicates that worst-case SLR impacts are not significant until the 2060 to 2100 timeframe, although episodic events can occur at any time. In the more immediate timeframe the City would be best served by: 
1. Continuing to collect data, monitor, and analyze SLR;
2. Maintaining and improving existing coastal protection, water control structures, and management strategies already in place;

3. Developing a comprehensive SLR Adaptation Plan for the low-lying coastal area; and
4. Continuing to require site-specific coastal bluff erosion evaluations and SLR evaluations for proposed development.

Staff has also included more robust policies to address coastal bluff erosion, shoreline protective devices, slope stability, and SLR. Staff anticipates that a considerable amount of the public review process will require education about the City’s unique shoreline, coastal processes, SLR, and the need for additional study.
County Multi-Jurisdictional Hazard Mitigation Plan

Planning Staff is participating in the update of the 2011 County Multi-Jurisdictional Hazard Mitigation Plan. Each incorporated City within the County provides input into the Plan, which is updated every five years to remain eligible for federal disaster funds and grants.  The City is responsible for updating the 2011 City of Santa Barbara “annex” to the Plan that serves as a complete hazard mitigation tool for the City. The project is managed by Office of Emergency Services (OES) with participation from multiple City Departments, including Community Development. 

This project is scheduled for a draft ready by April, public review from April to May, and City Council action in May 2016.  

Housing Development Activity and Housing Element Implementation Report

The Housing Development Activity and Housing Element Implementation Report provides updated information on housing development activity, including Average Unit-size Density Incentive Program activity. The report also provides the Department of Housing and Community Development - Annual Housing Element Progress Report, as well as updates to Housing Element priority programs. The Report is provided as Attachment 2.
General Plan Implementation and Adaptive Management Program Report
Staff is working with the Planning Commission to improve the General Plan Implementation and Adaptive Management Program Report that is presented annually at a Joint City Council/Planning Commission work session. Our goal is a more focused and streamlined report. To date, two meetings with the Planning Commission have occurred, and a third meeting is scheduled.

Encompassed within this effort is monitoring and reporting on implementation of the City’s Climate Action Plan. Staff will update the community-wide greenhouse gas emissions inventory in the near future, utilizing new software and following new protocols that will allow the City to better analyze greenhouse gas emission reduction strategies, as well as aggregate and compare our reduction efforts with other communities.

Design Review & Historic Preservation

The number of special assignments in the Design Review Section continues to be considerable, and staff’s ability to make significant progress on these efforts has been impacted by a large number of Council appeals filed in the last 15 months. Additionally, Design Review staff is assisting with the recent ordinance amendments to expedite review of solar photovoltaic projects and to bring the Wireless Facilities Ordinance into alignment with federal law. Additional work is also slated to begin in Summer 2016 on a similar amendment process to align the City’s Sign Ordinance with a recent Supreme Court ruling. 
Historic Resources Five-Year Work Program
The primary focus for the work program in the last six months has been completing the Historic Resource Design Guidelines, which have been reviewed by stakeholders and the HLC and are ready for Council consideration. However, before those guidelines can proceed to Council, amendments to Santa Barbara Municipal Code (SBMC) Chapter 22.22 (Historic Structures) are needed to facilitate the creation and designation of new historic districts, which are referenced in the guidelines. This project has been delayed primarily due to a significant work backlog in the City Attorney’s office. Staff expects to make notable progress on these amendments in the next six months.   

A consultant contract was approved by Council in April 2015 to integrate the City’s historic resources database into the City’s website. Planning staff has been working closely with the Information Systems staff and, although there have been consultant-driven delays, the consultant is committed to completing this work in the next few months.  
Multi-Unit / Mixed-Use Design Guidelines 
Preparing design guidelines to address multi-unit residential development has been on the Planning Division’s pending workload list for many years. It is considered a top priority toward implementing the City’s Housing Element, particularly given the importance of neighborhood character and compatibility associated with larger, multi-unit housing projects. However, due to other priorities, staffing constraints, and funding limitations, extensive work on the guidelines has yet to be undertaken. 

The multi-unit/mixed-use design guidelines are intended to provide decision-makers, design professionals, and developers with design preferences and direction related to architectural styles, size, bulk and scale, and design features associated with multi-residential and mixed-use development. Existing design guidelines lack clear guidance to address these types of projects, and it has become more challenging for Boards and Commissions to carry out multiple City goals and policies effectively, as recently experienced with the review of higher density rental units. The guidelines would also serve to better inform the community of the types of development, multi-story designs, and amenities anticipated in multi-family and commercially zoned neighborhoods.
A Subcommittee of the PC, ABR and HLC was convened in September 2015 to help staff define objectives for the guidelines, and also to identify and evaluate possible options to develop the guidelines. Consideration was given to different options, ranging from preparing a separate guideline document to address multi-unit and mixed-use projects specifically, to simply consolidating, updating and/or supplementing existing design guidelines (e.g., Urban Design Guidelines, ABR Design Guidelines, Haley-Milpas Design Manual, Upper State Street Area Design Guidelines). The Subcommittee concluded that a phased approach would be best, beginning with developing a new, separate multi-unit/mixed-use design guideline document, followed by consolidating and organizing existing guidelines.  
Given the interest in having these guidelines in place in the short term to provide design guidance for multi-unit residential development, the Subcommittee recommended that a professional design consultant take the lead in developing the multi-unit/mixed-use design guidelines and assist with an architectural styles forum to help identify architectural preferences for different areas of the City. While some work could be completed by staff to help reduce the overall consultant cost, the Subcommittee believes that this work effort would likely take longer for completion without the use of a consultant.  
Currently, there are no funds earmarked in the Planning Division’s budget to hire a consultant to develop these guidelines. Staff could attempt to draft the guidelines without the help of a consultant, but that would not be possible given current workload and staff resources, or until after the amendments to SBMC Chapter 22.22, discussed above, are complete. 
Zoning & Enforcement
New Zoning Ordinance (NZO)

