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CITY OF SANTA BARBARA 

 
COUNCIL AGENDA REPORT 

 
 
 

 
AGENDA DATE:  December 11, 2007 
 
TO:    Mayor and Councilmembers 
 
FROM:   Planning Division, Community Development Department 
 
SUBJECT:  Appeal Of Historic Landmarks Commission Approval For The East 

Cabrillo Boulevard Sidewalk Improvement Project  
 
 
RECOMMENDATION:  
That Council deny the appeal of Deborah Healy on behalf of Santa Barbara Arts and 
Crafts Show and uphold the Historic Landmarks Commission decision to grant Final 
Approval to the East Cabrillo Boulevard Sidewalk Improvement project.  
 
 
EXECUTIVE SUMMARY: 
 
The Santa Barbara Arts and Crafts Show (SBACS) has filed an appeal of the Historic 
Landmarks Commission (HLC) approval of the landscaping component of the sidewalk 
improvement project citing various concerns regarding vendor access to the SBACS.  The 
appeal issues are focused on concerns about impacts the proposed landscape 
improvements within the planting strips along the 00 to 800 Blocks of East Cabrillo 
Boulevard would have on the loading and unloading operations of the Arts and Crafts 
show vendors.  The current appeal has also brought forward the enforcement of parking 
and unloading restrictions in the area that contribute to the dissatisfaction of the SBACS.  
In their appeal letter, the SBACS is requesting that the approved landscape plantings and 
species be reconsidered in the planting strips and that the City approve a lane closure 
option that would allow for loading/unloading in the red curb zone areas on Sundays.  The 
East Cabrillo Boulevard location is within a State Historic District and the Historic 
Landmarks Commission (HLC) and the City are bound by conditions and restrictions of a 
“Preservation Covenant” that was agreed to in 1995 when the State relinquished a portion 
of State Highway 225 (Cabrillo Blvd) to the City.  
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It is staff’s opinion that the final landscape plan solution as approved by the HLC and the 
State Historic Preservation Office (SHPO) was thoroughly considered and that the 
Commission reviewed substantial historic information that supported their requirement for 
additional landscaping improvements in the parkway.  Furthermore, the HLC took into 
account the potential impacts to the SBACS members and pedestrians to cross these 
planting strips by providing additional hard surface paving at multiple crossing points at 
various intervals along this pedestrian thoroughfare.  Staff recommends that Council deny 
the appeal and request to reconsider plantings, and support staff’s continuing discussions 
to find alternative methods to address some of the operational concerns of the SBACS 
vendors.  
 
DISCUSSION:  
Background 
On September 19, 2007, the Historic Landmarks Commission (HLC) conditionally 
approved the East Cabrillo Blvd Sidewalk Improvement project.  On October 1, 2007 an 
appeal of the HLC decision was filed with the City Clerk (see Attachment 1, Appeal 
Letter). 
 
The SBACS appealed the approval of the landscaping component of the project and 
has cited various concerns regarding the potential impacts from the proposed project. 
The HLC required the preparation of an Historic Structures Report which provided a 
detailed account of the history of events and master plans that led to the creation of 
public space and roadway improvements along East Cabrillo Boulevard.  The East 
Cabrillo Boulevard location is within a State Historic District, and the Historic Landmarks 
Commission (HLC) and the City are bound by conditions and restrictions of a 
“Preservation Covenant” that was agreed to in 1995 when the State relinquished a portion 
of State Highway 225 (Cabrillo Blvd) to the City (see Attachment 2).  
 
