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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
December 11, 2008
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department
SUBJECT:
Plan Santa Barbara Draft Policy Preferences Report, And Next Steps For Environmental Impact Report
RECOMMENDATION:  
That Council direct staff to initiate CEQA environmental review for the General Plan Update: Draft Policy Preferences Report, December 2008, as the draft General Plan sustainability framework and draft policy direction for updating the City General Plan and growth management program, and direct staff to proceed with Phase III of the Plan Santa Barbara process in order to update the City’s General Plan Land Use Element, Land Use Map, and Housing Element.
EXECUTIVE SUMMARY:

This staff report presents the General Plan Update: Draft Policy Preferences Report, December 2008, which contains an overview of a new sustainability framework for the City’s General Plan, and draft goals, objectives, and policies for each of seven newly proposed newly defined general plan elements.  The staff report provides a brief background on Plan Santa Barbara (through the Planning Commission hearings on the draft policy preference held in September and November of this year), and an overview of key features of this milestone report.  It also describes the alternatives that staff is suggesting should be analyzed in the environmental impact report, and lists the tasks to be addressed in the next phase of Plan Santa Barbara.  The attachments to this report provide descriptions of the proposed General Plan elements, on-going work addressing historic resources to be incorporated into the updated General Plan, and the details of the growth scenarios comprising possible alternatives for analysis in the EIR.
DISCUSSION:
I.
Background 

The PlanSB General Plan Update project was undertaken to address: 1) the December 31, 2009 sunset of Charter Section 1508 which established the non-residential growth management for 1990-2010; 2) the update of the Housing Element; and 3) the growing interest over environmental sustainability and related issues of climate change, peak oil and public health risks.  Because all of these issues have broad policy considerations, a new General Plan sustainability framework is proposed to provide over-arching direction as to how the new City goals and policy changes will be integrated with the General Plan. 
Becoming a more sustainable community is the focus of this General Plan update and the resultant draft framework.  The proposed goals and draft policies included in the General Plan Update: Draft Policy Preferences Report are the result of an 18-month public participation process, including input from all of the following: three series of community workshops, dozens of small group meetings, information forums, Planning Commission work sessions, Council status reports, a youth survey, a telephone survey of residents, and hundreds of written comments, letters and e-mails.  
The Planning Commission has been very involved in the Plan Santa Barbara process and the development of this report through their public hearings, special work session, and a subcommittee that worked closely with staff.  The Planning Commission held four hearings on the report on September 10 and 11, September 25 and November 13, and the document underwent refinements and improvements as a result of both public input and the Commissioners’ comments at each meeting.  The Planning Commission has prepared a separate memorandum to the Mayor and City Council which accompanies their recommendations (Attachment 1).  
Two revisions included in the report as a result of the November 13th Commission meeting involve the disposition of existing non-residential square footage if not rebuilt (Policy LG7, Disposition of Existing Non-Residential Square Footage if not Rebuilt), and the building height limits in downtown (Policy CH10, Building Height Limits in Downtown, Downtown Residential Buffer Areas and Next to Historic Structures).  Policy LG7 (Disposition of Existing Non-Residential Square Footage if not Rebuilt) has been revised to advocate study of modifying the right to transfer square footage from an existing building that is not re-built on the same property.  Reference to the current 60-foot building height limit for commercial zones in the Downtown has been deleted from CH10, Building Height Limits in Downtown, Downtown Residential Buffer Areas and Next to Historic Structures given the split opinion among the Planning Commission and in deference to the upcoming ballot measure in November, 2009.
II.
Key Features of Plan Santa Barbara
General Plan Framework – The draft document under consideration today is the proposed sustainability framework for the General Plan update containing principles, goals, objectives, and almost 150 policy updates that has emerged from the PlanSB process.  Updating the current elements and associated policies consistent with the sustainability framework and new draft policy directives will be completed in subsequent phases. The report also defines the project description for upcoming environmental review, which will inform the remaining update process.  A preliminary outline of alternatives to the proposed project to be analyzed in the EIR are discussed later in this report.
The General Plan Update:  Draft Policy Preferences report focuses on defining sustainability and explaining how it is being addressed through the General Plan, and the key City policy amendments that relate to making Santa Barbara more sustainable.  It also provides a conceptual description of the framework’s relationship to the entire General Plan, and an initial approach to reorganization of previous elements of the general plan as well as the inclusion of proposed new elements.  
The Draft Policy Preferences report essentially contains four sections:  1) the Introduction explains the purpose of the General Plan and reasons for this update; 2) the History, Trends and Policy Drivers section provides the context for the approach being taken to update Santa Barbara’s General Plan; 3) the Sustainability Framework defines sustainability for Santa Barbara, the principles that guide development, the structure of the General Plan, as well as an outline of the adaptive management program.  The remaining section 4) presents draft goals, objectives and policies for each of the newly defined General Plan elements, which will include:  

· Land Use and Growth Management

· Economy and Fiscal Health 

· Environmental Resources

· Historic Resources and Community Design

· Housing

· Circulation

· Public Services and Safety

It is intended that all the elements will eventually be part of a single, comprehensive and integrated General Plan document.  However, it is not proposed that the sections of this report replace current elements.  Rather, the intent is to supplement current General Plan policies, many of which will remain in force, and will likely be brought into the new elements as they are reviewed and updated in subsequent phases of the PlanSB process.  The proposed elements are briefly described in Attachment 2.
Sustainability – Several draft policies are noteworthy because of their contribution toward the goal of a more sustainable community.  The key policies proposed to be incorporated into the Land Use and Growth Management Element of the General Plan include the following growth management policies: 
· LG1, Resource Allocation Priority; 
· LG2, Limit Non-Residential Growth; and 
· LG3, Future Residential Growth.
In combination with the following policies related to community benefit land uses and future growth locations:

· LG10, Community Benefit Non-Residential Land Uses;

· LG11, Community Benefit Residential Land Uses;

· LG9, Mobility Oriented Development Area (MODA); and 
· LG15, Sustainable Neighborhood Plans (SNP).  
These policies, supported and complimented by numerous policies throughout the elements, could result in reduced resource consumption, reduced generation of green-house gases and air pollution, an increased diversity and affordability of the City’s residential stock, enhanced public open space, and opportunities for healthier lifestyles, while maintaining the historic character of the City.  

Adaptive Management – An Adaptive Management Program is proposed to provide an evaluation, feedback, and adaptation mechanism to track progress toward achieving the plan’s goals, objectives and desired outcomes.  Adaptive management enables revision of policies and implementation measures throughout the 20-year planning period to effect course corrections in response to external trends or unintended consequences.  Adaptive management is a critical component of the plan particularly as it applies to the Growth Management policies that require resource monitoring to ensure growth and development do not exceed resource capacities.
Growth Management – The key growth management policies (LG1 – LG3) address non-residential growth limitation and residential growth provisions.  Policy LG1, Resource Allocation Priority, would establish priority allocation of future resource capacity for additional growth to affordable housing development over other types of development.
Policy LG2, Limit Non-Residential Growth, would extend existing Charter Section 1508 policies (Measure E non-residential growth cap) to the year 2030, by limiting net new non-residential development to the remaining unbuilt Measure E square footage.  New allocation categories and their respective sq. ft. amounts would need to be developed (including 82,912 sq. ft. for small additions) for a total of 1.5 million sq. ft.  The policy would also extend separate square footage provisions for minor additions, redevelopment of existing non-residential square footage; and sphere of influence area annexations.   Additional square footage information on existing and proposed Measure E non-residential development assumptions is shown on Attachment 3.
	Proposed Measure E Square Footage Amounts

	Allocated
	600,000 sq. ft.

	Unallocated (include small additions)
	900,000 sq. ft.

