Agenda Item No.

File Code No. 64009

CITY OF SANTA BARBARA

COUNCIL AGENDA REPORT

AGENDA DATE: October 25, 2011

TO: Mayor and Councilmembers
FROM: Planning Division, Community Development Department
SUBJECT: Final Community Priority Designation For Children’s Museum At 125

State Street
RECOMMENDATION:

That Council find that the Children’s Museum development project at 125 State Street
meets the definition of a Community Priority Project, and grant the project a Final
Community Priority Designation for an allocation of 5,106 square feet of nonresidential
floor area.

DISCUSSION:

The project consists of a proposal to construct a new 16,691 square foot building for the
Children’s Museum of Santa Barbara (refer to Attachment 2 for a complete project
description). The applicant is requesting an allocation of 5,106 square feet from the
Community Priority category. In addition to the requested allocation from the Community
Priority category, the applicant has proposed the use of 5,585 square feet from the Vacant
Property category and 6,000 square feet from the Minor and Small Addition categories, as
defined in Santa Barbara Municipal Code Section 28.87.300.B in order to construct the
building.

On April 7, 2009, the City Council granted a preliminary allocation of 2,500 square feet
from the Community Priority category for the Children’s Museum project. The Council also
approved a Memorandum of Understanding with the Museum regarding development of
the property at 125 State Street, since the property is owned by the City and would be
leased to the Museum. Since the preliminary allocation in 2009, the applicant has refined
the scope of the project and the associated site plan and floor plans. As a result, the
amount of square footage has increased and the applicant is now requesting a final
allocation of 5,106 square feet be granted from the Community Priority category in order to
proceed with this project.
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Community Priority Category

Santa Barbara Municipal Code Section 28.87.300 provides for City Council designations of
square footage for projects of broad public benefit deemed “necessary to meet present or
projected needs directly related to public health, safety or general welfare”. The Municipal
Code further defines “general welfare” as “a community priority project, which has a broad
public benefit (for example: museums, child care facilities, or community centers) and
which is not principally operated for private profit.”

To date, a total of 234,636 square feet has been allocated (both preliminary and final
designations) out of the Community Priority Category, with 65,364 square feet still
available. Please refer to Attachment 3 for a list of Community Priority projects that have
received a Preliminary or Final Designation. If the subject request is approved, a total of
237,242 square feet would be allocated with a remainder of 62,758 square feet. As noted
on the list, there are some preliminary designations that may be reallocated to other
categories, or withdrawn. These changes could possibly result in 27,000 to 99,500 square
feet being added back to the Community Priority category to be used for future allocations.

Needs Assessment

The proposed development will meet an existing need for a children’s museum in order to
provide a youth-oriented educational opportunity that does not currently exist in Santa
Barbara. Both Staff and the Planning Commission think that the project satisfies the
definition of a community priority and therefore recommend the final approval of
Community Priority Category allocation of 5,106 square feet.

Planning Commission Approval

On October 6, 2011, the Planning Commission approved the project (Modifications,
Development Plan and Coastal Development Permit) and recommended that Council
grant the requested Final Community Priority allocation. As part of their action, the
Planning Commission also determined that the project’'s proposed Community Priority
designation and its exemplary design as a LEED Silver building warrant expedited
processing. They included the following recommendation to the City Council in their
Resolution approving the project:

“Due to the project's priority land use as a Community Priority project, its
importance in setting a positive precedent for youth-oriented science education in
and around the community and the project’'s goal of designing a LEED Silver
building, every effort should be made to expedite project review through the design
review and building permit review phases. This should include, but not be limited
to, priority on Historic Landmarks Commission agendas, consent calendar status
for approval of design plans in substantial conformance with the plans approved by
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the Planning Commission, reduced and expedited plan check turn-around times
during building permit review, and regular and recurring processing oversight by the
Assistant City Administrator.”

In consideration of this recommendation, staff placed the item on the first available Council
Agenda for the Final Community Priority allocation. Additionally, staff currently has a
program to provide expedited building permit plan check for buildings that meet “green”
building criteria, and this project will qualify for the expedited review.

ATTACHMENT(S): 1. Site Plan and floor plans
2. Applicant Letter dated September 23, 2011
3.  Community Priority Projects List
PREPARED BY: Allison De Busk, Project Planner

SUBMITTED BY: Paul Casey, Assistant City Administrator/ Community
Development Director