Various photographs and postcards demonstrated that plantings existed along this part 
of Cabrillo Boulevard.  Unfortunately, over several decades, the planting has 
disappeared in the planting strips due to the lack of an irrigation system and damage 
caused from pedestrian traffic.  After review of this historic information, the HLC 
determined that that landscaping should be added to the bare planting strips along the 
edge of the proposed new sidewalk.  Although initially the HLC preferred that 
landscaping be replaced in each of the bare planting strips, they agreed to a more 
modified approach in response to concerns expressed by the SBACS.  The proposed 
plan restores landscaping within some of the existing planting strips along the boulevard 
and provides a compromise paving solution for easier pedestrian access and exiting 
from parked vehicles in landscaped areas.  
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Project Description 
The project proposes to demolish, remove, and replace existing concrete sidewalk 
material on the beachside of Cabrillo Boulevard between State and Milpas Street.  The 
project sidewalk area is situated along a Scenic Highway (see Attachment 3 for plans, 
details, and photos). Approximately 5,200 lineal feet of sidewalk would be replaced in 
kind with the same color concrete, textures, and scoring pattern.  The existing concrete 
sidewalk is in poor condition, as evidenced by the quantity of asphalt repairs to the 
walkway (see Attachment 3).  The four-foot-wide planting strips originally had various 
forms of vegetation but are currently devoid of any plantings.  Landscape (with 
irrigation) and hardscape pedestrian enhancements, along the adjoining planting strips, 
are proposed to enhance the appearance of the boulevard.  Where there currently 
exists approximately 18,000 square feet of planting area, the project as approved 
proposes 7,000 square feet of planting area.   
The proposed landscaping improvements would provide for new planting strips 
approximately 15 feet in length around streetlight poles.  Between the streetlight 
planting strips, additional planting strip segments 12 feet in length would be established. 
In addition, planting strips in several areas would be altered to provide for an additional 
18 inches of hardscape along the 6 -inch curb.  The purpose of this design is to allow a 
total of 24 inches of hardscape for vehicle passengers to exit without stepping into 
plants.  The area between the sidewalk and the back of the curb, where planting strips 
are not proposed, will be filled in with concrete. In accordance with the Secretary of 
Interior Standards, those portions of sidewalk would be differentiated by a smaller 
scoring pattern of nine inches square, whereas the sidewalk would retain the historic 
two-foot-square scoring (see Attachment 3).   

HLC Review   
From December 2004 until the present date, the HLC reviewed the project on six 
separate occasions. At their first meeting on December 1, 2004, the Commission asked 
that the landscaping be included in the project scope by suggesting the parkway be 
restored with more palm trees and geraniums.  The HLC also required that a Historic 
Structures Report be prepared to assist in determining the original historic appearance 
and character of the boulevard.   
On April 13, 2005, the HLC reviewed and accepted a preliminary Historic Structures 
Report, titled “Conceptual Design Guidance Report,” prepared by Post/Hazeltine 
Associates, which provided preliminary information regarding the historic significance of 
the project area.  In addition the report provided guidance to the applicant (City 
Redevelopment Agency) and the HLC on possible design schemes that would minimize 
the impacts to the historic significance of the East Cabrillo Parkway Historic District.  
The report identified the parkway built between the 1920s and the early 1930s as “the 
most significant example of town planning in Santa Barbara which helped preserve the 
City’s most prominent beach from private development.“  The report also concluded that 
the existing planting strips are considered a character-defining feature of the Historic 
District and that paving therein should be kept to a minimum, to avoid potential adverse 
impacts. 
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On March 22, 2006, the HLC considered ideas for alternative paving materials for the 
planting strip areas. The HLC asked that other materials be studied to be more 
compatible with the historic Cheney-Olmstead Plans and continued to request that more 
planting be provided instead of the proposed paving alternatives (see Attachment 4, 
HLC Minutes and Public Meetings Summary).   
On November 29, 2006, the HLC reviewed and approved the Historic Property 
Clearance Report prepared by Post/Hazeltine Associates.  The report examined the 
proposed project design scheme and concluded that even with the proposed changes; 
the character-defining features would retain sufficient integrity to convey the parkway’s 
historic appearance and eligibility as a historic resource.  At the same hearing, the HLC 
reviewed the project design and listened to comments from the public, which included 
SBACS member concerns about the project.  The HLC concluded by a 5-to-2 straw vote 
to support additional paved areas along Cabrillo Boulevard where the Arts & Crafts 
show sets up and indicated that they could consider an alternative design for 
landscaped areas within that portion of the boulevard to include more loading/unloading 
zones with a hardscape solution.  
On March 21, 2007 the applicant returned for additional review of the project by the 
HLC.  The HLC again heard SBACS members’ concerns regarding the amount of 
landscape being introduced into the planting strips (see Attachment 5).  The HLC 
granted Preliminary Approval, with support for more paving than was presented and a 
condition that the plant materials be in swaths.  The HLC also acknowledged by 
consensus that the project “reflects a good compromise,” and accepted the design.  
 
