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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
October 2, 2012

TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department

SUBJECT:
Proposed Historic Resources Element

RECOMMENDATION:
That Council adopt, by reading of title only, A Resolution of the Council of the City of Santa Barbara Adopting the Historic Resources Element.
EXECUTIVE SUMMARY:

A new version of a Historic Resources Element (HRE), drafted by a Council-authorized Task Force, is proposed for adoption.  The proposed HRE would replace the existing General Plan HRE Framework and the “Cultural and Historic Resources” section of the existing Environmental Resources Element.  The HRE proposed policies are similar to the policies to be replaced.  Additional and more detailed goals, policies and implementation items are included in the proposed HRE, which generally give direction for and clarify existing city historic preservation practices. 
Both the Historic Landmarks Commission (HLC) and Planning Commission (PC) recommend the HRE to the Council for adoption.  Staff has carefully reviewed the document with the HRE Task Force and has no further comment on the document other than responses to a 9/5/12 letter from the Santa Barbara Museum of Natural History (SBMNH), Attachment 2.  Public commenters have been supportive of the document, with the exception of the “Santa Barbara for All” organization, which is concerned that historic preservation may affect the ability to build densities to support affordable housing.  Staff has found that the proposed HRE goals and policies for historic preservation are consistent with the General Plan as a whole, including policies encouraging housing production, and recommends that Council adopt the HRE.
DISCUSSION:
The proposed Historic Resources Element (HRE) is to replace these sections of the 2011 Santa Barbara General Plan:

· 2011 Historic Resources Element Framework (HRE Framework) entire chapter, pages  1 - 6

· “Cultural and Historic Resources” sections in pages 26 through 30 and pages 66 through 68 of the Environmental Resources Element (shown in the General Plan document as a reproduction of the 1979 Conservation Element)

The HRE proposed policies are similar to the policies to be replaced.  All of the topics covered by the existing Historic Resources Framework and existing Cultural Resources Section of the existing Conservation Element portion of the Environmental Resources Element are covered in the proposed Historic Resources Element.  Policy topics such as the following appear in either or both the existing General Plan HRE or Conservation Element as well as the proposed HRE:

· Protection of historic and archaeological resources through appropriate regulatory tools such as buffers, transfer of development rights, reduced densities near resources, adaptive reuse, design districts, and designations

· Protection of historic and archaeological resources through ensuring compatible development through review processes

· Protection of historic resources through adaptive reuse of historic resources
· Promoting public awareness of historic and archaeological resources

· Surveying and documenting historic resources in the community

· Ensuring governmental coordination, uniformity in regulations, and effectiveness in addressing and protecting historic and archaeological resources

A detailed comparison chart showing all policies was presented to the HLC and PC in a Staff Report.
Additional more detailed goals, policies and implementation items are included in the proposed HRE.  The intent of the new items is the same as it was for the existing documents, and the result of the new items may be better protection of historic resources in some cases.  New topics include the following:

Two new goals elevate topics of governmental effectiveness (“Governmental Cooperation”) and the importance of historic resources preservation in neighborhoods (“Neighborhood Historic Preservation”).

New policies expand on the importance of:
· avoiding demolition of historic resources

