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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:

May 8, 2007

TO:



Mayor and Councilmembers

FROM:


Planning Division, Community Development Department

SUBJECT:

Upper State Street Study
RECOMMENDATION:  
That Council adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Approving the Upper State Street Study Improvement Measures; Directing Staff to Return to Council with an Implementation Work Program; and Providing Interim Direction for the Review of Development Projects In the Upper State Street Area.
EXECUTIVE SUMMARY:
The Upper State Street Study is a focused study of the commercial corridor between Highway 101/Calle Real and Calle Laureles to identify near-term improvements to benefit urban design and traffic circulation, and provide interim guidance for development review.
The Planning and Transportation Divisions with two consultant firms conducted a study process that included discussions with five City advisory boards and commissions, preparation of an information booklet and an independent traffic study, a public walking tour, two community workshops, a traffic work session, numerous public comment letters, and a Planning Commission hearing.

The Upper State Street Study Report recommends circulation network improvements and amendments to development standards and design guidelines that could be done within the context of existing City land use and circulation policy. The following statements summarize general direction of the Study:
Urban Design: Maintain and enhance the character of Upper State Street, including the public streetscape, open space, creeks, views, site design, and building aesthetics.

Transportation: Improve traffic, circulation, pedestrian and bicycle connectivity, and parking.

Longer-Term Future: Preserve longer-range future improvement opportunities.
DISCUSSION:
Planning Commission Recommendations
On April 12, 2007, the Planning Commission enthusiastically endorsed the Upper State Street Study on a unanimous vote, and forwarded the Study Report to Council with the recommendations cited above. The Planning Commission made the following clarifications and revisions to the Study, which are reflected in the proposed Council Resolution and its exhibits (attached).
1.
Overall Study Comments
a. Note the linkages between the Upper State Street Study and the key land use issues in the Conditions, Trends, and Issues Report Executive Summary (CDD, September 2005) for the General Plan Update (Attachment 1). The key land use issues are inherent in the three Upper State Street Summary Direction statements for urban design, transportation, and longer-range objectives.
b. Assert the importance of the Upper State Street Study in implementing Circulation Element and Pedestrian Master Plan policies in the Upper State Street area.
2.
Revisions to Recommended Improvement Measures
a. Strengthen the language of Study measures as much as practical (i.e., replace softer language such as “consider”; “encourage”, and “facilitate”).
b. Define what is meant by “sound community planning” for the Upper State Street study area, based on public comment and the Study Report direction for 1) area identify and character, 2) public streetscape, 3) mountain views, 4) open space, 5) creeks, 6) building setbacks, 7) building size, 8) intersection levels of service, 9) mid-block congestion and safety, 10) pedestrian/bicycle facilities, 11) transit facilities, and 12) parking, along with environmental and sustainability issues, to assist decision-makers in reviewing development projects and making findings.
c. Approve Figures 7 and 9 in the Upper State Street Study (Summary Diagrams of Urban Design and Transportation Improvements) for use with the written measures as interim guidance for land use and circulation development until updated policy guidance and direction is provided through the Plan Santa Barbara General Plan Update process.

d. Reject the Study Report suggestion for a development standard allowing a 10-foot front yard setback for the first story portion of a building not exceeding 15 feet in height in the S-D-2 zone; and reaffirm the existing S-D-2 zone requirement of a 20-foot front yard setback for all stories of two- and three-story buildings not exceeding forty-five feet in height.
e. Incorporate a “form-based” approach as part of the Upper State Street Area Design Guidelines amendments.
f. Study a variable or average setback approach for multiple properties within a block based on structural volume, as a potential development evaluation measure as part of the Upper State Street Area Design Guidelines update.
g.
Include a Floor Area Ratio (FAR) measure as one tool for evaluating development projects as part of the Upper State Street Design Guidelines amendments.

h.
Initiate a City outreach process to engage Upper State Street property owners and businesses in a dialogue to discuss financing of improvements and the possibility of forming a business improvement district.

3.
Longer-Term Improvements
Direct staff to proceed with preparing an initial framework for a future La Cumbre Plaza Specific Plan based on the analysis in the Upper State Street Study Report, including identification of all parcels that should be included, and issues to be addressed in the specific plan. Identify all La Cumbre Plaza parcels on Study Figure 10 (Longer-Range Future Improvements).
4.
Implementation Work Program
Set a time frame for completion of amendments to the Upper State Street Design Guidelines within one year.
Other Planning Commissioner and Advisory Board Comments

The following summarizes other suggested changes and additions from Planning Commissioners and advisory boards that received substantial support through the process, and that Staff therefore recommends be made. These additional changes have also been included in the proposed Council Resolution and its exhibits. (See also Attachment 2, Planning Commission Staff Report, which includes a summary of advisory board comments and public comment letters. Draft Planning Commission minutes will be forwarded to Council separately when completed):