It is important to note that during this hearing, SBACS members were informed that City 
staff would work with them to implement a lane closure to allow temporary parking in the 
500-foot red zone.    
 
On September 19, 2007, the project returned for a final review by the HLC.  The HLC 
heard further opposition from SBACS members.  The HLC granted Final Approval with 
a condition that a maintenance plan be submitted to ensure the new landscaping is 
protected. It was at this hearing that new information was provided that, based on 
discussions with the Public Works Department, City staff would be unable to allow the 
practice of using a lane closure to permit parking in the red zone. .  In addition to the 
HLC, the project design evolved with input from the Park and Recreation Commission, 
Transportation and Circulation Committee, and Santa Barbara Arts and Crafts Show 
Advisory Committee. A recap of the public meetings is provided in the aforementioned 
Attachment 4 
   
SBACS Appeal Issues 
Staff considers the issues raised in the appeal letter to fall into two categories: 
parking/unloading operation concerns raised by the SBACS, and those more relevant to 
the HLC landscape design approval process. In their appeal letter, the appellants raise 
safety-related concerns about whether landscaping improvements will hinder the SBACS 
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artists’ ability to load and unload for Sunday shows.  Staff is providing a brief response to 
this, as follows: 
1. “50% of Sunday parking in Crafts Section will be significantly obstructed making it 

difficult to load and unload from vehicles. 75 to 100 persons will be unable to reach 
their spaces.” 

 
Staff Response:  Staff agrees that the new landscaping areas may hamper some 
loading/unloading operations.  However, additional paving areas have been added to the 
final project design to allow for improved access at these planting strip areas.  A 24” 
curbside hardscape area has been added to better facilitate loading and unloading in 
landscaped areas. Staff believes this is an acceptable compromise in the approved design 
solution.   
 
2. “The agreement to allow lane closure for safe loading and unloading in the red zone 

in the easterly portion of craft show has been rescinded.  (Impacting 40 to 80 
vendors).”  

 
Staff Response: The issue of lane closure for loading and unloading in the red curb 
zone is not a component of the approved project under appeal, but it is an operational 
issue which came up in the course of design review of the project and has informed 
discussions of the design. 

The claim about not allowing a lane closure is not entirely accurate:  The area in 
question is a 500 foot length of red curb at the intersection of Calle Cesar Chavez, 
where some of the Arts and Craft Show vendors (approximately 19 vendors in assigned 
spaces and 20 vendors in unassigned spaces) set up their displays. Vendors have been 
unloading and loading their vehicles in this red-curbed area for approximately 10 years 
since the red curb was painted due to the installation of the left turn pocket onto Calle 
Cesar Chavez. 

However, when transportation operations and police department staff were made aware 
of this activity, staff investigated the lane widths at the intersection and determined that 
there was not adequate space on the street to safety unload and load.   Transportation 
and Police Department staff have advised the Arts and Craft Show vendors that the 
loading in the red zone at this location is not safe and they must use the yellow loading 
zone immediately before and after the red zone.  Although there is not a high incident of 
collisions in this area, the curb was painted red in this area for safety reasons and police 
department and transportation staff do not recommend allowing stopping in this area 
due to those safety concerns.  Representatives of the Arts and Craft show have 
expressed concerns that the distance from the yellow loading zone to the vendor 
spaces is too far for some of the vendors, and staff has explored many options.   