· protection of neighborhood historic resources

· streetscape and landscape historic resources

· surveying, documenting and designating resources

Reviews:
Historic Resources Element Task Force.  On June 28, 2011, Council authorized a Historic Resources Element (HRE) Task Force to draft a new Historic Resources Element.  The HRE Task Force voting membership is two Historic Landmarks Commissioners and one Planning Commissioner.  Representatives from various other community groups are included in the HRE Task Force and contributed to discussion and work on the HRE (Attachment 1, HRE Task Force Participants).  The HRE Task Force met 22 times since July 2011 and drafted an introduction, goals, policies and implementation actions for consideration, as well as an appendix.  Staff supported the HRE Task Force drafting process and provided a map of historic districts.  Staff has carefully reviewed the document with the HRE Task Force and has no further comment on the document other than responses listed below, to 9/15/12 correspondence from the SBMNH, Attachment 2.
Santa Barbra Museum of Natural History (SBMNH) California Indian Advisory Committee. In May 2012, Staff met with and provided the draft HRE to the SBMNH California Indian Advisory Committee.  The Committee requested additional time to review the document.  Per the Committee’s request, the HLC and PC hearings were delayed by approximately one month.  Comments received from the SBMNH on 9/5/12, Attachment 2, recommend changes to items HR1.5 and HR9.5.  Staff supports the changes suggested for HR1.5 regarding clarifying that parties listed on the City’s “Archaeological Monitors List” should be considered for notification as part of the environmental review process.  Staff also is supportive of an amendment to the end of HR9.5.c to insert the text “, in addition to those of the SBMNH”, as the intent of the item was not to overlook the existing functions of the SBMNH.  Staff has included language in the proposed Council Resolution to revise the HRE to include these points.
Historic Landmarks Commission (HLC).  The July 18, 2012 HLC minutes, Attachment 3, detail that the HLC unanimously supported the adoption of the HRE.  The HLC also directed the HRE Task Force to incorporate the term “cultural landscapes” into the document, as recommended for use by the Secretary of the Interior’s Standards for Historic Preservation. The HRE Task Force met to incorporate this term into the document as the HLC directed.
Planning Commission (PC).  On July 26, 2012, the PC discussed a number of topics related to:  historic buffers and potential effects on housing, resource mapping, transfer of development right applicability and the HRE Task Force’s specific proposed wording choices.  The PC voted 4 to 3 to recommend the element for adoption by Council, Resolution 011-12, Attachment 4.  The following is a synopsis of the discussion prior to their adoption of the resolution.

Buffers.  The buffer language is in the approved 2011 General Plan and the wording has not been changed by the HRE Task Force at staff’s recommendation, with one exception.  At their last meeting, the HRE Task Force chose to generalize the statement regarding the applicability of HRE 2.10.a and removed the phrase “, or consideration of increased densities for rental, employer and/or affordable housing”, to avoid any confusion regarding how historic preservation buffers would apply to all projects.  A definition of buffer has been included in the proposed glossary for the HRE.  The proposed buffer definition helps to clarify that a buffer is a way to ensure compatibility through a number of potential ways.
Two levels of buffer distance analysis are included in the current General Plan.  For both buffer distances staff is implementing “tags” within the City’s Tidemark Advantage system for parcels within the prescribed buffer distances.  This way, as soon as potential applicants interface with the Planning Division, they will be notified that there is a nearby historic resource.  In this way, consideration of nearby historic resources will occur early in the planning process.

a. 100’ Buffer.  Tagging or “flagging” parcels within 100’ of a historic resource will indicate a higher likelihood for the need for either a historic resources report or additional considerations for protection of a resource.

b. 250’ Buffer.  Parcels within 250’ of Presidio area historic resources would also be similarly tagged.  A greater buffer distance for this area is in place due to these resources being a very high preservation priority and the special vulnerability of adobe structures.