Area Identity and Character/ Architecture:  In identifying key characteristics of Upper State Street for the design guidelines, it will be important to identity architectural styles that are supported, and which styles are appropriate within each subarea. (Architectural Board of Review member) 
Consider being generous with the range of acceptable architectural styles in the Upper State Street area to include more contemporary styles, and not be constrained by the Downtown historic styles; and also include guidelines for use of a Santa Barbara palette of natural materials such as sandstone, stucco, and tile. (Planning Commission member)
Modification Findings: Delete Study recommendations for adding a requirement for new findings to approve modifications of setback requirements and to allow 3-story buildings only when the project provides community benefit trade-offs, because the types of benefits identified are improvements and design elements expected to be already provided as part of development in the area per Study direction. (Planning Commission member)
Scenic Views: Clarify language to reference not just view corridors, but the panoramic backdrop of views in the Upper State Street area that provide a sense of place. (Planning Commission member)
Setback Uses:  Provide direction for appropriate land uses within building setback areas as part of the design guidelines update. (Planning Commission member)

Parks: When looking for opportunities for additional open spaces, parks, and plaza amenities, consider various populations that need to be served, including all ages, and both residents and persons that come to shop or recreate, e.g., passive open space, tot lots, skate parks, dog walking areas, outdoor amphitheaters, etc. (Park and Recreation Commission and Planning Commission member)
Creek Protection:  In the first Creeks recommendation (Creeks Protection), include reference to use of water quality best management practices, native plants, and integrated pest management next to creeks. (Creeks Advisory Committee)

Medians:  Design medians to accommodate emergency response as much as possible.  Design the proposed median near Five Points Center with recognition that it is a northern gateway to Santa Barbara. (Planning Commission member)

Bus Pull-Outs:  Design bus pull-outs with adequate transition zones. (MTD Board members)

Long-Term Traffic:  Include reference in the Longer-Term Future section to the preparation of a longer-range traffic analysis scenario (e.g., to the year 2030) that addresses larger regional and freeway issues as part of the General Plan update process. (Transportation & Circulation Committee)

Clarify Applicable Areas:  Clarify that interim guidance for improvement measures applies within the Upper State Street Study Area and locations depicted on the three Summary Diagrams (Study Figures 7, 9, and 10) (Planning Commissioner)

Longer-Term Summary Diagram:  Also include the third Summary Diagram (Study Figure 10 - Longer-Term Future Improvements) as interim guidance for land use and circulation development, to address the third general direction statement:  “Preserve longer-range future improvement opportunities.” (Staff)
Other Analysis and Discussion

Building Size Calculations

The S-D-2 zone currently has the following provision that limits the floor area of three-story buildings to the amount of floor area that could be provided in a two-story building that meets all standards:

“D.3. Building Height. Three (3) stories not exceeding forty-five (45) feet and not exceeding the total floor area of a two (2) story building (thirty (30) feet) which could be constructed on the lot in compliance with all applicable regulations.”

This standard does not address underground parking, or any change in the floor area calculation in the event that a project has underground parking. Recently, projects with three-story components have been proposed with underground parking, and the square footage calculations for two-story buildings on the surface are therefore much larger than would be the case if parking was provided on the surface.

A number of public commenters and several Planning Commissioners have suggested that, as part of the S-D-2 amendments for the Upper State Street Study, it should be specified that when calculating these building size limitations for three-story buildings, the calculation should assume provision of all improvements above ground, so that placing parking underground does not create the ability to increase building floor area.

Comments in support of this change have noted that at the time the S-D-2 zone was created, underground parking was not being done or proposed in the area, so it was assumed that parking would be at the surface and there was no contemplation of the effect on the calculation with underground parking. The overall intent of the S-D-2 provisions were to limit development in order to prevent excessive traffic and air pollution, and the corridor is now back to approaching similar traffic levels.

However, Planning Commissioners and other commenters have also supported underground parking as the preferred option for parking placement, because it provides more space above ground to create high quality projects and more open space. The current method for calculating the S-D-2 floor area provides some incentive for providing underground parking. The proposed change in calculation method would remove this incentive for providing underground parking.
This proposed change to the manner of calculating maximum floor area could substantially affect several pending project applications that propose underground parking, including those for the Sandman Inn, Whole Foods project, and 15 South Hope Avenue project.

The Planning Commission talked about this issue and a majority appeared to be leaning towards calculating the potential floor area of the theoretical two-story building assuming surface parking on the site; however, this change was not included as part of the Planning Commission’s motion or recommendation. Staff will look to Council for direction on this matter.

Planning Commission Staff Report

Please see Attachment 2, Planning Commission Staff Report dated April 4, 2007 for further discussion of the following:

Study and Process Overview

Study Report Recommendations


Public Comment Received


Comments from Advisory Boards and Commissions
Creeks Advisory Committee
Transportation and Circulation Committee
Park and Recreation Commission
Architectural Board of Review
Metropolitan Transit District Board


Issues Discussions

Public Streetscape

Building Setbacks

Scenic Views and Building Heights

Site Design and Parking Location

Form-Based Guidelines

Traffic Congestion/ Intersections and Signals

Traffic Flow vs. Access Convenience

Trails and Easements

Parking Improvements

Longer-Term Improvements and Citywide Programs

Implementation and Funding


Pending Projects

Urban Design Issues

Traffic Analysis and Mitigation


Environmental Review


Consistency with City Policy Plans

Measure E – Charter Section 1508 Growth Control

Land Use and Housing Elements

Circulation Element and Pedestrian Master Plan

Open Space and Conservation Elements
BUDGET/FINANCIAL INFORMATION:
It is anticipated that Study measures would be implemented gradually over time through private development projects, City programs, and public/private partnerships as opportunities arise and funding becomes available. Questions about the feasibility of improvements, including availability of funding and means of financing improvements, have been raised throughout the study process by Staff, the Planning Commission and other advisory boards, and the public.

