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CITY OF SANTA BARBARA

COUNCIL AGENDA REPORT

AGENDA DATE:

October 31, 2006

TO:



Mayor and Councilmembers

FROM:


Community Development Department, Planning Division

SUBJECT:

Housing Strategies For Priority Implementation
RECOMMENDATION:
 That Council:
A. Initiate amendments to the Inclusionary Housing Ordinance and Condominium Conversion Ordinance;
B. Refer the ordinance amendments to the Housing Policy Steering Committee, Planning Commission and Ordinance Committee for recommendations and public input; and

C. Initiate background analysis for future consideration of development impact fees for housing, open space and transportation for public consideration during the SB 2030 process.
DISCUSSION:
 

Background

On September 19, 2006, Council and Planning Commission held a joint worksession addressing housing policy considerations.  These joint worksessions, held semi-annually,  often include a review of the Planning Division workload as well as discussion of policy issues.  The focus of the recent worksession on housing strategies was in response to an appeal heard at the Council regarding an application for demolition of ten existing apartments and construction of a nine-unit condominium project (85 N. La Cumbre).  The appeal raised questions about the City’s implementation of Housing Element policies for conserving existing housing stock and encouraging new rental housing development.
The discussion among the Council, Planning Commission, and the public was productive and thorough.  The group reviewed the prior efforts of the Housing Action Task Force and Housing Element implementation as directed by the Housing Policy Steering Committee, and the list of completed strategies is impressive.  However, the group agreed that more can be done to further these important city housing policies, and called for immediate action.  At the same time, it was recognized as essential to balance these housing concerns with the need to move forward with SB2030 and complete the Upper State Street Study.  Council directed Staff to return with a list of actions that would be initiated very soon, while proceeding with the plan to start the SB2030 process early next year.

Actions to Initiate Soon
1.
Complete the Tenant Displacement Assistance Ordinance (TDAO) process. This is scheduled for an Ordinance Introduction hearing on November 14, 2006.  Following adoption there will be several months of implementation actions including education of affected community members and staff.

2.
Initiate amendments to the Inclusionary Housing Ordinance and address such issues as: the threshold project size in terms of number of units (reducing from 10 to a lower number); the percentage of project units that would be required to be affordable (increase from 15%); changes in the in-lieu fee structure; changes in the income level targets for affordable units; and addressing the relationship of this ordinance to the City’s bonus density program.


Based on our experience in developing the Inclusionary Housing Program (IHP), this will not be an easy process.  As before, it will be important to bring the full range of interested parties to the table to understand the possible consequences and outcomes of IHP requirement changes.  Increasing the requirements is not likely to result in the general agreement and support for the IHP that was reached when the program was initiated.

3.
Initiate amendments to the Condominium Conversion Ordinance to address consistency with the TDAO and the two-step process of approving apartments and then conversion to condominiums.  To broaden the scope to also look at limiting the number of conversions per year and exceptions would consume considerably more effort and time, therefore, it is not recommended at this time.

4.
Notify applicants of concerns regarding larger unit sizes. Following the joint worksession, the Planning Commission held a lunch meeting discussion to further explore their concern about larger condominium units.   The Planning Commission would like some immediate action taken to address this concern, and a number of ideas were considered (such as requiring Planning Commission review of all projects with condominium units of 2000 square feet or greater).  Among the suggestions is that Staff advise applicants as early as possible in the review process (and at all levels of the review process) of a concern with larger unit size particularly when using the variable density standard (e.g., a one-bedroom unit that is 2000 square feet).  This concern was briefly discussed at the joint worksession, but addressing it presents larger questions with regard to development standards and density in the multiple-family and commercial zones, which would be more appropriate to consider as part of the SB2030 process.  Therefore, Staff is open to the suggestion that the Planning Commission first deal with the issue by communicating the concern and offering advice, rather than by initiating amendments to the zoning ordinance.

5.
Initiate a study of possible Development Impact Fees. In response to interest expressed at the Council and Planning Commission worksession, Staff recommends that we begin a Development Impact Fee Study to assess the potential suitability of such a fee for the City of Santa Barbara.  The objective of such a fee would be to mitigate the impact of new development on existing housing, open space, and transportation resources.  The scope of the study would include:

· A review of similarly sized California cities that have adopted development fees, a summary of the respective key components, e.g., basis for the fees, nexus rationale, fees generated, types of projects (any new unit, over a certain size) etc., relative outcomes to date, and possibly lessons learned;

· Analysis of alternative fee structures for Santa Barbara, including circumstances specific to Santa Barbara, (e.g., housing costs, recent development trends, Measure E, etc.), potential revenue generation and possible unintended consequences;

· Recommended alternatives for possible short-term implementation and long- term consideration as part of SB 2030.

Housing Policy Steering Committee and Next Steps 

The Housing Policy Steering Committee consists of three members each of the Council and Planning Commission.  Current members are: Councilmembers Barnwell, Schneider and Falcone, and Planning Commissioners Jostes, Mahan, and Jacobs.  Staff suggests that the Steering Committee meet and review the approach and extent of the issues to be explored in the proposed amendments.  Staff intends to schedule an initial meeting before the end of this calendar year.  The time frame for the work program would be presented at that meeting, as well as further discussion on scope, if necessary.
Public dialogue will be important for both ordinances, and Staff suggests that meetings with the Steering Committee would be a good forum for that discussion.  Following the public input and direction from the Steering Committee, Staff would schedule a public hearing before the Planning Commission, and then a review by the Ordinance Committee before returning to Council for an Introduction hearing.
Workload Impacts

The Planning Division continues to have a heavy workload associated with current planning applications and a number of special studies.  Details on these work programs were not presented at the recent worksession, but will likely be reviewed in February or March at the next joint worksession.  

The approach has been to “clear the decks” to prepare SB 2030.  However, we also recognize need to be responsive to major community issues at hand such as the Upper State Street Study and this desire to further implement Housing Element policies.  Long Range Planning Staff took on the Upper State Street Study, and have been working extensively and almost exclusively on it for the last eight months.  We continue to expect that effort to be significant through the first part of 2007, as we explained to Council when the study was initiated.
Staff is exploring a number of ways to shift priorities and perhaps rely more on outside professional services.  Initiating these housing strategies and the scope of issues examined will affect the SB2030 work program, but impacts to it and other studies will be reduced as possible by adjusting priorities and schedules.

BUDGET/FINANCIAL INFORMATION:
 

At this time, Staff does not anticipate a budget or financial impact to begin this work.  The Inclusionary and Condominium Conversion Ordinance amendments will be completed using existing in-house staff.  In the event that outside economic analysis is needed, it may be necessary to return to Council.  The fee study will use existing funding already appropriated for the SB2030 process.
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Bettie Weiss, City Planner

SUBMITTED BY:
Paul Casey, Community Development Director
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