The NZO project is an effort toward a comprehensive update of the City’s Zoning Ordinance. Dyett & Bhatia, the consultant firm contracted to develop the NZO, began working on the update in October 2014. Dyett & Bhatia’s first work product was an Issues and Options Paper, which was presented to the Planning Commission in March 2015. The second work product was Module 1: Land Use Regulations, which was presented to the Planning Commission on June 25, 2015. The third work product was Module 2: Development Standards, which was presented to the NZO Joint Committee on December 7 and 14, 2015, and to the Planning Commission on March 18, 2016. Module 2 covers most zone-specific and citywide development standards, including setbacks, open yard, allowed encroachments, and nonconforming buildings and uses. 
When the NZO project began in January 2014, it was expected to be complete in Fall of 2016. Due to the extent and complexity of Module 2, the project is currently four months behind the original schedule. In addition, parking regulations were removed from Module 2 and added to the scope of Module 3, which will extend review of Module 3 (review processes, definitions, and parking standards) by three months, resulting in an overall project delay of seven months. After review of Module 3, staff anticipates release of a comprehensive draft of the New Zoning Ordinance for public review in early October 2016.
Zoning Enforcement 

Zoning staff dedicated to enforcement duties currently consists of one permanent, full-time equivalent (FTE) staff member, hired in October 2015, who works part-time on other zoning duties, and 1.5 FTE of hourly staff, hired in early December 2015. Due to a loss of one staff member in August 2015 and initial hiring and retention issues with hourly staff, the Zoning Enforcement staff was limited to only 0.5 FTE from mid-August 2015 to October 2015, which created a significant backlog of unassigned enforcement cases. In August 2015, Council allocated funds to hire an additional 1.0 FTE for vacation rental enforcement; that staff member began work on March 28, 2016.
As of March 16, Zoning Enforcement staff have 150 cases open (69 of which are vacation rentals) and a backlog of 272 unassigned cases (100 of which are vacation rentals) that have not yet been investigated. An update on vacation rental enforcement was provided to the City Council on March 1, 2016.
Zoning Information Report (ZIR) Process Improvements
Since February 2015, Planning staff has been implementing ZIR process improvements recommended by the Planning Commission and ZIR Working Group. Nearly all of the recommended improvements have been implemented, as noted below: 
· The revised ZIR template was implemented September 2015.  

· A handout titled “Common Questions Regarding Zoning Information Report Site Inspections” was completed in February 2016 to provide more information about what to expect during a ZIR site inspection. Included in this handout are some of the common items noted by staff during a ZIR site inspection. This handout is posted on the City’s website and provided to agents/property owners when they submit a ZIR application at the City’s Planning Counter.

· A handout titled “Common Questions Regarding Zoning Information Reports” was also completed in February 2016 and is posted on the City’s website.
· The Minor Zoning Exception (MZE) process became effective February 11, 2016, which allows for an expeditious resolution to zoning violations resulting from errors or omissions in ZIRs. So far, staff has not received any requests for zoning relief through the MZE process. 
· The revised ZIR template includes a Notice of Enforcement, when applicable, which provides procedural information, options for violation abatement, and responsibility for abatement. Staff recently completed a standalone handout to provide additional guidance to property owners about abating violations. 
· A written procedures manual for ZIR inspection staff has been drafted and is expected to be completed in early April 2016.
The only remaining item is establishment of a public outreach/information program for ZIRs. Staff has begun researching options and anticipates using the $7,000 allocated for this effort to seek consultant help in this regard. The program will include, but not be limited to, a new page on the City’s website devoted to the ZIR program.

Development & Environmental Review 

Development Activity
The number of submittals for Pre-Application Review Team (PRT) review is steadily increasing and exceeds P3 targets for this fiscal year. Much of this increased activity is due to the PRT review required of certain High Density and Priority Housing Overlay AUD projects in the pipeline. As seen in Attachment 3 (Significant Development Review Projects), there is a number of large projects in early review including, for example, an approximately 44,000 square-foot retail and market building at 301 E. Yanonali Street, a large mixed-use project at 121 E. Mason Street, and a new hotel proposed at 926 Indio Muerto. Staff is also currently processing three auto dealership projects, including a new luxury car dealership at 350-352 Hitchcock Way, an addition to the BMW/Audi dealership at 402 S. Hope Avenue, and a new dealership at 6210 Hollister Avenue, on Airport-owned property.  
In addition to working on these major development projects, Development Review staff continue to assist in the review of NZO and LCP Update draft documents. 
BUDGET/FINANCIAL INFORMATION:

There is a number of significant work assignments in the Planning Division currently underway and that will continue for the next few years, as noted in this report. Before initiating most new major projects, staff considers current and expected workload, existing staff resources, and concurrence from the City Council on workload priorities of the Division. If additional funding is required to complete a new major project, staff typically returns to a regular Council meeting to discuss a scope of work and seeks appropriation of funds at that time. 
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