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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:

September 19, 2006

TO:



Mayor and Councilmembers




Planning Commission
FROM:


Planning Division, Community Development Department

SUBJECT:

Special Joint Worksession Of Council And Planning Commission Housing Policy Considerations – Past, Present And Future
RECOMMENDATION:
 
That Council and Planning Commission discuss housing policy priorities and identify ordinance amendments and other strategies for possible immediate action or to be addressed in the SB 2030 process.
DISCUSSION:
 

The consideration of housing goals, policies and programs has consistently been a top priority in Santa Barbara’s community planning efforts.  Ways in which City actions can shape community character and affect people’s homes and neighborhoods continue to be at the center of our work, and will continue to be so.  Last month, following a Council appeal hearing on a project involving demolition of rental housing and construction of new condominiums, Council requested that a meeting be scheduled to address affordable housing issues, and particularly rental housing.
Background:

In preparation for this worksession, Staff considered the matter broadly, and found that the City organization and community have consistently had meaningful planning processes that result in a variety of effective programs that address a wide range of housing needs and opportunities.  From a general philosophical standpoint, City policies and programs have encouraged housing development of all types, creating incentives for private sector multi-family housing (including condominiums) in and around downtown Santa Barbara, and mixed-use projects in commercial areas.  The emphasis on residential development in commercial zones became more pronounced as the City acted to limit the amount of new commercial growth in 1990 (Measure E / Charter Section 1508).   

There has been an emphasis on supporting the production of affordable housing (City subsidized, deed restricted), and the City has had many successes and partners, including non-profits, community based organizations and for-profit developers.  Although the importance of affordability of existing older housing stock and conservation of rental housing from a policy level is frequently expressed, there are few zoning standards that directly promote this needed housing.  Further, although housing development is monitored and reported regularly, the City does not employ explicit mechanisms (e.g., zoning regulations) to pace or prioritize development of specific housing types.  The condominium conversion ordinance has some provisions to limit conversions but the ordinance exceptions have restricted its effectiveness.

In 2006, the City is looking at a cumulative number of pending multiple-unit housing developments that is unprecedented since the early to mid-1980s.  Much of the development is in commercial zones, replacing commercial buildings that are no longer as economically attractive as housing.  Another trend is the replacement of older housing stock in residential neighborhoods with new housing, often condominiums.  Given the cost of land and construction in the City of Santa Barbara, new housing, whether condominium or rental units, will always end up being more expensive and less affordable than the housing it replaces unless the price is controlled or subsidized.
It may be that we have reached a point where our Housing Element implementation priorities must shift away from encouraging all new housing growth to a program that limits developments to those better matched to community needs. Other approaches could also include limiting large market-rate units.  This shift should not be taken lightly.  A keen eye must be kept on the State requirements to be sure that vital funding for our Affordable Housing programs is not jeopardized, or that new regulations do not result in other unintended consequences and disincentives, such as demolitions that leave vacant land and poorly maintained neighborhoods.

The City’s housing policy work and special studies have included the: Housing Element (2003-04), Housing Action Task Force (2001), RV Task Force (2002), and Housing Policy Steering Committee (2002-05).  Many good ideas came out of these efforts (see Attachments 1 and 2).  Quite a few ideas became policies with the Housing Element; some ideas were tested and found to be infeasible; some got major support and were implemented; and others, although they may have merit, were not prioritized for action and were put on a list of potential future actions.
Actions:  Recent Past and Present:

Several priority strategies have been further studied and implemented in the last few years to address a range of housing concerns, including: 
· R-2 Accessory Dwelling Unit, Rentals on Lots Between 5000 & 6000 s.f.
· Inclusionary Requirements for Condominiums and For Sale Projects
· Neighborhood Preservation Ordinance and Design Guidelines
· Demolition Ordinance, Historic Surveys and Districts
· Revisions to the Affordable Housing Handbook & Bonus Density Program

· SRO Project and Building Code Amendment for Unit Size
· Jobs/Housing Mitigation Study

· Reasonable Accommodation Ordinance changes initiated

· Tenant Displacement Assistance Ordinance
· RV Ordinance 

· Shelter Expansion

· Land Banking, Feasibility Studies
· Funding & support for a number of major affordable housing projects
· Many, many other HE strategies reflect ongoing programs in the Community Development Department, e.g.,. mixed-use, infill, code enforcement for illegal and substandard construction, Proposition 26 funding, home rehabilitation loans, etc. 

Staff recommends that Council, Planning Commission, and the public review the entire Housing Element Goals Chapter addressing: 1) Housing Opportunities; 2) Conservation and Improvement of Existing Housing; 3) Neighborhood Compatibility and Improvement; 4) New Housing Development; 5) Reduction of Governmental Constraints; 6) Regional Cooperation and Jobs/Housing Balance; and 7) Public Education.  However, for purposes of this meeting, Staff has provided the Goals Chapter of the Housing Element as Attachment 3. 

Future Direction:

Councilmembers and some members of the community have expressed an interest in undertaking immediate action to revise housing programs and ordinances related to affordable housing and preservation of rental housing stock prior to the General Plan Update (SB 2030), which will begin in early 2007.  These could include:
· Revising the Inclusionary Ordinance to result in more affordable housing units as part of market condominiums and subdivisions.  Issues that could be considered in an amendment include: 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; as well as addressing the relationship of this ordinance to the City’s bonus density program.
· Expanding the income range in the middle income and upper middle income categories and adding income ranges up to 260% of the Area Median Income.  This was recently discussed as Council was considering the project at 535 E. Montecito Street. 
· Revising the Condominium Conversion Ordinance.  That process could address such issues as: the time requirement for new rental units to wait before proposing conversion; tenant assistance provisions; and quota exceptions.
This worksession is a good opportunity for an open discussion on the types of issues to be explored in SB 2030.  Also, we can discuss whether Council wishes to direct Staff to adjust workload priorities within the Planning Division and pursue ordinance amendments and/or other approaches as immediate actions preceding the community participation planning with SB 2030.  It is imperative to carefully consider workload and priorities, to balance the need and desire for immediate action versus the need and importance of allowing the City to finish current priorities (Neighborhood Preservation Ordinance, Historic Neighborhood Surveys and Districts Designations, Upper State Street Special Study, etc) and begin the community dialogue on SB 2030, which will likely involve many of the same issues.  

If Council does wish to change workload priorities, the City Administrator would schedule an action item on a future agenda for Council to provide direction on the initiation of immediate assignments to respond to today’s discussion.

ATTACHMENTS:
1.
Housing Action Task Force (HATF) Draft Issue Paper, 


Oct. 2001
2. HATF Recommendations, Dec. 2002
3. Housing Element 2004, Goals Chapter
PREPARED BY:
Bettie Weiss, City Planner

SUBMITTED BY:
Paul Casey, Community Development Director

APPROVED BY:
City Administrator's Office
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