APPROVED BY: City Administrator's Office



NOISIALU ININNVId
. VINYS 40 ALID) g

Viva 153rodad

s
T .
q — \ﬁr 5 \—EN m — mmm. fd A
——— g 3= " 4
T R~ - _ =
o oy ——— & A e T =
PSRRI ) z
e e r o ¥ [P HLHON @
o B o o g .
i £ RS- 1
2 FITE .90
- ? wa | ﬁH. ,.m\. sl
pra o s ERY o
153 e, N " o S—— L i . 1
(11 ] ¥va e e ol w rsim 4 s !
e ——— P i o il g N “
1 175199600 L [ —"1 o oL @ \
0 UG 052 g Yeeag WS 2221 s o s N T . 13318 VIS 124 !
(@] B1sap suyiaq e et YR e ./ A i
A . R “Alay & LD v TJ310H |
._. IHY < \ . LN N A¥O1S-Z i
I p x - ONILSIX3 )
- ~rme by E |
VO VIVENVE VINVE i 4 2% 1
A ITMIS AUVIET L LA . =
RRENSURSInS vl S g @ 4o - '
SN SNIUATHD S - I
ettt LA |
45 008 dVIN ALINIDIA !
o i
gt B hoot ] o] N34 JAVHVAIS MIGNN SHUTDAGILS 5ud |
o SmTmadey-UsK Bl U LIEIMALLCD mope & HIE] ISR THLITT T3 I
Sl (G 903 B) Awenig Ksunied g (15 59573 1) ‘S3ION TYNOILIaav |
IO 8 BASA Sl WO S 160’01 HEOOET O \
[}
H 7 "
CAYOLVAY
a0 e we0d " 1 S1380T0 MAYM
s s = "
ZEUZS DI 10 woemes 1o eud Ot rawarue o H H i i
BHIDOF YOV 5 M 0L 1SBAE S5 DIoys 100 1ey 8 0 TSSO TT 4 3 RIIROW ¥ILYM i
S3UUXE TN
@0 aFwnozY !
76 = JIVE TYC = T
%9 »(4590¢ /146) 00GTZ « YO LWVANIZ0
500002
FuwaL it ANIONRILE 160W O1 46 GINBNOD 5
e ERWIRISENS WN3sni )
VA '3dAL NOUDHIENSD SIS sy AHOLS-€ -] 1 '
{30avINEIS-HON dnanﬂn.,%ﬁdﬂﬁu.. 5 o5 e - - Rl o _ -1
ptl U 14 ' 1 -
14708 v01'01) %ZSP 3dvOSTHWH VA 34AL NOLLIMLENOD . i 1
(1308 [L/8) ¥yt DNTING 2909 960 |
ST EYTIZ - v G SRUENGL 10 FOVWIATO 107 NOLVMVATE ON FWINO3N _. i
ONY ADNVAND0O TV 3L
(T0HLNGD G014 MO FAVHD ONUEI IADGY Do) 3
10D°A'0004 ¥ IBAKTRNG MIONN ALDTING AD 052) TU4 AD 058 XOUddY e SR s TR i
4618094 ‘oLrn swiot et «wioL
v =00/ 8265 =W
g s 401 300 1 e0ziIszes =3 1141008 378v1) 982 ]
-1 38 reo'e WAL ] =00k /45 000 = 8 ¥3d GUY NIV 1
i it TS Wl =S1/38000W a0y OV AONYEN300 |
036040Hd HO4 30V.00J IHVNTE LIN NV ETOND 7 wnouvana3-3 1
T i g g
g y M !
'14°08 0 13N 114 06 0 SEOUD 1 Ao
“DHUSOE ¥ JOVI00 RIVNOS 134 ONV $S0UD i #1320
SORRTUT DRLSH RN 3000 TRVONWY _
30V 01 = EUV3 0+ OANOS “
oNoarvd D43 AEYAANS 3000 H !
30V 851 -107.10¢30 M Add16 ONDRV V10U h
'S3VeS 92-C FDNVE ONVII30 DNDRAYA 1OIrONd i
B3IVAE Z 7UIS NO 0600 i
SIS (91O 14 TS KGZIOVS | FMOTH |
INON DMUSP 3
DRANd
%1 134019 3oVHIAY VGG VINE S0 ALED _
VT i 30N FOTIOSVSESRD IO FemoAlA 1
NOLIVNDIESQ 260 ONV1 WAl MSHED, roves vy SIS W ROTISTIRIGOIA i
y VIVIRIVO VINVE Y5608 Hd
SNOZ AVTH3AO TVIEVOXVINGZ JOHINCO GLLYI3H ONY T2LOHT-GER-3BH INQZ 350 NV i Jovid vo L Laiee 1d .
ZIAVHO HVS3D TTVO N IGE 0528 18 21V 2L = S
et o FRUVIOOSIY ¥ UGS HesiHai] d
ey 9015 = S05°14 - 160 WL WOy Ackict Apurmiaesy “HABNIONT TAID PrEIY UJ l.v e
P sommoviw TSI soWCRSGEEISTS S~ ix
48 5Lv0SS AEZX 48 OHC'ZZ 1%52) UGID 1O INVIVA 1018 ¥D m>-< A%y .nn o g mmmmmmmmmmmmm——emd] == s
- VIV %Y X08 Od
28 EYT°ZZ = ATD LHOM M GIAVHS VIHY 5 SNV NO NMOHS V3UY 1S TWvaWa et o “ “ 1
fssoun) 1408 sec'oe gw»“—h?n“wgl DML 'SAUVIDOSEY VLLY NVA VHVENVE [} { “
Sisciotes 3dvI6oNY SNTHOBD i H i
P0S-CL0 i i
24050050 I
SNV DHMOTION L ENVINGD AU LOINVNA L. H 1
I?
¥O VUVEWVE VINVS “15 AlviS $Z1 FEIOAV NS ! ! ) “c&
! ! -
1 ] «9@
1 ) P
! |
' !
! !

NOILdIg053d 103roud

X3ANI 133HS



L gt It

=8 s
¥OOT4 LSt
—\ . —\< TR ET

e T et et e e ot oy S e 3

wvLuwans3y
1dva

2061006509 'L
LOLES YD WOUDE BUEG 05 SN THAAG MG Z7Z)

otpnis ubiysap saypiaq e P
[ |

SL)3LIH)YY!

o
WSSO SNIFaTHD




POV OTIYS L LOLTS

0m) = B/t o

¥00Td ONe

g\
—
e
P L —
S,
e ot o et
o TR,

IVLLINGNSIY
luva

Dyen
Fiar©

:9!8- L
10LE8 VD "WBGIEG MUES 05T SUNG 1RNE SN Z221

sDyilinyavRs|

)

V3 VHVEHVE VINVE
13RS AVISEZH

WNISNW SNIHUTTUHD

[T

[ ——— _ =

g
E
5

EHl
]
1
1
1 »
)