It is recommended that staff be directed to return with a work program for initial measures to implement improvements, that will include more information on estimated costs, financing, priorities, and timelines. The following summarizes implementation components and financing considerations.
Document Amendments. Amendments to ordinances, design guidelines, and other policy documents require staff time and funding for consultants.

City Programs. Programmatic measures require staff time and funding for consultants. These include automated traffic control management, traffic volume monitoring, working with current landowners and businesses to establish shared access and parking improvements, pursuing signal modifications and pull-out priority for buses; outreach program to discuss improvement financing options; and any increased level of effort for ongoing City programs, such as sidewalk maintenance, sidewalk in-fill, bicycle hitching posts, etc.

Capital Improvements. Physical public improvements would be added to the City capital improvement program, and private or public funding sources would need to be identified. Costs would include staff and contractor costs for project design, right-of-way/dedications, and construction. Priority for improvements would be established among improvements throughout the City. For projects on the city capital improvements program list, the process for improvement design and implementation would generally start with a study of right-of-way locations and dedications.
Private Development Implementation and Funding. As opportunities arise, some improvements could be funded and implemented through site redevelopment projects and/or to offset project impacts.

Development Traffic Fees. A development fee program for traffic could be considered. However, with the non-residential growth limitations of the Measure E provisions, most developments are replacing existing buildings and not resulting in substantial increases to traffic trip generations or building square footage, so such a fee program would not be expected to generate sufficient funds for the identified improvements. A broader, citywide study to examine development impact fees and other municipal financing mechanisms is underway as a part of the Plan Santa Barbara General Plan Update process and will examine this issue more thoroughly.
Business Improvement District. Establishment of a business improvement district (BID) similar to the downtown business district could occur if agreed to by a majority of business and land owners, possibly to finance streetscape improvements and maintenance.

Transportation Grant Funding. Grants to fund road network improvements could be sought from various sources, including Measure D, the Traffic Congestion Relief Programs; the Surface Transportation Program, the State Gas Tax and Motor Vehicle Subventions, and Safe Routes to School. With no current public reauthorization of the local Measure D sales tax measure, it is unclear how much funding will be available in the future.
SUSTAINABILITY IMPACT:

At the time of City Council initiation of the Upper State Street Study (April 2006), the scope of analysis for the Study was intentionally focused on urban design and transportation issues, and it was recognized that larger policy changes on sustainability issues would be deferred to the citywide Plan Santa Barbara General Plan Update process.
Nevertheless, many of the recommendations in the Upper State Street Study are compatible with, and would promote and implement environmental and sustainability principles, including the following:

· Increased landscaping, parkways, and open space, and scenic view protection
· Pedestrian and bicycle facility improvements and connections

· Creek protection and restoration

· Traffic congestion improvements/ air quality benefits
· Transit service and facility improvements

· Parking efficiency management and mixed use policies

RECOMMENDATION:
Taken together, the Study Report recommendations, as amended by the Planning Commission, would reaffirm, clarify, and refine the S-D-2 development standards that provide for lower intensity of development, and would identify improvements to benefit traffic, circulation, and parking.

The Planning Commission and Staff recommend that City Council adopt a Resolution to:
1.
Approve the Upper State Street Study Report improvement measures for urban design and transportation improvements;

2.
Direct staff to return to Council with a work program for implementing improvements; and
3.
Provide interim direction for review of development projects in the Upper State Street study area.

NOTES:
Copies of the Upper State Street Study Report were forwarded to Council members when the report was released in early March 2007.
Exhibits B, C, and D of the Resolution have been provided to Council under separate cover and are available for public review at the Mayor and Council office and the City Clerk’s office. 
Copies of Upper State Street Study Report and related documents may be viewed or downloaded from the City Upper State Street web page at www.SantaBarbaraCA.gov (Under Quick Links, click on Major Planning Efforts, and then Upper State Street), or may be picked up at the City Planning Division office at 630 Garden Street (805-564-5470).

NOTE:  The attachments to this CAR are available for review in the City Clerk’s Office.

ATTACHMENTS: 

1.
Excerpt from Conditions, Trends and Issues Report, Executive Summary, September 2005


2.
Planning Commission Staff Report of April 4, 2007

PREPARED BY:
Barbara Shelton, Project Planner

SUBMITTED BY:
Paul Casey, Community Development Director 
APPROVED BY:
City Administrator's Office
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