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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
September 12, 2013
TO:
Mayor and Councilmembers

Planning Commission

FROM:
Planning Division, Community Development Department
SUBJECT:
Joint Council And Planning Commission Work Session

Planning Division Workload And Program Activities
RECOMMENDATION: 
That Council hold a joint work session with the Planning Commission to receive status reports and discuss major work program activities in the Planning Division, including: Long Range Planning & General Plan Implementation; Zoning Information & Enforcement; Design Review & Historic Preservation; and Development & Environmental Review.
DISCUSSION:
Over the last several years, joint work sessions on the Planning Division workload have been held with the Council and Planning Commission approximately every six months.    For today’s meeting, staff will review all programs in the Planning Division, highlighting accomplishments, major work underway, and projects on hold or pending.  The Chairs of the Architectural Board of Review (ABR) and Historic Landmarks Commission (HLC) are also invited to attend the meeting; in particular their participation is important for discussion of the Average Unit Size Density Incentive Program.  

A primary goal of the work session is to establish a shared understanding of the Division’s workload, including the status of projects or programs that may be active, pending, or on the back burner.  Adjustments in priorities occur when issues arise and program improvements are needed.  Council and Planning Commission feedback is invaluable for staff to stay the course or make changes as necessary. 

This report and attachments provide information on particular projects within each program and some information on regular assignments (i.e. plan check).  The main topics for discussion at the work session will be: the Average Unit Size Density Program, Design Review completion of existing project and the next project to be Multi-Unit Design Guidelines, the steps for the New Zoning Ordinance project, and Zoning Information Reports.
General Plan Implementation 

The General Plan Implementation Program is essentially divided into two phases: Phase I (1-5 years, 2012-2016) and Phase II (6+ years), which includes all the remaining projects.  The primary focus of today’s discussion is on Phase I, including review of major projects completed, active project status and schedules, and implementation of the Average Unit Size Density (AUD) Incentive Program. The schedule overview is shown in Attachment 1, and Attachment 2 outlines considerations for possible process changes to implement the AUD Program and the roles of the ABR, HLC and Planning Commission.
State law (Senate Bill 2) requires that jurisdictions designate at least one zone in which a year-round emergency shelter is allowed by right.  In compliance with this mandate, the 2011 Housing Element contains a program directing amendments to the Zoning Ordinance to permit emergency shelters by right in the Commercial Manufacturing (C-M) zone within one year of adoption of the Element.  Due to other workload priorities and limited staff resources, zoning ordinance amendments to implement this program have not yet been brought forward for Council initiation.  Staff expects that Council will consider initiating changes to the Municipal Code in order to comply with SB2 in late Fall 2013.  

Implementation of the General Plan amendments in the Coastal Zone requires certification by the Coastal Commission, and specifically amending the Local Coastal Program (LCP).  Coastal Commission staff has expressed reservations about simply amending the LCP to reflect the General Plan and Zoning maps without at least updating all land use policy designations and any associated policy references.  City staff is actively working with the Commission staff to identify the needed changes.  

City staff has also applied for a Coastal Commission grant to comprehensively update the Land Use Plan portion of the LCP (which has not been updated since the original certification in 1982) and a portion of the Implementation Plan.  Should the City be awarded this grant, the scope of the current effort would be expanded considerably, and would require further direction from the Council.  Announcement of the grant recipients is expected in November 2013.

A key component of the General Plan Update (GPU) is the new Growth Management Program (GMP) for non-residential development. On March 5, 2013, the Council adopted a Zoning Ordinance amendment including a Traffic Management Strategy that specified allowed traffic impacts based on location in four different areas (e.g. Downtown, Upper State Street) and type of development (e.g. Small Addition, Transfer, Community Benefit). 

The Environmental Impact Report (EIR) and traffic model prepared for the GPU found that, based on current thresholds for cumulative traffic impacts, up to 26  intersections would become adversely impacted as a result of city wide development (residential, non-residential, other).  These significant and unmitigated cumulative impacts were overridden by City Council with adoption of the General Plan Update. The traffic strategy designed to reduce the overall traffic impact of land use growth explains the City policy for where and when land development is appropriate and under what level of impact.  The strategy allows most developments, but limits those that use too much of the remaining roadway and intersection capacity.  During the GPU and GMP processes, Staff explained that a project-specific impact is the tipping point when one project’s traffic generation is taking too much of the remaining capacity.

Staff will be returning to Council before the end of the year with a resolution further explaining this traffic threshold and the basic procedures for determining traffic impacts.  Council adoption of a resolution explaining this policy will be helpful to support environmental determinations for compliance with the California Environmental Quality Act.
Zoning Information & Enforcement
Workload activity is constant for this program with responsibility to manage and coordinate with other Land Development Team groups on public counter services, permit plan check, and enforcement.  The plan check function is understaffed and in order to reduce backlog and late plan checks we use overtime with other staff in the Division when possible. There are two P3 goals that measure plan check activity.  The first is to complete 65% of initial zoning plan check reviews within the target timeline.  In FY13, we completed 66% of the initial zoning plan checks on time. The second is to complete 75% of resubmittals within the target timeline.  In FY 13, we completed 80% of resubmittals on time. 