Reduce Densities.  HR2.8 specifies potential reduced densities where appropriate within 100’ of a historic resource.  This item exists within the 2011 General Plan, and at staff’s recommendation, the language of this item has not been altered by the HRE Task Force.  The language is consistent with the General Plan map densities near El Pueblo Viejo District Part I downtown historic resources.  As with the buffers, this item calls for case by case analysis of each development proposal, and even calls out that higher densities for housing would be allowable where appropriate.  Both housing and historic preservation goals can be achieved throughout the city, and each item has been carefully crafted to ensure both goals can be implemented.
Historic Resources Map.  Some Planning Commissioners requested a map of all historic resources showing buffers around each resource.  Such a map would only indicate where development needs to be analyzed to ensure it is designed in a manner sensitive to historic resources.  Mapped buffer areas would not mean “no build” or “low build only” zones.  Each project proposal within a buffer of a historic resource would be evaluated on a case-by-case basis as to how it would or would not be protective of, or compatible with, nearby historic resources.  In some cases, a buffer for a historic resource might affect a new structure’s architectural styling to ensure compatibility with the nearby resource.  In other cases, a historic resources report might be required for the development to determine what, if any, impact the development proposal might have on the resources, and ways impacts could be avoided.  In fact, a myriad of approaches such as setback and stepback variations, landscaping or other details can be implemented to ensure a neighborhood environment protective of a historic resource.  Individual parcel tagging/flagging in the City’s Tidemark Advantage system to indicate case-by-case compatibility analysis is a more appropriate tool for buffer implementation.  Staff is also working on a series of map layers to depict the resources and buffer distances.
Site Visit.  One Planning Commissioner requested a site visit to see an example of a development built within a proposed buffered distance from a historic resource.  The development project surrounding the Arlington Theater was discussed at the hearing.  Design Review of the project is directing a site layout that respects the architectural significance of the historic Arlington Theater.  Since each case is so unique, the purpose and value of a Planning Commission visit to developments near historic resources appears unclear.  The buffers which are part of the existing 2011 General Plan are an appropriate implementation tool and site visits are not necessary to verify the need for this existing General Plan item.
Transfer of Development Rights Program.  Staff clarified for the Planning Commission, that item HR2.9, regarding a transfer of development rights program, could apply to parcels within the buffer distances of historic resources and that any details associated with such a program would be developed at the time a new transfer program is being considered.
Wording Consistency.  A concern was expressed that various words were used for similar concepts in various places in the document.  For example, the difference in meaning was questioned for wording such as “compatible development” versus “respectful development”; or “proximate” versus “near”.  At the hearing, HRE Task Force representatives confirmed for the Planning Commission that the variation in words with similar meaning in various places in the document was intentional.
GENERAL PLAN & CODE CONSISTENCY ANALYSIS:
The proposed HRE is consistent with the Santa Barbara General Plan, as required by California state planning laws.  Following are examples of how the proposed HRE is supported by, and supports the Sustainability Framework and policies of other elements of the Santa Barbara General Plan.

· Economic & Fiscal Health / Community Character.  The Land Use Element, Housing Element, Economy and Fiscal Health Element and HRE all support development which is compatible with community character, which can include preserving historic resources. The Economy and Fiscal Health Element also supports arts, crafts and culture, which is complementary to historic preservation.  The City of Santa Barbara’s economy is very dependent on tourism.  Santa Barbara’s tourism is supported by a visibly rich historic heritage, which can continue to be achieved through historic preservation.

· Visual Preservation. The Environmental Resources Element promotes visual resources protection, consistent with HRE viewscape protection items.

· The Sustainability Framework lists “Historic & Community Character” as one of the policy drivers that affects both the guiding principles and the goals and policies of the General Plan.  Historic Resources are also discussed in the Plan’s Principles for Development.

· Rehabilitation of Existing Buildings.  Land Use Element and Housing Element policies encourage rehabilitation of existing buildings, as does the proposed HRE. In addition, the Safety and Public Services Element encourages earthquake insurance programs, which could be helpful to allow for higher quality reconstruction of historic resources in the event of destruction due to an earthquake.

· Potential Public Acquisition of Historic Resources.  The acquisition of certain properties promoted by the Open Space, Parks and Recreation Element could result in the protection of historic resources, consistent with the HRE.

· Pedestrian Transportation. Both the Circulation Element and HRE promote pedestrian transportation. 

· Housing Unit Density.  The HRE proposes protection of historic resources through a number of means, including implementation of buffers and historic districts.  A more detailed discussion of this item is included in the discussion of the Planning Commission’s review of the Element in the previous section.  Depending on how these mechanisms are implemented, the potential housing unit development density could be diminished for some potential development sites.  Implementation of historic preservation mechanisms will need to be done in a way that is consistent with Housing and Land Use Element goals for production of affordable housing units.  The General Plan’s Adaptive Management Program (AMP) will monitor the production, location and affordability of housing units over time.  The feedback of information through the AMP will allow for adjustments in policy implementation over time to ensure that all policies of the Housing, Land Use and proposed HRE are implemented in a manner that is consistent.