Q.

i

VLT eqwE
’
’
’
’
/

D

leaswaesnir
RIS

E Q0000

b
L]
—
e s = — o — o . = . — . S T e e e = o e o

’
’
7
’
e
L
.
3

’
’
’
)
e e e e — ==




WY IS8 1O0ZTLA

e e ey ond et i v Sd St SO ey

wog

O~ = 81

I3A371 400d

€LV —

S N

it ey S Vo e B e S e 20

R e T e
r b0 et e et e e, 52 it

TIVLLINENSIY
Luva

hl_d!ﬁl k3
LDIE8 VD TISGOF BUSE OST Sen 'IAAE MG 2270

siaLimurke]|

VO VIV VNG
ATRUS UVIS 2L

WN3SNW SN3YQ IHD

O -
o1

©

s ooy

ey

Bt o



ATTACHMENT 2

SUZANNEr‘.E

PLANNING & PERMITTING SERVICES, INC.
| B

PRINCIPAL PLANNERS
SUZANNE ELLEDGE * LAUREL F. PEREZ

23 September 2011

Planning Commission
City of Santa Barbara

630 Garden Street ; ARA
santa Barbara, CA 93101 Clpﬁzﬁé@%ﬁq

RE: 125 State Street - Children's Museum of Santa Barbara
Applicant Letter/Project Description

Dear Commiissioners,

On behalf of the Children's Museum of Santa Barbara, applicants of 125 State Street,
we are pleased to submit this Applicant Letter/Project Description for your review as
part of the project consideration.

L Background

Since the late 1990s, the Children's Museum of Santa Barbara (CMSB) has been
seeking a suitable location to develop their museum. In 2002, the portion of the
property adjacent to City Parking Lot #6, owned by the City of Santa Barbara
Redevelopment Agency (RDA), was evaluated as a potential site. In fact, RDA
provided a grant of $25,000 to the CMSB to fund half of the cost of a Feasibility Study
to determine the need and market for the project. The year-long study concluded
that there was definitely a need and market for a children's museum. However,
when construction on the Granada Parking Garage was temporarily halted late in
the year, the Children's Museum Board of Directors decided to seek another
location.

In June 2007, the RDA staff suggested that the CMSB consider the parcel at 125 State
Street to locate the museum. In December 2007 the Children's Museum made a
compelling presentation on its vision to the City Council who voted unanimously to
direct Agency staff to move forward in exclusive negotiations with the CMSB for the
development of a children’s museum at 125 State Street.

The project site is especially suitable for the CMSB for a variety of reasons. It is
centrally located in the City's Waterfront and is readily accessible to families that
reside in both the lower Westside and Eastside neighborhoods by an established
transportation corridor. 1t is also surrounded by other cultural and recreational uses in

1029 SANTA BARBARA STREET, SANTA BARBARA, CALIFORNIA 93101
TEL 805 966-2758 o FAX B05 966-2759 « E-MAIL info@sepps.com
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the Waterfront that will encourage visitors to enjoy a diversity of experiences while
visiting the museum. It will bring a vitality to this portion of the downtown that has
been absent for a number of years due to pending development.

In acknowledgement of this project’s potential of becoming a considerable
community benefit, this project received a unanimous Preliminary Community Priority
Designation by City Council on April 7, 2009.

I Project Description

The subject property is an iregularly shaped lot and is bound by State Street to the
east and Kimberly Avenue to the west. The property is located in the Lower State
Street neighborhood of downtown Santa Barbara, and is adjacent to the Railroad
Depot to the north and the newly renovated State House Hotel to the south. The
project site has a buildable area of 22,343 square feet (net) and is located in the El
Pueblo Viejo Landmark District (EPV). An historic “Signalman'’s Building'", exists on the
site that is eligible for listing in the National Register of Historic Places.

The project consists of a new predominately two-story structure 40 feet in height with
a small third story element (storage and restrooms, 343 net square feet and 45 feet in
height) with a total net floor area of 16,691 square feet (17,774 gross square feet).
This new structure will contain numerous hands-on exhibits for children, with indoor
and outdoor galleries, a courtyard, and roof terrace complete with a seasonal
garden. The Signalman's building will be surrounded on its south, east and west sides
by a fence. The fence design will be based on the historic pipe style railings that
characterize the depot complex and meet preservation guidelines. On-site parking
is accessed off of Kimberly Avenue and includes two ADA compliant parking spaces
and a loading area for deliveries. School bus drop off is proposed along the Kimberly
right-of-way. In order for the children to have an optimum opportunity to explore,
discover and learn, the museum schedule includes two school buses each day, four
times a week (refer to the Traffic and Parking Analysis dated April 18, 2011 prepared
by Associated Transportation Engineers for additional detail). Tour buses will not be
scheduled to visit the museum. Pedestrian access is provided on both sides of the
proposed structure, providing a pedestrian connection between State Street and
Kimberly Avenue. Additional parking will be accommodated in the adjacent
Railroad Depot parking lot via an off-site parking agreement. The project proposes

! Builtin 1910, the Signalman'’s Building is set parallel to the south side of the railroad tracks.
With its tile roof, stuccoed walls, and arched door openings, the building is a modest example
of the Mission Revival style. The Signalman's building was placed on the City of Santa
Barbara Potential Historic Structures/Sites List “after 1991" (MEA Guidelines, page 51 of 0, City
of Santa Barbara, Potential Historic Structures/Sites List: 2002). The Signalman's Building was
determined eligible for listing in the National Register of Historic Places in 1994.
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to remove three frees on the Kimberly Avenue property frontage, removal of two
frees on the State Street property frontage, and the installation of four street trees
along Kimberly, two street trees along State Street in addition to several trees on the
project site.

The Children's Museum of Santa Barbara will provide a unique learning environment
where children, families, and the community come together to learn through play.
CMSB will offer services and programs for young children and their families, teens
and tweens, grandparents, caregivers, and professional educators. A silver-level
LEED certification is proposed as CMSB intends to highlight the sustainable elements
of their building in order to demonstrate that environmental sustainability is important
and achievable. The Children's Museum is planning to partner with more than 20
community organizations, including Boys and Girls Clubs, the Housing Authority,
Storyteller, as well as SBCC and UCSB, to share resources and expand and enhance
opportunities for children and families.

In addition to the engaging learning experiences for children, the project will also
provide an on-site commemoration of the Signalman's Building by the creation of
the "Signalman's Placita” which honors the building's historic function and

association with the Santa Barbara Train Depot and the Southern Pacific Railroad.

I Discretionary Approvals for Consideration

The CMSB project requires City approval of three modifications, a Development Plan
Approval, a Coastal Development Permit Approval, and Final Designation of a
Community Priority project. Further description is provided below:

1) Modification of the front setback along State Street to allow the ADA
access ramp and bike posts to encroach into the front setback per SBMC
§28.22.

2) Modification of the front setback along Kimberly Avenue to allow the ADA
access ramp, bike posts, and trash enclosure to encroach into the front
setback per SBMC §28.22.

3) Modification to provide fewer than the required number of parking spaces
per SBMC §28.90.

4) Development Plan Approval to allocate 16,691 square feet from the vacant
lot, minor, small additions (11,585 SF) and Community Priority {5,106 SF)
categories per SBMC §28.87.300.
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Iv.

5) Coastal Development Permit to allow construction in the Non-Appealable
jurisdiction of the Coastal Overlay Zone SBMC §28.44.

6) Final Designation of Community Priority project development status per
SBMC §28.87.300.

Public Benefits

As previously mentioned, the Children's Museum of Santa Barbara has been
recognized as a significant community benefit as evidenced by the Santa Barbara
City Council unanimous vote to grant a Preliminary Community Priority Designation
and the City's redevelopment agency's decision to rent the land to the CMSB fora
nominal fee. A Community Priority project must be found to meet a “present or
projected need directly related to public health, safety or general welfare.”

The mission and goals of the CMSB are aligned with the intent and purposes of a
Community Priority project. The public benefits of such a facility are far reaching and
will positively impact the entire Santa Barbara community. The following is a list of just
some of the community benefits that will be provided by the CMSB.

A. A Unique Educational Opportunity for Children, Teens, Families, and the
Community

The CMSB will provide a unique educational opportunity where children, teens,
parents, grandparents, and educators can come together to interact and learn
in a creative and innovative environment.

CMSB will be able to fill an important gap in our region’s education system by
offering activities that are not available in most classrooms.

The Children's Museum has established relationships with youth-serving agencies
and organizations, including Boys & Girls Clubs, Girls, Inc., SB Housing Authority,
First 5 Santa Barbara County, Family Service Agency, Community Action
Commission, Storyteller, A-OK Program, Carpinteria Main School Family Center
and others. The CMSB will offer free admission for youth groups during after
school hours and summer camps and will offer Free Family Passes.

CMSB will partner with the agencies to offer meaningful activities for middle and
high school students during after school hours and weekends. Each year, middle
school students, recommended by the agencies, will be able to earn community
service credits by volunteering at the Children's Museum and high school
students, recommended by the agencies, will be eligible for paid positions as
floor staff.
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B. Support for Schools, Teachers, and Educators

* The Children’s Museum is committed to serving teachers, schools, and educators,
especially those serving disadvantaged students and communities.

» Title 1 elementary schools in Santa Barbara County public schools will be eligible
for discounted school field trip programes.

e Thousands of the school children that visit will receive a Free Family Pass to return
to the museum with their family.

* Students at SBCC and UCSB will earn graduation credits through CMSB internships.

C. Economic Stimulus for Santa Barbara and Lower State Street

* The Children's Museum will serve as an economic stimulus to lower State Street,
generating revenue for the adjacent businesses and for the City.

* Locals will increase patronage at nearby businesses and restaurants.

¢ Tourists will fravel to Santa Barbara to visit CMSB and during their visit will patronize
local hotels, restaurants, and other businesses.

* The construction and operation of CMSB will create much-needed jobs.

D. Community Model for Environmental Sustainability

* The Children's Museum will serve as an example for the community and for
tourists that environmental sustainability is important and achievable and that the
City of Santa Barbara is at the forefront of these efforts.

* The CMSB building is proposing to be the first LEED-certified museum in Santa
Barbara and will serve as an exhibit itself, highlighting the green elements in
creative and fun ways.

* CMSB green operations will set new benchmarks for environmental sustainability
in the Community.

e Located conveniently near bus and shuttle routes and in close proximity to other
family attractions such as the Zoo, Maritime Museum, Sea Center, Skater's
Paradise, and Chase Palm Park, CMSB will reduce waterfront traffic by offering
discounted admissions for visitors that don't travel in cars.

V. Environmental Considerations
The following section provides a summary of the technical studies included in the

DART submittal package for evaluation of the existing site conditions relative to
potential environmental impacts as a result of the proposed project.
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Soil Remediation

A Phase Il Environmental Site Assessment (ESA) was conducted at the request of the
City of Santa Barbara Redevelopment Agency by Rincon Consultants, dated July 15,
2009, as part of the City's Site Remediation project (the Phase Il report is included in
the DART submittal package). Said report detected the presence of elevated
concentrations of total lead, STLC lead, TPH, and PNAs in the soil samples collected.
A remedial action plan was developed for the property which involved excavation
of soil to depths over 6 feet below grade. All excavated areas were backfilled with
clean imported fill material and covered with a 4-inch thick layer of mulch,

extending 3 feet beyond the disturbed area. This work was completed in August
2010.

The City Redevelopment Agency contracted with TRAK Environmental Group to
provide an independent review of the project summary report prepared by Rincon
Consultants, Inc.  TRAK concurs with the Rincon findings that, “The remedial
excavation has removed soils impacted with lead, TEPH, and PNA concentrations
exceeding site cleanup goals.” Additionally, the TRAK memo accurately describes
the proposed Children's Museum project in that there is limited exposed soil and that
the maijority of the site consists of the structure and hardscape. Further, the required
foundation construction methods will include a minimum of five (5) feet of
compacted soil below the proposed mat foundation system. The mat foundation
system also consists of 6" to 8" thick concrete slab.

Archaeological

As part of the site remediation work described above, a Phase | Archaeological
Resources Report was required. The Phase 1 Archaeological study detected no
cultural resources within the project site. There have been previous infrastructure-
related disturbances within the project site since at least 1892, at various depths
below grade. Recent soil remediation activities have disturbed the soil to depths of
more than six (6) feet and no cultural resources were detected during and of these
operations. For this and other reasons, the archaeologist has concluded that there is
a low possibility for in situ cultural resources on the site, based on the results of
archival research, field survey, previous studies, and known previous disturbances
within the proposed project site.

A Letter Report Confirming No Archaeological Resources dated November 10, 2010
was prepared to analyze the proposed CMSB project. The Letter Report further
confirms that no known prehistoric or historic archaeological resources will be
impacted by the proposed project. No mitigation measure were recommended or
required.
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Historical Resources

A Historic Structures/Sites Report (HSSR) was prepared by Post/Hazeltine Associates to
evaluate the proposed project with respect to historic resources. This HSSR was
accepted with comments by the Historical Landmarks Commission on February 17,
2010. The primary issue regarding the proposed building is its bulk, scale, and
massing in relation to the scale of the Signalman's Building. According to this report,
the features that clearly differentiate the proposed Children's Museum from the
Signalman's Building are:

* The museum building would not obscure, through new construction or related
development, the existing sight line from the vantage point of the Southern
Pacific Train Depot towards the Signalman’s Building.

» The museum has been set back a minimum of 16 feet on the first floor and 22
feet from the second floor, from the north elevation of the existing building to
allow the Signalman'’s Building to visually read as a separate structure.

» The setting of the Signalman's Building viewed from the train depot will not be
altered.

In its conclusion, the HSSR determined that the proposed construction of the
Children’s Museum of Santa Barbara at 125 State Street would not result in significant
impacts to historic resources. The proposed project would have a Class Ill (less than
significant) impact and it would not result in a material impairment to significant
historic resources. Additionally, the HSRR provided advisory recommendations
including “photo-documenting the Signalman’s Building and its setting prior to its
alteration, and to provide onsite commemoration of the Signalmen's Building, its
history, function, and association with the Santa Barbara Train Depot and the
Southern Pacific Railroad.” The project incorporates each of these advisory
recommendations. Please refer to Final HSSR dated March 11, 2010 which
incorporates HLC comments.

Traffic and Circulation

A Traffic and Parking Analysis dated Apiril 18, 201 1was prepared by Associated
Transportation Engineers (ATE). Potential traffic and parking impacts associated with
the project were assessed based on operational data provided by museum staff. 1t is
important to note that the museum intends to only have two (2) school buses
scheduled each day, four (4) days a week. In this way, the children will have the
best opportunity to fully experience and explore the exhibits. Tour buses will not be
dropping off visitors to the museum.
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The operational data defines attendance patterns for visitors as well as
employee/volunteer schedules for three time periods: non-summer weekdays,
summer weekdays, and summer weekends. The attendance data developed by
museum staff show that there will be different attendance patterns at the facility
during the summer and non-summer periods. Due to the project location on lower
State Street, it is anticipated that some visitors to the museum will be a result of “walk-
in" frips. Additionally, some children will arrive via buses or carpools from local schools
and will enter the building at the Kimberly Avenue side of the museum (the public will
enter the main entrance off of State Street). Bus access to the site is provided along
Kimberly Avenue in the public right of way adjacent to the project site.

The attendance patterns provided by museum staff indicate that the museum would
experience its peak visitation during the summer weekend period. Parking demands
willrange from 13-26 spaces on weekdays and 31 spaces on weekends. The project
provides two (2) parking spaces adjacent to the Children's Museum building and
additional parking demands will be met in the Railroad Depot parking lot via an off-
site parking agreement. This parking lot is located north of the site and provides 158
parking spaces. According to data provided by City staff, this parking lot is typically
30% occupied during the weekdays and approximately 60% occupied during the
weekends. As aresult, there is adequate parking supply to accommodate parking
space demands forecast for this project.

The project is also proposing to implement a transportation management plan (TMP)
which will offer incentives to employees as well as visitors, to use public transit, or
alternative means of transportation. These incentives include discounted admission,
travel packages associated with Amtrak, and subsidies for staff to purchase bicycles
or o carpool. Please see ATE's traffic analysis for more detailed information.

Noise

A Sound Level Assessment was conducted by David Lord, Ph.D. of 45dB.com,
Acoustics Consulting in July 2009. Due to design and layout changes to the project,
Dr. Lord revised his former report in May 2010. The primary Sound Level Measurement
Location was selected at the northeast boundary of the site near State Street and
the railroad tracks. The sound level was cross-checked at other points on the site to
confirm potential noise from the distant freeway and other streets. The existing noise
environment and future impacts on the proposed commercial development were
determined by means of the noise measurement survey and by acoustic modeling.

According to his analysis, Mr. Lord concluded that the exterior noise levels at the first
floor, second floor and roof terrace levels along the north boundary of the site and
within the site are within the allowable LDN level for outdoor activity and no noise
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mitigation measure are required. In addition, construction of the proposed
development will result in interior LDN sound levels of less than 50 dBA. Please see the
enclosed Sound Level Assessment for more information.

Grading and Drainage

The project site is relatively flat and will not require large amounts of grading or
retaining walls. The existing topography of the site has less than 2% slope in any
direction. The proposed project will result in @ maximum slope of 5% in any direction.
Minor grading of 100 cubic yards of cut and 850 cubic yards of fill is proposed in
order to facilitate drainage from the site to the existing storm drain system. A
Preliminary Hydrology and Storm Water Management Report has been prepared by
Flowers and Associates, dated November 5, 2010, provides the pre and post-project
drainage condition of the site. The proposed project improvements will be able to
retain the volume difference between the pre-project and post-project 25-year, 24-
hour storm event. These measures will remove the primary pollutants of concern and
reduce storm water runoff from the site, thereby satisfying water quality requirements
for the project. The enclosed civil plans incorporate the City's Storm Water Treatment
Guidelines and Policies.

The project site is located in the 100-year floodplain and as a result will require the
finished floor elevation of the structure to be at least three (3) feet above the existing
grade. A base flood elevation (BFE) determination was processed and is included in
the submittal package.

Visual Resources

Photo simulations have been prepared demonstrating how the proposed project
may impact public view sheds (please refer to enclosed photos prepared by
Todocad). The design team has made every effort to soften the proposed building's
mass from every perspective by giving it whimsical character, by stepping back the
second floor, and by incorporating generous landscaping around the building
perimeter. The project's State Street facade is compatible with the surrounding
structures in the neighborhood and creates an attractive gateway from Lower State
Street into the main Downtown area.

At the HLC hearing on February 17, 2010, the HLC conducted the required
compatibility analysis in order for the project to proceed into the City's formal
application process. The analysis is intended to communicate to the Planning
Commission that the project is appropriate in terms of its mass, bulk, and scale, that
the project is compatible with the desirable architectural qualities and
characteristics of Santa Barbara and the project neighborhood, and that the project
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is appropriately sensitive to adjacent historic resources, in this case the Railroad
Depot and Signalman's Building.

On May 11, 2011, the project team presented the landscape plan to the HLC and
provided updated elevations that incorporated the comments received from the
previous hearing. The Commission reiterated their comments related to size, mass,
bulk, height and scale relative to neighborhood compatibility and they expressed
appreciation regarding how the project had responded to the Commission's
previous comments.

Taking into consideration the City's criteria for significant visual resources, it is our
opinion that the project does not result in potential impacts to visual resources in that
there are no significant public views from the project site or the immediate
surrounding area that would be altered. Currently portion of the site contains the
Signalman’s Building with the remaining portion undeveloped. It is secured by a
locked chain link fence located on the perimeter of the property. The view corridor
to the lower foothills and Santa Ynez Mountains from State Street would not be
altered:; this view corridor is effectively established by State Street. The proposed
building is set back from the street and is consistent with the scale of the structures
surrounding the site. The view from Kimberly affords a glimpse of the Santa Ynez
mountain range, but this is not considered a significant public view as Kimberly
Avenue does not exhibit high volumes of either pedestrian or vehicular traffic as
compared to the level of activity along State Street. Further, the project site is
located outside of the visual resources map, “Visual Resources in the Coastal Zone”
which delineates and quadilifies view potential from various station points located
along transportation corridors within the coastal zone.

In fact, the project creates a new visual resource by providing a public space
between the Signalman’s Building and the Children's Museum building referred to as
the Signalman'’s Placita. From vantage points on either side of the Signalman'’s
Building, a view corridor toward the mountain range will exist that does not today.
Additionally, the project design incorporates an observation deck on the second
floor toward the mountains, and a roof top that will have virtual panoramic City
mountain and ocean views.

VL General Plan and Zoning Consistency

The designated Land Use Zone of the project site is HRC-2/SD-3, Hotel and Related
Commerce Zone/Coastal Overlay Zone. The General Plan Land Use Designation is
Hotel and related commerce. The HRC-2 zone “strives to promote, maintain and
protect visitor-serving and commercial recreational uses. Tourist and traveler related
uses shall be encouraged in this zone" (§28.22.010). The Children's Museum of Santa
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Barbara is consistent with the intent of this zone as it will serve tourist related uses, as
well as the community by providing familial educational and recreational
opportunities.

The proposed draft General Plan anticipates that the site will continue to be devoted
to Hotel and Related Commercial Uses. According to the City of Santa Barbara
Land Use Element, hotel and related commercial development would provide a
business and tourist link between the central business district and the oceanfront
(Land Use Element, page 6). The proposed Children’s Museum has the potential of
becoming a popular location in Downtown Santa Barbara, and could provide a

physical link from tourists' oceanfront-oriented activities and into the central business
district.

The proposed project also meets the intention of the General Plan's goals with
respect to Parks and Recreation by way of a “Special Use Facility”. Such facility
“provides space for a single activity, although it may accommodate several closely
related activities and is not generally considered as part of the park system, even
though it may provide a type of recreational activity. Examples include: [...]
museum. Such a special use facility does not include the necessary ingredients to
qualify as a park and therefore is developed in addition to and for the purpose of
supplementing the park and recreation program*(City of Santa Barbara Land Use
Element, pg. 23). Because the City is deficient in neighborhood and community
parks, special use facilities such as the proposed Children's Museum of Santa
Barbara, helps to satisfy the intention of the City's park and recreation program.

As mentioned above, the project site has a General Plan land use designation of
Hotel Related Commerce. According to the DRAFT General Plan, said project site
will be designated as "Ocean Related Commercial/Medium High Density
Residential”, which is described as follows:

“This designation is applied to much of the hotel and limited residential areas
between Cabrillo Boulevard and the freeway, with a residential density of 15-
25 units per acre. The areas bordering Cabrillo and Castillo Street do not allow
residential uses and allow primarily hotels and motels as well as other auxiliary
uses for hotel guests [...]. The existing zoning varies between HRC-1, HRC-2 [...]
and O-C. [...] The area below the railroad tracks [...] is zoned for primarily
ocean dependent and ocean oriented uses, commercial recreational uses,
arls and related uses, restaurants, and small stores” (Emphasis added).

The CMSB project is consistent with the existing and proposed General Plan land use
designation as it would provide arts and related uses and other auxiliary uses for
hotel guests.
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VI.  Modification Requests

Front Setback

The subject site is a through-lot and is subject to two front setback requirements as
there are two property lines that are parallel to a public street. This type of
configuration is typically recognized as a site constraint relative to fulfilling
development standards. The proposed project requires two modification requests to
allow ADA access ramps, bike posts and stairs to encroach into both front setbacks.

The first modification request is to allow the ADA access ramp, bike posts and the
trash enclosure to encroach in the front setback along the Kimberly Avenue
frontage. This modification request is appropriate given the recognized site
constraint of two front setback requirements and that the provision of the ramp fulfills
ADA accessibility compliance by providing an ADA-accessible path of travel and
entry. Further, the proposed development would provide visual relief from the public
right-of-way on Kimberly Avenue as the building itself is setback 20 feet and meets

the required front yard setback with the proposed planters providing additional
visual buffer.

The second modification request is to allow the ADA access ramp and bike posts to
encroach into the front setback along State Street. This modification request is
appropriate given that: a) it assists in the fulfilment of ADA accessibility compliance
by providing an ADA-accessible path of travel and entry; and, b) the base flood
elevation requires that the finished floor elevation to be above the existing grade.
Additionally, the building facade is setback more than 20 feet thereby meeting
setback requirements while providing visual relief from the public right-of-way.

Parking

As described above, the project parking demand ranges from 13-26 spaces on
weekdays and 31 spaces on weekends. The project site is constrained in that it is
iregularly shaped and it contains a significant historic resource, the Signalman'’s
Building which necessitated a considerable buffer between the structures. Based on
data provided by City staff the Depot parking lot is typically 30% occupied during
the week and during the weekend the ot is 60% occupied. The project requires a
parking modification; however, the parking supply in the adjacent parking lot
provides adequate parking to meet the project demands. The project provides two
(2) parking spaces adjacent to the Children’s Museum building and additional
parking demands will be met in the Railroad Depot parking lot via an off-site parking
agreement. We also expect that museum visitors would park once and visit other
businesses and points of interest in the vicinity including Stearn's Wharf, Chase Palm

12
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Park, the Harbor, and area restaurants which is consistent with many of the
Circulation Element Policies and Implementation Strategies for parking in and around
the Coastal Zone relative to alternative approaches to meeting parking demand
without impacting public spaces available for shoreline and beach access.

VIIIl.  Project Justification and Findings

The CMSB would not only provide a visitor-serving use (which is consistent with the
goals of the City's Local Coastal Plan), but it would a benefit to the local community.
With the approval of the proposed zoning modifications, the project would be
consistent with the zoning ordinance and will serve as an example of sound
community planning. Additionally, the project would be subject to additional review
and approval by the Historic Landmarks Commission in accordance with the
Commission's design, mass, bulk, scale and neighborhood compatibility standards.

The project is also consistent with new visitor serving development in the Coastal
Zone in that it creates a public view corridor on a property that is not accessible, it
provides an open space area adjacent to the Signalman' building, and incorporates
walkways on both sides of the building for pedestrian circulation between State
Street and Kimberly Avenue. The project includes bike racks and has incorporated
incentives for alternative means of transportation in order to minimize circulation
impacts.

The proposed project meets all required findings for both Coastal Development
Permit and Development Plan approvals according to SBMC §28.44.150, and
§28.87.300. The project is consistent with all applicable policies and guidelines of the
City's Local Coastal Plan as well as the California Coastal Act. The project is also
consistent and compatible with the size, bulk and scale of its immediate surroundings
as evidenced by comments made by the Historical Landmarks Commission. The
CMSB project does not result in any adverse impact to water resources, traffic, or the
affordable housing stock in the area.

The mission and goals of the CMSB are aligned with the intent and purposes of a
Community Priority designation. A Community Priority project must be found to meet
a “present or projected need directly related to public health, safety or general
welfare.” The mission of the Children’s Museum is to provide unique learning
environment where children, families, and the community come together to learn
through play. It is clear that the general welfare of the community will benefit by
providing experiences and opportunities where children, teens, parents,
grandparents, and educators can come together to interact and learn in a creative
and innovative environment.

13
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This concludes our Applicant Letter/Project Description as part of the Children's
Museum of Santa Barbara project consideration. Please do not hesitate to call me
or any of the project team if you have any questions or require additional
information related to our submittal.