In the last few weeks we hired two part-time hourly employees (combined total of 0.75 FTE) to provide more resources to enforcement and, where possible, assist with plan check and Zoning Information Reports (ZIRs).  This program also handles the modification requests for the Staff Hearing Officer (SHO) where bi-weekly hearings usually have 3 to 5 agenda items each for mostly minor requests, such as setback encroachments, fence height, open yard reductions.
Council initiated an amendment to the Zoning Ordinance standards for fences, walls, screens and hedges.  To date, staff has received initial direction from the Council Ordinance Committee and the Neighborhood Advisory Council. Additional public input and feedback on proposed amendment language will be solicited from the Single Family Design Board on September 23, 2013 and from the Planning Commission later this fall.
A major update to the Zoning Ordinance has been funded in the Capital Program starting January 2014 with a new Project Planner position, $35,000 for City Attorney support and $200,000 for consultant services.  Early next year staff will begin working with a new City Attorney and the Planning Commission to refine the scope of the update, develop a public involvement process, and issue a Request for Proposal for the consultant.  We expect that Council will consider a contract and the scope of work in late Spring 2014.  A draft summary of the next steps for the New Zoning Ordinance effort is attached (Attachment 3). 

Consideration of possible changes to the ZIR process was discussed at Council on August 13, 2013.  The Council heard concerns from many realtors regarding the ZIR requirement, cost, timeliness, discrepancies between prior ZIRs and current ZIRs, and enforcement.  The realtors requested that the Zoning Ordinance be amended so that attaining a ZIR before close of escrow would no longer be required but would be made optional. Staff explained that we shared some of the same concerns as the realtors, such as resolving discrepancies that sometimes occur between ZIRs, and staff also explained the value of the ZIR and gave reasons why ZIRs should remain a requirement rather than an option. Council indicated that changes in the process should be made to improve timeliness and resolution of problems, but Council felt that ZIRs should continue to be required rather than an option.
Council directed staff to put the matter on today’s agenda for a brief discussion between Council and the Planning Commission, and to schedule further consideration at the Planning Commission meeting on September 17th.  Staff contacted the Santa Barbara Association of Realtors (SBAOR) to explain that some public comment at today’s meeting is certainly welcome, however, we expect to have limited time today and more time next week at the Planning Commission hearing.
The Staff Report for the Planning Commission meeting will contain background information on ZIRs from staff and SBAOR, an explanation of the issues, and staff’s recommendations to address the issues including the exploration of: the pros and cons of the use of private planning consultants or other consultants to prepare ZIRs; an Ordinance amendment to create more administrative authority to resolve record discrepancies and minor code deviations; and, a formal appeal process on the findings of the ZIR.  In addition, more information will be provided on the discrepancies that arise between ZIRs, including responses to some of the realtors case examples.  Some statements from realtors were incomplete with regards to prior ZIRs, City records, and/or staff’s efforts to identify and resolve issues.
In response to Council’s concern regarding the scheduling of ZIR inspections, management is immediately pulling in additional staff from zoning enforcement to prepare ZIRs to address scheduling concerns.  Staff will monitor what it takes to maintain the increased service level.  In addition, management suggests that Council authorize the waiving of Planning fees for modifications and design review, if needed, in cases where it is clear an error was made in the previous ZIR.  Applicable building permit fees would still apply.
After the Planning Commission discussion and staff follow up on possible changes, we will return to Council in November for direction on administrative changes and, as necessary, bring possible Zoning Ordinance Amendments to the Ordinance Committee.  Staff anticipates further discussion with the Ordinance Committee in January 2014. 

Design Review & Historic Preservation
A list of assignments in this program prepared for this report is Attachment 4.  As has been the case for many years, the number of special assignments in this section is considerable.  Major progress has been achieved with the adoption of the Historic Resources Element and development of a 5 year work program for historic preservation.  Projects underway are listed and include: survey completion, potential list determinations, draft Historic District Ordinance and historic district design guidelines.
Several special projects related to design review have been initiated and we are looking to complete the active ones soon so that early next year we may begin to develop design guidelines for multi-unit projects.  The need for multi-unit design guidelines has been identified in the Housing Element dating back to 1995, and the need has been further intensified with the adoption of the AUD.  Staff anticipates that this effort will primarily involve the ABR, but we also believe the guidelines will be helpful to the HLC used in conjunction with the Urban Design and El Pueblo Viejo Guidelines. We have indicated that some funding may be necessary to prepare illustrations and graphics, but that is to be determined as we have yet to develop a work program.
Development & Environmental Review
Private development activity has been relatively slow, but steady, for the last several years. While the Planning Commission agendas and meetings have been sparse recently, application submittals are increasing and staff has been involved in many pre-application meetings and Planner Consultations, indicating that development activity is picking up. Some larger projects were recently completed (El Encanto) or are currently under construction (Alma del Pueblo, Foothill Triangle, Victoria Hall Theater). Others are very near commencement (La Entrada) or are in the process of seeking revisions to previously approvals (Sandman Inn).  Attachment 5 summarizes the major pending or active private development projects. Some staff in this section are also working on several Capital-funded projects (Mission Creek bridges and El Estero improvements), not included in the attached list. 
ATTACHMENT(S):
1. General Plan Implementation Schedule


2. AUD Process Considerations

3. New Zoning Ordinance – Next Steps 

4. Design Review & Historic Preservation Section Assignments as 
of August 2013

5. Pending and Active Development Projects
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Bettie Weiss, City Planner
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