Policy HR5 “Protect Neighborhood Historic Resources”.  This important policy addresses protection of traditional neighborhoods and could be implemented in a number of ways.  Implementation item HR5.5 “Establish zoning that conforms to the character of neighborhoods” would entail a rezoning process.  Staff would like to note that in the event that such a process is undertaken at some time in the future, one essential part of that study will be review for consistency within the General Plan as a whole, including consistency with the Average Unit-Size Density Incentive Program.  Verification of any such rezone conformance to State Planning and Zoning laws would also be needed.  Staff does not suggest any revision to the language of Policy HR5, but provides this note as an advisory.
Although from a broad view, all of the elements are consistent, there will be individual cases where careful balancing in the implementation of the elements will be needed, for example:

· Some neighborhoods may be open to secondary dwelling units or other non‑traditional neighborhood development patterns.  Careful implementation of design guidelines and preservation of individual historic resources consistent with Land Use Element and Housing Element policies will be needed.

· Some individual historic landscapes may promote potentially invasive species such as invasive palm, olive or pepper tree species.  Careful review of the Environmental Resources Element Biology section will be important in these cases.

· Some individual historic landscapes may include water consumptive elements, such as expansive high water use lawns.  Careful review of the Environmental Resources Element Safety and Public Services Element Water Supply policies and water conservation municipal codes will be important in these cases.

· Some individual historic properties may merit historic wood shingles or other combustible building materials.  Careful review of the Safety and Public Services Element Safety Hazard Identification and Reduction Chapter, local codes and the California State Historical Building Code will be needed in these cases.

· Some individual historic properties may merit adobe construction or other types of construction not traditionally clearly accommodated by standard wood frame construction or seismic building codes.  Careful review of the Safety and Public Services Element Earthquake Safety Chapter, local codes and the California State Historical Building Code will be needed in these cases.

ENVIRONMENTAL REVIEW:

A Program Environmental Impact Report (EIR) was completed for the Plan Santa Barbara General Plan Update (SCH 2009011031).  An Addendum to the EIR has been prepared, Attachment 5.  The Addendum documents that there would be no changes to the impacts of the General Plan Update as a result of the inclusion of the proposed HRE in the General Plan.  The proposed Council Resolution includes environmental review findings to reflect the original certification of the EIR, adoption of the General Plan and the current adoption of the HRE.

SUSTAINABILITY IMPACT:  

As with the December 2011 General Plan Update, this proposed HRE is premised on moving Santa Barbara towards a more sustainable future.  Investment in older neighborhoods is a form of reinvestment in inherently sustainable communities that are generally less expensive, smaller in scale, walkable, transit-accessible and feature mixed uses.   The continued use of older structures and the adaptive reuse of buildings lower the carbon footprint of the community.  It is estimated that 25% of the material being added to landfills is demolition and construction waste.  Preservation of older structures actually conserves resources by eliminating the environmental costs of new construction.  Adaptive re-use or rehabilitation of a building has been found to create more local jobs, than what is spent on new construction which produces overall cost savings.
ATTACHMENTS:

1. Historic Resources Element Task Force Participants

2. Santa Barbara Natural History Museum 9/5/12 correspondence

3. Historic Landmarks Commission 7/18/12 minutes excerpt

4. Planning Commission 7/26/12 Minutes excerpt and Resolution 011-12
5. Addendum to Program Environmental Impact Report for the Plan Santa Barbara General Plan Update (SCH 2009011031)

Note:  The proposed Historic Resources Element (HRE) and public comments submitted to the HLC and PC have been transmitted to the Mayor and Council and are available for review in the City Clerk’s Office.

PREPARED BY:
Heather Baker, AICP Project Planner 

SUBMITTED BY:
Paul Casey, Community Development Director
APPROVED BY:

City Administrator's Office

�








