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2007 Amendment to the Central City Redevelopment Plan

Report to the City Council

INTRODUCTION

On November 14, 1972, the City Council of the City of Santa Barbara (City Council) adopted Ordinance 3566 that established the Central City Redevelopment Project (Project Area). Redevelopment of the Project Area is governed by the Central City Redevelopment Plan, adopted on November 14, 1972, and amended on August 30, 1977 by Ordinance No. 3923, December 16, 1986 by Ordinance No. 4438, December 6, 1994 by Ordinance No. 4894, November 24, 1998 by Ordinance No. 5098, January 12, 1999 by Ordinance No. 5089, April 27, 2004 by Ordinance No. 5314, June 14, 2005 by Ordinance No. 5363, and June 6, 2006 by Ordinance No. 5388. The Project Area encompasses 805 acres of property, which is approximately 6.0% of the total acreage in the City. The Project Area includes residential, public, and commercial land uses generally located between Highway 101/Castillo Street and Santa Barbara Street/Milpas Street, from Victoria Street to Cabrillo Boulevard and the Pacific Ocean. Exhibit 1 presents a map of the boundaries of the Project Area.
Within the established boundaries of the Project Area are situated many places, facilities and land uses of major significance to the past, present and future life of the City and its people.  The Central Business District, the Historic Area (including the site of the original Spanish Presidio), the beach and harbor, recreation places, civic centers (including the City Hall and County Courthouse), permanent housing for a wide spectrum of income levels and lodging for the many people who visit the city, are all located within the Project Area boundaries.  It is the intent of the Redevelopment Plan, and the activities pursued under its authority, to plan, design and execute such activities so that the area's future will be a reflection of its rich history with a full and complete respect for the vital economic and service role which the area performs for the entire City and South Coast Region of Santa Barbara County.

The Plan provides the Redevelopment Agency of the City of Santa Barbara (Agency) with a variety of tools to effectuate redevelopment of the Project Area. Although it has been sparingly used, the ability to acquire property through eminent domain has been an effective tool to facilitate the Agency’s initiatives, including the Paseo Nuevo project. Other prominent redevelopment efforts include development of a waterfront park, renovation of the railroad station, street improvements, and parking lot construction. While the Agency does not have specific plans to use eminent domain to acquire property at this time, preserving this power will be important to completing future redevelopment projects involving land acquisition.

In 1986, the California Community Redevelopment Law (Law) required redevelopment agencies to set a 12-year limit on the commencement of eminent domain proceedings, thereby causing the Plan’s existing eminent domain authority to expire on December 31, 1998. The Agency undertook a plan amendment effort as prescribed by Law and extended the eminent domain authority time limit from August 30, 1998 to August 30, 2007, which was the end date of the Plan at the time the extension was adopted. An alternate approach would have extended eminent domain authority for the full 12-year increment through August 30, 2010, or the expiration of the Plan, whichever were to be sooner.

The Plan itself was amended in 1999 to extend its life from 2007 to 2012.  Since that time, it has been extended by three one-year Education Resource Augmentation Fund (ERAF) program extensions, from 2012 to 2015.  Unless further extended, the Plan will expire in 2015.

This document is the Agency’s Report to the City Council (Report) on the proposed Amendment and has been prepared pursuant to Section 33333.4(a) of the Law. 

The purpose of this Report is to provide the information, documentation, and evidence required to support the adoption of the Amendment. This information, documentation and evidence are provided to assist the Agency Board and City Council in making the various findings in connection with adoption of the Amendment and its consideration of the Amendment.

Findings Made at Plan Adoption

When originally adopting the Central City Redevelopment Plan, the City Council included among its determinations and findings that:

●
The project area designated in the Central City Redevelopment Plan is a blighted area, the redevelopment of which is necessary to effect the public purposes as set down in Part 1 of Division 24 of the California’s Health and Safety Code (Community Redevelopment Law); 

●
The Central City Redevelopment Plan is designed to and will redevelop the project area in conformity with the provisions of Part 1 of Division 24 of the California Health and Safety Code, and said Redevelopment Plan is in the interests of public peace, health, safety and welfare; 

●
The Central City Redevelopment Plan is in conformance with the General Plan of the City of Santa Barbara;

●
The carrying out of the Central City Redevelopment Plan is designed to and will promote the public peace, health, safety and welfare of the community and will effectuate the purposes and policies set forth in Part 1 of Division 24 of the California Health and Safety Code; and

●
The activity of condemnation and acquisition of real property provided for in the Central City Redevelopment Plan is necessary to the execution of the Redevelopment Plan and all proper and adequate provisions have been made for payment of property to be acquired as provided by law. The Redevelopment Agency of the City of Santa Barbara has a feasible method or plan for the relocation of families and persons displaced, if any families or persons are temporarily or permanently displaced from housing facilities in the project area.

This current report provides substantial evidence that significant blight remains in the Project Area and that blight cannot be eliminated without the authority to employ eminent domain as a last resort.

REPORT

The contents of this Report are presented in 6 sections as follows:
Section A -
Eminent Domain Process
Section B -
Description of the Physical and Economic Conditions Existing in the Project Area

Section C -
Eminent Domain Proceedings Time Extension and Required Blight Findings
Section D -
The Relocation Plan

Section E - 
General Plan Conformance
Section F -
Environmental Review
SECTION A

Eminent Domain Process
This Section addresses the reasons for the Amendment only, as the Amendment does not add area or propose any additional projects not already authorized in the existing Plan. The Amendment would amend Section 402 of the Plan by extending the Agency’s power of eminent domain to August 30, 2019, or the expiration date of the Plan, whichever is sooner. Exhibit 2 is the proposed Amendment text that would extend the Plan’s eminent domain time limit accordingly.

If the Agency contemplates acquiring real property through condemnation, it must take the following pre-condemnation actions: it must have the property appraised prior to initiating negotiations (the owner is advised and may meet with the appraiser); the owner then has the opportunity to obtain an independent appraisal prepared at Agency expense up to $5,000; the Agency must make every reasonable effort to acquire the property through reasonable negotiation; and it must offer the owner the full amount  of the appraised value as just compensation. The offer to the property owner must be accompanied by a written statement of basis for the just compensation. Additionally, relocation assistance conforming with adopted polices and the Law must be extended to displaced occupants or businesses.

If negotiation is unsuccessful, the Agency’s condemnation steps would include giving formal notice to the property owner, holding a hearing at which the property owner can be heard, and making findings in a resolution of necessity that must be adopted by a two-thirds vote of the Agency Board. The resolution of necessity would include the following findings:

●
That the public interest and necessity require the project

●
That the proposed project is planned and located in such a way as to do the greatest public good and the least public harm
●
That the property to be acquired is necessary for the project
●
That the property owner has been offered just compensation
The property owner would have the right to legally contest the condemnation action on procedural grounds, on the validity of the findings in the resolution of necessity (particularly the validity of the public purpose justifying the taking), and on the level of compensation. Courts look closely at the appropriateness of compensation based on highest and best use and on various valuation techniques. The result can be a reversal of the taking or an upward adjustment of the compensation amount.

The ability to acquire property by eminent domain is an important tool to preserve as a last resort in accomplishing critical redevelopment projects when all reasonable negotiation measures fail. The Agency has historically treated eminent domain as such a last resort tool, and it is reasonable to expect that the extended eminent domain authority would be held to a similar standard.

The Amendment will provide the powers needed to continue to eliminate and prevent the spread of blighting conditions and to conserve, rehabilitate, and redevelop the Project Area in accordance with the Plan. Although the Agency may be able to facilitate some blight removal and prevention without the use of eminent domain, in other instances, the use of condemnation powers may be necessary to augment federal projects (e.g. Mission Creek Improvements by the Army Corps of Engineers) or other projects that have a public purpose and serve to eliminate blight.
SECTION B

Description of the Physical and Economic Conditions Existing in the Project Area 
At the time that the Plan was adopted for the project area, a number of factors characterized the physical blighting conditions within the Project Area:

●
Land parcels of inadequate size to meet parking demand on site in some area;
●
Incompatible land uses in the Waterfront area;
●
Structures that were deteriorated or of inadequate size for existing standards;
●
Buildings needing seismic reinforcement;

●
Congested streets and inadequate public parking facilities in some areas;

●
Lack of restroom facilities; and
●
Inadequate public improvements

Over the past 30 years, the Agency has successfully mitigated some of the identified blighting conditions through implementation of various redevelopment initiatives, including Paseo Nuevo, the waterfront park, parking lots off State Street, railroad station renovations, and street improvements. However, continued redevelopment progress will be contingent upon the Agency’s ability to utilize redevelopment tools to renovate, rehabilitate, reconstruct and acquire additional Project Area properties. By extending the time frame to employ eminent domain, as a last resort to acquire property, the Amendment would permit the Agency to more effectively remove persistent blighting conditions in the future.  

Examples of remaining blight conditions include the following:

Outdated or Inadequate Public infrastructure

· In West Downtown, deteriorating sidewalks and a deficiency of pedestrian lights contribute to an unsafe condition for pedestrians and those living and working in the area;
· Deteriorated sidewalks with inadequate lighting in the Downtown area;
· Deficiency of trash and recycling facilities;
· Antiquated and seismically-unsafe structures, including City Fire Station #1, the Carrillo Recreation Center, Westside Community Center and East Cabrillo Arts building;
· Continuation of sidewalk bulb-outs on Chapala to enhance pedestrian safety and a walkable environment;
· Parking deficit in the Waterfront area;
· Deficiency of public restrooms Downtown - Restroom renovations and the construction of new public restrooms will provide much needed facilities to serve people enjoying the many recreational and commercial opportunities in the Downtown and Waterfront areas. The existing facilities are in a dilapidated condition, and their renovation will prevent blight that begins with the degradation of infrastructure.  Providing new restroom facilities in the Project Area will increase the vitality of the area and eliminate blighting influences;
· Outdated vehicular bridges over Mission Creek in the West Downtown neighborhood;
· Acquisition and development of property for public paseos in the State Street corridor Downtown for an enhanced walkable environment and pedestrian safety;
· Replacement of the existing, outmoded public transit center;
· Capital facilities that provide assistance and services for the homeless.  

General enhancement of recreational facilities and the provision of increased recreational opportunities within the Project area will increase the vitality of the area and address blighting conditions, including countering youth violence that can be the product of the lack of recreational facilities and programs for residents in and adjacent to the Project Area. Heightened preservation consciousness will address the Project Area goal of preserving the integrity of structures and places that are architecturally or historically significant.

Enhanced public sidewalks will forestall blight that begins with the degradation of infrastructure. Public infrastructure improvements enhance the Project Area and make it more attractive for locals and visitors. Plans that identify improvements that will enhance the viability of a given area can be expected to contribute to blight reduction. Related development and infrastructure improvements will enhance the surrounding area, encouraging more activity by locals and visitors and strengthening Downtown as the retail, financial, and cultural core of the south coast.

Public parking improvements will increase the vitality of the Project Area by improving access to shopping, dining, civic and entertainment venues.

Missing Recreational/Cultural Opportunities for Project Area Residents

· Shortage of open/park space in the West Downtown area - Providing parks and open space areas in the Project Area will increase vitality, improve aesthetics and eliminate blighting influences, such as youth violence indicated above
· New 300-seat theater to complete arts infrastructure in Historic Cultural District

· Back-of-the-house arts workspace for existing cultural venues and for small community arts groups, including underserved youth

· At-risk and deteriorated historically-significant properties will be lost without acquisition/renovation/preservation activities to keep historic context of Downtown

·  Possible development of a Children's' Museum to provide educational opportunities to youth in the project area

· Educational, recreational and cultural facilities on RDA's Waterfront properties

· Waterfront recreational facilities for Project Area residents, especially youth, on West Beach

· Deteriorating harbor infrastructure in need of renovation

Enhancing the City’s cultural arts venues and preserving the City’s vibrant arts community will benefit the Project Area and the community culturally, socially, and economically. Cultural development will bring desirable activity to the Project Area, resulting in increased tax increment and greater patronage of stores, restaurants, and hotels in the area. Increased vitality will reduce and forestall the blight associated with building vacancies and declining retail sales, especially within the City’s Cultural Arts District.

Lost Economic Development Opportunities Due to Real Property Conditions
· Poorly-planned and under-utilized downtown properties that could be acquired and developed as mixed-use projects that would provide such critical benefits as transit-oriented development, low and moderate income housing, paseo connections, and community facilities for child care, public meeting space, bike stations, car share, etc.
· Inefficiently-shaped commercial land parcels fronting on State Street that constrain practical commercial leases, especially by local businesses. Mid-block uses such as public parking, paseos, and placitas are also impacted.
Pursuing general redevelopment projects within the Project Area will promote economic development, increase the vitality of the area and eliminate blighting influences.