	Sub-total Measure E
	1,500,000 sq. ft.

	Non-Measure E:  minor additions, demolition/reconstruction, City sphere
	500,000 sq. ft.

	Total
	2,000,000 sq. ft.


Timely monitoring and implementation of the proposed adaptive management program would be required for findings to support the policy and charter standards for living within our resources.  In addition, LG2, Limit Non-Residential Growth, is tied to Policy LG10, Community Benefit Non-Residential Land Uses, to ensure that future new non-residential development provides uses beneficial to the community.
Policy LG3, Future Residential Growth, provides broad policy language to address both the objectives of living within our resources and meeting state requirements and regulations for General Plan Housing Element updates.  The proposed language does not establish a specific limit on the number of future residential units, which both complies with state law and which provides flexibility in how these objectives may best be balanced.  Provisions are included for monitoring and adaptive management to ensure there are sufficient resources capacities to support future residential development.  
No numerical residential cap is included, because LG1, Resource Allocation Priority, sets residential as the priority, and the amount of residential growth would necessarily be limited by resource constraints.  This approach could avoid potential conflict between Land Use/Growth Management policies and State Housing Element regulations.  LG3, Future Residential Growth, is paired with LG11, Community Benefit Residential Land Uses, to ensure that future new multi-family and mixed-use residential development emphasizes affordability and the provision of open space.  

Economics – Another new element will address the economy, and fiscal matters relating to land use and development, and the provision of public services and facilities in the City.  While these issues have always been integral to planning, collecting the existing economic policies found in the current General Plan elements together with the draft framework policies into a separate element should increase visibility and parity in a manner consistent with a more sustainable approach.  This is timely in light of the recent Infrastructure Financing Taskforce Report presented to the Council’s Finance Committee and the full Council in November, and Council discussions related to possibly instituting development fees to finance infrastructure improvements.

Mobility-Oriented Development Area (MODA) – The MODA is the expected focus area for future growth and change within the City, characterized by a mix of commercial and residential uses clustered around dedicated transit stops or “nodes,” and within pleasant walking or biking distance to commercial services, parks and recreational opportunities, and transit.

Within the MODA, the General Plan would strive to provide: 

· “Connectivity”, place making, and civic engagement
· Explicit land use and circulation policy connections through the Transit Nodes

· Increased mobility – capital improvement and transit planning

· New standards for workforce housing and smaller units

· Strengthened retail and workplace centers

· Revised parking standards

Sustainable Neighborhood Plans (SNP) – This policy creates a program whereby neighborhoods around the City would be evaluated and identified if appropriate for having a SNP.  These neighborhood plans would be initiated through a neighborhood outreach process starting in Phase IV of the update process with the goal of increasing sustainability while maintaining the unique character of each neighborhood.  The results envisioned are diverse neighborhoods where residents could live, recreate, and have basic needs met without having to depend on an automobile.
Historic Resources – A new Historic Resources and Community Design Element is proposed to contain policies currently in the Land Use, Housing, and Conservation Elements, as well as other new policies identified in the Draft Policy Preferences report which compliment and strengthen existing preservation policies.  The Design Review team is currently working on variety of projects to further protect historic resources and community character which will be incorporated into the new Historic Resources and Community Design Element (Attachment 4).  In addition to historic resources, this element would also offer a set of draft policies for design guidelines and standards (such as Form Based Codes) that, in combination, address what development in the Downtown and other commercial areas should look like and what public amenities should be provided. 
V.
Preliminary Outline of Alternatives for EIR Study

Santa Barbara is largely a built-out city.  Existing development is estimated to include 21.3 million square feet of non-residential development and 37,412 residences.  As a result, most development involves redevelopment of already developed sites, and there is a strong continuing policy to live within our resources.  As such, it is expected that (as discussed below) there would be a very small increment of net additional non-residential and residential growth over the next 22 years, to the year 2030.  
Plan Santa Barbara discussions to date have identified the range of future growth scenarios for comparative impact analysis in the environmental impact report (EIR).   The EIR analysis of growth scenarios will cover 1 to 3 million square feet of additional non-residential development.  This range encompasses amounts of non-residential growth suggested by the public and Planning Commission.
The EIR needs to be a reasonable and objective analysis, yet mindful that policies and market forces also affect the amount of residential growth that occurs.  Staff has estimated a  net increase of 2, 800 housing units as a realistic maximum build-out over the next 22 years based on historic rates under either existing policies or proposed Plan Santa Barbara policies.  The EIR will also look at a range of residential growth scenarios, including 2,000 housing units based on lower growth policies; 4,500 housing units based on limiting discretionary regulations and supporting greater densities differing from existing or proposed PlanSB policies, and 7,000 housing units as a potential longer-term full build out.
A range of alternative policy options, beyond the policies in the PlanSB Draft Policy Preferences Report, would also be studied in conjunction with the above quantified alternatives for non-residential and residential development to reflect policies under continuing community discussion in this process, such as lowering height limits, increasing housing density provisions, etc.  Attachment 5 provides a chart and description of preliminary assumptions for EIR alternatives to be studied, to reflect the Draft Policy Preferences.  This continues to be a preliminary outline of alternatives, and will be further considered as part of the EIR public scoping process to occur in January 2009, and refined during the process to develop the Draft EIR.
VI.
Plan Santa Barbara Phase III (2009/2010)

This next phase will continue to include community input and discussion in public meetings.  During Phase III, the preparation of the updated Land Use Element, associated Land Use Map, Housing Element, and the Environmental Impact Report will proceed.  Staff will present the Phase III work program at the next joint City Council/Planning Commission work session tentatively scheduled for February of 2009.  The main work products in Phase III include:
· Environmental impact assessment

· Economic study

· General Plan framework

· Land Use Element and Land Use Map

· Housing Element

· Adaptive Management Plan

· Adoption Actions

The Phase III work should lead to Final EIR certification and Council adoption of Final General Plan documents, including the overall General Plan sustainability framework and policy direction, the Land Use Element and Map, and the Housing Element in the first part of 2010.  Updates of other General Plan elements would proceed in subsequent phases of the Plan Santa Barbara process.
Phase IV, commencing in 2010, would concentrate on development of implementation measures for the previously updated General Plan elements, and for the Adaptive Management Program.  Land Use implementation measure could include amendments to the Zoning Ordinance and Zoning Map, initiation of Sustainable Neighborhood Plans, and Form Based Design Guidelines/Codes.
BUDGET/FINANCIAL INFORMATION:

Plan Santa Barbara is an approved multi-year project and is funded through Phase III.  The consultant contract for preparing the EIR is included in the current budget.  The preponderance of work on Phase III will be performed using existing staff resources, with some assistance from planning consultants already under contract to the City.
SUSTAINABILITY IMPACT:  

Initiation of the environmental process and Phase III of Plan Santa Barbara should not have any sustainability impacts.  A primary purpose of the update to the City’s general plan is to increase the sustainability of the Santa Barbara as a community.
ATTACHMENTS:
1.  Planning Commission memo to the City Council dated

December 4, 2008
2.  Descriptions of Proposed General Plan Elements
3.  Measure E Non-Residential Development Assumptions (2008-2030) 

4.
Current work effort relating to historic resource protection and maintenance of community character

5.  Preliminary Outline of EIR Alternatives

Note:
The General Plan Update: Draft Policy Preferences, December 2008 Report and related documents have been provided to Mayor and Council under separate cover, and are available for review at the City Clerk’s Office.  Copies are also available at the Planning Division, 630 Garden Street, or can be viewed at www.YouPlanSB.org.
PREPARED BY:
John Ledbetter, Principal Planner
SUBMITTED BY:
Paul Casey, Director Community Development Department 
APPROVED BY:

City Administrator's Office
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