One option is to cone off traffic from the curb side lane in the morning and afternoon for 
the purpose of allowing the vendors in the red zone to load and unload their vehicles.  
The area that would be closed is the entire red zone, but an additional 300 feet prior to 
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the red zone would be needed in order to provide a safe and proper transition area for 
traffic.  This area is also needed to provide a queuing area for the vendors waiting for 
their turn to enter the closed off zone.  The lane closure would be handled by Parks and 
Recreation staff, with an annual staff cost at present dollars of $11,445.  There would be 
an additional one time expense for the necessary equipment for the lane closure of 
approximately $5400.   The capital cost for the equipment could be considered part of 
the cost of the project.  Staff time would be included in the Parks and Recreation 
Department budget as an on- going expense, as would funds for the replacement 
equipment on an annual basis, estimated at $500.   

While the lane closure is something that has the potential of working, it will unfortunately 
impact an additional 25 vendors who will not be able to access parking along the grey 
curb in front of their spaces until after 9:30 am, when the cones will be removed and the 
lane will be opened up.   This is due to the additional 300 feet needed in front of the red 
zone for transition and queuing.  Additionally, the vendors who are using the new 
loading lane will not necessarily be able to stop in front of their space to load or unload 
and may have to carry their material several hundred feet because they would be 
required to pull to the end of the zone to prevent vehicles from waiting in the traffic lane 
for their turn.   

Due to the operational impacts discussed above, staff is concerned that the closing of a 
lane will not be considered a satisfactory option.   Instead, staff will examine in the next 
couple of days the possibility of extending the yellow curb area and shortening the left 
turn lane and corresponding red curb area at Calle Cesar Chavez to try to gain a couple 
extra parking spaces.  If feasible, staff prefers this as an option over the operational 
issues of closing a lane.   
 
The number of affected vendors as stated by the appellant is incorrect.  Nineteen vendors 
are currently assigned to this red curbed area, along with 20 unassigned, which totals 39 
vendors who will be affected.  The show has the capacity for more vendors in this area 
which is where the appellant’s estimate of 80 vendors is derived.  It is important to note 
that the show has been reducing in size over the past several years, despite efforts to 
attract new vendors.  
 
The appeal has brought forth operational concerns about the way SBCAS members have 
parked, loaded and unloaded during their 42-year existence, and especially over the past 
10 years, since the completion of the Chase Palm Park expansion resulted in the “No 
Parking” area at Calle Cesar Chavez.  Parks and Recreation staff have started the 
research on an alternative vendor location in the area but this option has not yet been fully 
discussed with the Arts & Craft Show vendors and the Advisory Committee. 
 
3. “The public at large will be unable to enjoy unencumbered access to and from their 

vehicles.  The public’s ability to exit and enter their vehicle safely will be greatly 
compromised.”   
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Staff Response: The plan includes a staff-proposed addition of a loading/unloading 
curb area hardscape that is 24 inches wide to allow for safe loading and unloading from 
vehicles.  The improved paved areas actually improve access by providing flat, level 
surface areas instead of unimproved dirt planting strips.  
 
4. “Space numbers were not furnished to show members until September 5, 2007 

which made it impossible to adequately study the ramifications of the proposed 
plan.” 

 
Staff Response: This assertion is correct.  City staff was aware that several SBACS 
members had been following the design review process and evolving changes of the 
project design at the HLC.  However, the presentation of architectural and landscape plan 
details to the HLC was not focused on providing information relative to the location of 
vendor space numbers.  Subsequent to the HLC hearing dates, additional information was 
provided to the SBACS members that identified new parking restrictions and how the final 
approved plan might effect each vendor’s specific parking locations.    
 
SBACS Requests 
• Removal or scaling-back of the planted spans between the light posts. 
 
Staff Response: The landscape plan as approved would provide for planting strips of 
approximately 15 feet in length at each of the lampposts, which are situated about 130 feet 
apart.  The proposed plan offers areas where vines can easily grow on the adjacent 
lampposts. In addition, larger planted areas at regular intervals are proposed between 
these lampposts.  Removal of this landscaping would affect the historic impact 
assessment and may require re-approval by the SHPO.  
 
• Reconsideration of unloading and loading plans for the large portion of the Craft 
Section that is red-zoned by scaling back the amount of red curb, keeping the vacant 
planting strips, or providing for a lane closure in the morning and afternoon. 
 