Insufficient Housing
· Insufficient housing for the community’s required workforce, particularly retail and service employees. This condition leads to overcrowding, illegal dwelling units, lack of proper investment in existing rental inventory, and rent gouging

· Inadequate housing for critical public safety workers and mid-level workers in key industries that serve the Project Area

· Inadequate supportive housing for the mentally ill and chronically homeless, with the result that the homeless dwell on the streets of Downtown and in the Waterfront recreational facilities and impact visitation of those areas by visitors and locals
Depending on the location, Agency acquisitions and dispositions of real property for development purposes could contribute to the reduction of blight by bringing new development to the Project Area. 

SECTION C
Eminent Domain Proceedings Time Extension and Required Blight Findings

Eminent Domain Proceedings Time Extension
Section 33333.4(a) of the Law includes provision for time extensions of up to 12 years at a time for an agency’s eminent domain proceedings for final redevelopment plans adopted prior to October 1, 1976.  The City of Santa Barbara Central City Redevelopment Plan was adopted on November 14, 1972, and therefore is eligible to extend its eminent domain authority for periods up to 12 additional years to acquire property within the Project Area and outside the Project Area as permitted by law and with concurrence of the City Council..

Required Blight Findings

The eminent domain authority time extension can be accomplished through a City Council ordinance amending the Redevelopment Plan after the Agency, based on substantial evidence, makes the following findings:

· That significant blight remains within the Project Area; and 
· That this blight cannot be eliminated without the use of eminent domain

The project categories described in the preceding section illustrate the variety of programs in which the resources of the Agency have been, and will continue to be used until Plan expiration, to address blight and blighting influences in the Project Area. For 30 years, the Redevelopment Agency has been generally successful combating blight, with eminent domain authority used as a last resort, among its available tools. The most recent and most successful use of eminent domain authority resulted in the development of the Paseo Nuevo mall which has served as a catalyst for rejuvenation of the Downtown commercial district. By making the findings above, the Agency Board will maintain its current ability to combat blight and blighting influences with eminent domain utilized as a last resort method.

SECTION D
The Relocation Plan

Section 33411(a) under Article 9 - Relocation of Persons Displaced by Projects requires that an agency prepare a feasible method or plan for relocation of families and persons to be temporarily or permanently displaced from housing facilities in the project area. The Agency is obligated to prepare a relocation plan for any specific future project or program that would result in residential displacement.
As stated in Section 410 of the Redevelopment Plan, all relocation procedures employed by the Agency shall be in compliance with all applicable State laws and regulations covering such relocation and with the Relocation Plan of the Agency.

SECTION E
General Plan Conformance

Because the proposed Redevelopment Plan Amendment does not include any change in the Redevelopment Plan affecting the City’s General Plan or the redevelopment activities authorized under the existing Redevelopment Plan, and only extends a time limit to continue the use of eminent domain, the Redevelopment Plan as proposed to be amended remains in conformance with the City’s General Plan.

SECTION F
Environmental Review
For the eminent domain authority time extension Plan Amendment in 1998, an Initial Study/Environmental Checklist ENV98-0360 was prepared pursuant to the California Environmental Quality Act (CEQA) guidelines, which found that the proposed Amendment to extend the time limit of the Plan’s existing eminent domain authority would not have a significant adverse impact on the environment. As such, on August 20, 1998, a Negative Declaration for the proposed Amendment was completed and made available for public inspection. On November 17, 1998, the City Council and Agency Board conducted a public hearing to receive testimony on the proposed Amendment to the Redevelopment Plan for the CCRP and adopted, by reading of title only, a Resolution of the Redevelopment Agency of the City of Santa Barbara Approving the Negative Declaration for the proposed eminent domain authority time extension Plan Amendment. On November 24, 1998, the City Council approved the eminent domain time extension, adopting Resolution No. 98-156 and Ordinance No. 5085.

The current Plan Amendment to extend the Agency’s eminent domain authority involves no other changes to the Plan other than the extension of the existing authority to use eminent domain from August 30, 2007, through August 30, 2019, or the end date of the Plan, whichever is sooner.

CEQA Guidelines Section 15164 allows for preparation of an Addendum to a previous negative declaration if only minor changes or additions are necessary to make the prior document adequate for the current project. An addendum to Negative Declaration ENV98-0360 for the Redevelopment Agency of the City of Santa Barbara, Proposed Redevelopment Plan Amendment (MST2007-00273), has been prepared in accordance with CEQA Guidelines Section 15164 and is attached as Exhibit 3 along with the original Negative Declaration. The environmental review has been deemed complete.
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