On behalf of the applicant and project team, we thank you for your consideration of
this project.

Sincerely,
SUZANNE ELLEDGE
PLANNING & PERMITTING SERVICES

il P~

Trish Allen, AICP
Senior Planner
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ATTACHMENT 3

PROJECTS WITH PRELIMINARY OR FINAL
COMMUNITY PRIORITY DESIGNATIONS

PRELIM. FINAL STATUS/
PROJECT/ADDRESS DESIG. DESIG. COMMENT
(SQ.FT.) | (SQ.FT.)
Boys & Girls Club Addition Initial application 1990;
602 W Anapamu Street 4,800 potential - working on
MST2002-00786 revised
Housing Authority
702 Laguna Street 4,550 | Completed
MST92-00043
Natural History Museum
2559 Puesta Del Sol 2,165 | Completed
MST92-00608
Airport Fire Station
40 Hartley Place 5,300 | Completed
MST92-00746
Santa Barbara Zoo
500 Nifios Drive 210 | Completed
MST95-00330
Desalination Plant
525 E. Yanonali Street 528 | Completed
MST95-00425 (MST90-00360)
Santa Barbara Rescue Mission
535 E. Yanonali Street 7,213 | Completed
MST96-00228
Airport Master Plan o )
601 Firestone Road 12,557* | Airline Terminal
MST96-00355 expansion; portion or all
- may be considered for
Airport Master Plan Economic Development
601 Firestone Road 50,000* category at later date
MST96-00355
Rehabilitation Institute
2405 and 2415 De la Vina Street 9,110 | Completed
MST97-00196
Visitor Information Center - Entrada de Santa Barbara
35 State Street 2,500 | Approved 8/21/01
MST97-00357
Santa Barbara Harbor Restrooms
134 Harbor Way 1,200 | Completed
MST97-00387
Airport Terminal Expansion (trailers)
500 Fowler Rd. 2,300 | Completed

MST97-00392
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PROJECT/ADDRESS

PRELIM.
DESIG.
(SQ.Fr1.)

FINAL
DESIG.
(SQ. Ft1.)

STATUS/
COMMENT

Waterfront Department Offices
132 Harbor Way
MST97-00503

3,240

Completed

Transitions Preschool
2121 De la Vina Street
MST97-00696

723

Completed

S.B. Maritime Museum
113 Harbor Way
MST97-00832

2,805

Completed

Santa Barbara Cottage Hospital (Hospitality House)
2407-2409 Bath Street
MST98-00042

4,158

Completed

MacKenzie Park Lawn Bowls Clubhouse
3111 State Street
MST98-00076

763

Completed

Cottage Hospital
320 West Pueblo Street
MST98-00287

980

Completed

The Full Circle Preschool
509 West Los Olivos Street
MST98-00231

832

Completed

Storyteller Children's Center
2115 State Street
MST98-00364

2,356

Completed

Free Methodist Church
1435 CIiff Drive
MST98-00877

2,544

Completed

Salvation Army
423 Chapala Street
MST99-00014

2,968

Completed

Homeless Day Center and Shelter
816 Cacique Street
MST99-00432

10,856

Completed

Emmanuel Lutheran Church
3721 Modoc Road
MST99-00510

8,120

Completed

Marymount School
2130 Mission Ridge Road
MST99-00542

4,000

Completed

Parking Lot 6 — Granada Theater
1221 Anacapa
MST1999-00909/MST2003-00908

7,810

Completed
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PROJECT/ADDRESS

PRELIM.
DESIG.
(SQ. Fr.)

FINAL
DESIG.
(SQ. Ft.)

STATUS/
COMMENT

Planned Parenthood
518 Garden Street
MST1999-00916

3,565

Completed

Sea Center
211 & 213 Stearns Wharf
MST2000-00324

3,212

Completed

Santa Barbara Zoo
500 Ninos Drive
MST2000-00707 (& MST2002-00676)

10,000

Final Designation
4/10/2007

Clean Water and Creeks Restoration Office
620 Laguna Street
MST2000-00828

480

Completed

Elings Park
1298 Las Positas Road
MST2001-00007/MST2006-00509

12,190

Draft EIR stage

Braille Institute
2031 De la Vina Street
MST2001-00048

4,000

Completed

Modular Classrooms at Boys & Girls Club
632 E. Canon Perdido Street
MST2001-00150

6,502

Completed

Cater Water Treatment Plant
1150 San Roque Road
MST2001-00732

6,750

Completed

Santa Barbara Neighborhood Medical Clinics
915 North Milpas Street
MST2001-00774

2,518

Completed

632 E. Canon Perdido St.
Boys and Girls Club
MST2002-00786
MST2008-00563

7,600

Preliminary Designation
7/15/03

617 Garden St.
Mental Health Assoc.
MST2002-00257

2,703

BP Issued 11/17/06

4000 La Colina Rd
Bishop Diego High School
MST 2004-00673

9,512

Final Designation
12/20/2005

540 W Pueblo St
Cancer Center
MST2007-00092

5,845

Final Designation
7/13/2010

125 State St
Children’s Museum
MST2009-00119

2,500

Preliminary Designation
4/7/2009
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PRELIM, FINAL
PROJECT/ADDRESS DESIG. DEsIG. Cs(;rl\‘::'[llji‘,sl\;T

(SQ.FT1.) | (SQ.FT1.)

602 Anacapa St Final Designation

Antioch University 2,671 | 8/23/2011

MST2011-00145

SUBTOTALS: 27,090 207,546

ALLOCATED TO DATE: 234,636 SQ. FT.

REMAINING UNALLOCATED: 65,364 SQ. FT.
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