Staff Response:  Police Department recommends this area not be allowed for parking 
due to lane width conditions and life safety concerns.  The planting strips were determined 
to be a significant element contributing to the Historic District; therefore, the HLC and the 
SHPO require that they be replanted.  Removing this landscape component from the 
project design may cause additional project analysis and delays.  
 
Staff investigated the option of allowing a temporary lane closure during early morning and 
late afternoon for loading and unloading.  See staff response #2, above.  Additional 
options are being discussed with the SBACS about the possible relocation of some 
vendors to improve loading and unloading problems.   
 
• Reconsideration of proposed planting and species based on sustainability and 
maintenance concerns.   
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Staff Response:  Staff agrees with the planting materials proposed as they represent a 
more diverse selection than the planting scheme in the 1940s or 1950s, which featured 
geraniums.  The landscape plan would form a more defensible screen than other plant 
species, which are easily trampled by pedestrians and people entering or exiting their cars.  
The Parks and Recreation Department has been involved in the selection of plant species 
and design of landscaped areas by seeking the assistance of a licensed landscape 
architect.  Although there will be increased maintenance costs, and although concerns 
remain about the viability of sustaining plantings in high-traffic areas, staff agrees with the 
proposed plans.  Planning staff also supports the HLC’s desire for a long-term protection 
plan to prevent damage to the plants and for increased maintenance by the City to ensure 
the plants’ viability. 
 
 
RECOMMENDATION: 
 
Staff has concerns that consideration of more landscaping design changes will not achieve 
a plan that will be historically acceptable and will also cause significant delay to this 
needed project. Staff believes that the HLC’s efforts to reach a compromise were 
successful in that it balanced SBACS access concerns with the protection of the area’s 
historic significance.  The City paid for the preparation of a Historic Structures Report and 
opinion letters by professional historians that recommended alterations to best meet all 
California Environmental Quality Act (CEQA) and SHPO standards.  The analysis of 
project alternatives and potential impacts to the contributing elements of the East Beach 
Parkway Historic District have been fully analyzed by the HLC, SHPO, City Urban 
Historian, and the City Environmental Analyst.  Staff recommends that Council not make 
significant reductions to the landscaping of the project.  Significant changes could 
necessitate a re-evaluation of the project to determine if the plan design changes would 
cause significant impacts (see Attachment 6, Post-Hazeltine Letters). 
 
Staff believes that the new sidewalk repair project and re-introduction of landscaping into 
East Cabrillo Boulevard will enhance and beautify the deteriorated conditions of the City’s 
main beachside pedestrian walkway.  The HLC successfully developed an acceptable 
compromise by paving portions of the parkway planter strips to allow pedestrians, 
automobile passengers, and weekend SBACS artisans to reach the sidewalk without 
damaging the landscaping.  Planning staff understands that the HLC does not support 
further reduction of planter areas as approved.  Finally, staff believes that the HLC 
approved a beneficial design that respects the historic significance of the site...  
 
Staff, therefore, recommends that Council deny the appeal and uphold the Historic 
Landmarks Commission decision to grant Final Approval of the East Cabrillo Boulevard 
Sidewalk Improvement project.    
 
 
NOTE: Project plans, Historic Structures Reports and files have been sent separately 

to the City Council and are available for public review in the Mayor and Council 
Office and in the Community Development Department. 
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ATTACHMENTS:    1. Appeal letter, dated 10-1-07 

2. Resolution and Preservation Covenant regarding 
Cabrillo Blvd. 

3. Reduced vicinity and site plans, typical planter strip plan 
details, photos of past and current sidewalk conditions 

4. Public Meeting Summary and HLC Minutes of: 12-1-04; 
4-13-05; 3-22-06; 11-29-06; 3-21-07 and 9-19-07 

   5. Various letters from public submitted to HLC 
   6. Post/Hazeltine letters dated 11-8-07 & 11-21-07 
 
PREPARED BY: Jaime Limon, Senior Planner 
    
SUBMITTED BY: Dave Gustafson, Acting Community Development Director 
   Nancy Rapp, Parks and Recreation Director 
 
APPROVED BY: City Administrator's Office 
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