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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
June 22, 2010
TO:
Mayor and Councilmembers

Planning Commission
FROM:
Planning Division, Community Development Department
SUBJECT:
Joint Council and Planning Commission Work Session: Plan Santa Barbara General Plan Update 
RECOMMENDATION:  
That Council hold a joint work session with the Planning Commission to receive a status report on the Plan Santa Barbara (PlanSB) General Plan Update process, discuss key decision points, and provide direction on Planning Commission policy recommendations. 
DISCUSSION:
Plan Santa Barbara General Plan Update - Status
At the last joint work session on February 11, 2010, the Council was briefed on the status of PlanSB General Plan Update.  The briefing included: 
· Goals, Progress, Framework, Deliverables, Timeline

· Areas of Agreement/Unresolved Issues

· Results of Updated General Plan

· Growth Alternatives Analysis

· Refinements to PlanSB “Project”

· Budget
Since the release of the draft General Plan Update document and associated Draft Environmental Impact Report (DEIR) on March 18th, the Planning Commission has held four meetings to hear from the community, deliberate, and develop their preliminary policy recommendations.  These preliminary recommendations are set forth below for Council review and input to staff and the Planning Commission in order to complete the final recommendations this fall.  

The two Planning Commission staff reports and related presentations for April 28th & 29th, May 6th, and June 3rd, have been forwarded to Council under separate cover.   In addition, a Council reading file has been created with all public comments received from agencies, organizations and individuals during the 60 days review period that closed May 17, 2010; these comments are also available on the YouPlanSB.org website.  For a complete list of all those who commented see Attachment 1, Draft GPU and DEIR Public Comments Received 5-17-10. 
The purpose of this work session is two-fold.  On June 22nd at 6:00 p.m., the Planning Commission and staff will brief the Council on the status of the Plan Santa Barbara and hear public comment.  On June 23rd at 1 p.m., Council will discuss the key decision points and provide direction on the Planning Commission policy recommendations as outlined below.
Planning Commission Recommendations

The Planning Commission has unanimously affirmed the sustainability framework and sustainability principles that have guided this update to the General Plan (see pp. 23-28, Santa Barbara General Plan, Draft for Public Review, March 2010).  Their package of recommendations outlined below is extracted from the General Plan Update policy document and DEIR, and represents the key decisions that are needed to move forward.  
The full Commission has discussed and supported these items as a majority. The final straw poll on this recommendation package was 5 to 1 in favor, with Commissioner Lodge dissenting and Commissioner Jacobs absent at the time of the vote.     
Hybrid Approach: Selecting the best components from each of the four growth scenarios analyzed in the DEIR, the Planning Commission is forwarding a package of key policy recommendations that meet the following criteria:

· Mitigate environmental impacts to the maximum extent feasible;

· Maximize the achievement of Plan Objectives set forth in the framework and principles, including Living within Our Resources; 

· Achieve internal consistency among the policies;

· Ensure the policies are operational and capable of being implemented;

· Stimulate economic vitality.
Growth Management:  Limit future non-residential growth to one million square feet over the next twenty years.  Staff will be meeting with the Planning Commission during the summer to discuss the Development Plan Ordinance (Measure E) update, including defining the appropriate development allocation categories, required findings for project  approvals, and the disposition of approximately 700,000 sq ft of pending and approved projects. 
Targeted Growth:  The location for the next increment of growth is recommended to be located principally in the downtown and commercial districts to both reduce environmental impacts and work together to re-enforce these districts as economically viable, culturally significant, and healthy, livable places.  Multiple plan objectives coincide in these locations including: more workforce housing; reduced traffic congestion; proximity to frequent transit service; easy walking and biking access to commercial services (especially fresh food), parks and open space.  
The cultural resources in these districts enhance the character and attractiveness of Santa Barbara, and therefore need to be protected and supported.  Additional protections are recommended for historic resources to include buffers, applied to both districts and stand alone resources, which would include reduced residential densities and building height restrictions.  A Public Art Master Plan is recommended to complement the existing Arts District and beyond.  
The Commission would like the policies to be developed and implemented to protect historic resources, including El Pueblo Viejo buffers such as the 100-foot area presented in the Staff Report, as well as a special treatment area around the Presidio to ensure preservation of the Presidio and its context.
Average Unit Sizes:  The Variable Density ordinance would be amended to base future multi-family residential densities on an average unit size, targeted at 1,000 square feet, rather than on the number of bedrooms.  The average unit sizes are supported by both minimum and maximum densities, based on land use designation, i.e. Med-High or High Density.  This approach focuses on two bedroom units but provides density incentives for constructing more, smaller units.  The “average” thus allows the flexibility for a few larger units that essentially subsidize the smaller units.  See Attachment 2, High Density Average Unit Sizes Table. 
Residential Density:  For most residential designations, including the single family, medium (duplex), and medium-high (multi-family) neighborhoods, no density change is proposed.   For the high density residential and commercial zones, the existing standard using “Variable Density” is a range from 15 to 27 dwelling units per acre, and what is proposed is a new base density range of 27- 45 dwelling units/acre (du/ac).  This is recommended in conjunction with the restriction on unit sizes (see above), which will help to reduce the overall size of proposed projects.  
For projects that demonstrate significant Community Benefit, such as the Adaptive Re-use of an historic structure, apartments with 3+ bedrooms, or projects with a substantial percentage of affordable units, a maximum of between 46 - 60 du/ac would be available on a case-by-case basis, with a super majority vote of the Planning Commission making findings of sound community planning.  

Building Heights:  Overall maximum building heights are not proposed to change, although the Planning Commission recommends the majority of buildings be constructed in the two- to three-story range; fourth story elements would only be a possibility for exceptional Community Benefit projects approved with a super majority vote of the Planning Commission making findings of sound community planning.  
Housing Overlays: A 50% density increase for rental and employer housing projects is proposed within designated targeted areas of the Downtown, Haley/Cota street corridors, and Milpas street corridor.  The primary recommended housing policy emphasis is to encourage workforce housing in smaller buildings through the immediate adoption of the Average Unit Size ordinance, a rental/employer housing overlay, and reduced residential parking requirements.    
Residential Parking Downtown:  Residential parking standards for the high density multi-family designations would be limited to a maximum of 1.5 spaces per unit.  In addition, any spaces provided beyond 1.0 per unit would be required to be “unbundled” (sold separately) from the cost of the residential unit.  The intended result is to both reduce the size of the buildings and cost of the residential units.

Transportation Demand Management (TDM): The Planning Commission recommends support for a robust TDM package in the Downtown, as identified in the DEIR for effective traffic congestion mitigation.  Without further regulation, traffic congestion could increase dramatically over the next twenty years under each of the four growth scenarios analyzed in the DEIR.  The traffic model identifies parking pricing as the most effective component of TDM, reducing congestion of all trips by approximately 75 - 85% (trips generated by both existing development and any new increment of growth).  
Some merchants in the Downtown are concerned about the impact of parking pricing on local business and the economic vitality of the area.  Such a TDM program will need to be carefully developed over the next few years with input and support from business and merchants.  If a more robust TDM program is implemented, it would need to be phased gradually in combination with other economic stimuli.  The City needs to work alongside the business leaders and stakeholders to engage the broader economic and social issues, to improve the way local residents and visitors live and interact with the Downtown. 

Inclusionary Housing:  A 25% inclusionary housing requirement is proposed to replace the existing 15% standard applied to for-sale condominium and subdivision projects.  The details of how this increased requirement would be applied will need to be developed, particularly in light of the other changing development standards such as densities, parking requirements, and historic preservation standards which provide both “carrots” and “sticks”.   

In general, the for-sale residential development standards need further work in order to ensure Plan Objectives are being met, neighborhood character is protected, the standards are internally consistent, and the results are operational.  Two key Plan Objectives for future projects are: 1) compatibility with the existing built (and natural) environment, and 2) maximizing the potential for affordable housing, where feasible.  The use of Floor Area Ratios and Form Based Codes is very promising for meeting these dual objectives; however, these tools will take time and resources to develop.  

Second Units:  The Planning Commission recommends the relaxation of second unit standards, such as unit size limitations, lot size limitations, affordability requirements, and tandem parking restrictions, as a measure to provide more diverse work force housing.  The location of these units would continue to be prohibited in high fire districts, and other issues would need to be further examined such as: preferred locations adjacent to transit and commercial services; parking adequacy in single family neighborhoods; and Floor Area Ratios limits consistent with the Neighborhood Preservation Ordinance. 
NEXT STEPS:
The purpose of the work session is for the City Council to provide feedback and direction on the Planning Commission’s recommendations.  Following direction from the Council at this work session, staff will proceed to make further refinements to the recommended policies and environmental analysis.  Staff anticipates returning to the Planning Commission during the summer to discuss the proposed Development Plan Ordinance amendments, and then in mid-September for the certification of the Final EIR, and final recommendation to the Council.  Staff will then prepare final recommendations, including the necessary findings, for Council adoption, anticipated in November.

BUDGET/FINANCIAL INFORMATION:

This is an information work session.  Council policy direction or funding decisions would be presented for action at future Council meetings.  
ATTACHMENTS:
1.
List of GPU & DEIR Public and Commission Comments Received 5-17-10
2. High Density Average Unit Sizes Table
Note: A reading file has been provided to the Council including the following documents:

1. A binder containing all the letters and comments listed in Attachment 1.
2. Planning Commission Staff Reports and Power Point Presentations for the meetings of April 28/29, May 6, and June 3, 2010.
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