SANTA BARBARA COUNTY

BOARD AGENDA LETTER Agenda Number:
Prepared on:  7/903
Department Name: Planning & Development
Department No.: 053
Agenda Date:  7/22/03
Placement: Departmental

fé?'é",i;he Smoﬁr(;?;a&g:ej% 3 Estimate Time: 2 hours (40 min presentation)
Smtaéart?ga CA 93101 Continued Item: NO
(805) 568-2240 If Yes, date from:
TO: Redevelopment Agency Board of Directors and
Board of Supervisors
FROM: Valentin Alexeeff, Director
Planning and Development
STAFF Dave Ward, Supervising Planner (ext. 2072)
CONTACT: Jamie Goldstein, Project Manager (ext. 8050)
SUBJECT: Initiation of the Isla Vista Master Plan

for the purposes of coordinating environmental review

Recommendation(s):

1) That the Redevelopment Agency Board of Directors and Board of Supervisors:

A. Review the IdaVista Project Area Committee / General Plan Advisory Committee (1V
PAC/GPAC) recommended Initiation Draft Isla Vista Master Plan — A Specific Plan.

B. Provide preliminary input and direction regarding the following four topics where staff has
offered an alternative to the IV PAC/GPAC recommendations:
i) Bump-Out Traffic Caming Devices
ii) Pervious Pavement Regulation
iii) Alcohol Regulations
iv) Pardall Road Pedestrian Mid-Block Crossing

2) That the Board of Supervisors adopt the attached Resolution:

A. Initiating Comprehensive Plan and Loca Coastal Program amendments, including related land
use changes, text amendments, and rezones proposed or necessitated by the Initiation Draft ISa
VistaMaster Plan (IVMP);

B. Initiating the environmental review of key redevelopment projects identified in the Draft; and,
Directing staff to proceed with environmental review of the Draft IVMP.
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3) That the Redevelopment Agency Board of Directors direct staff to proceed with preparation of the
Master Plan as an implementation plan under redevelopment law including drafting required
additional sections necessary to fulfill applicable legal requirements of implementation plans.

Alignment with Board Strategic Plan:

Future adoption of the Draft IVMP is consistent with our organizational values regarding collaboration
and partnering and the following adopted Strategic Goals:

Goa 1. An Efficient Government Able to Respond Effectively to the Needs of the Community
Goal 2. A Safe and Healthy Community in Which to Live, Work and Visit

Goal 4. A Community that is Economically Vital and Sustainable

Goal 5. A High Quality of Life for All Residents

Executive Summary and Discussion:

Staff and the IV PAC/GPAC recommend that your Board initiate environmental review of the Draft Isla
Vista Master Plan (IVMP) and related policy amendments, land use changes, catalyst projects, and
rezones necessary to implement the IVMP. The Santa Barbara County Redevelopment Agency (RDA),
University of California Santa Barbara (UCSB) and the Isla Vista Recreation and Park District (IVRPD)
are jointly sponsoring the development of a plan for the Isla Vista Project Area, referred to as the Ida
Vista Master Plan Over the last 18 months, the IV PAC/GPAC has held more than 31 public meetings
to assist in the preparation of the Draft IVMP. Initial objectives identified by the community at an 8-day
Ida Vista Design Workshop were refined by the IV PAC/GPAC with assistance from staff and the
design consultants (Opticos Design). The Draft IVMP includes all policy direction and project/program
implementation recommendations by the IV PAC/GPAC to improve transportation, parking, downtown
business opportunities, housing, and recreation for the community. While staff and the IV PAC/GPAC
both recommend over one-hundred of the policies, actions and development standards in the Draft
IVMP, there are four instances where staff has alternative recommendations than the IV PAC/GPAC
proposed recommendations. Staff has outlined these points in Section |11 of your Board Letter. At the
hearing on July 22, 2003, staff will ask for Board direction on those areas where staff and 1V
PAC/GPAC recommendations differ. Currently, the Draft IVMP contains the IV PAC/GPAC
recommended language. Staff proposed revisions to that language is marked in this Board L etter as red-
lined changes to the IV PAC/GPAC language.

The Master Plan provides a unique opportunity for the Ila Vista Redevel opment Project Area. For the
first time, redevelopment tax increment financing funds are available for expenditure by the Agency
with a comprehensive, phased approach for revitalizing the community. The Draft IVMP combines
guidance on how to expend these funds with new land use regulations and design guidance to revitaize
the community and eliminate sources of blight that continue to exist in Ida Vista. Ida Vista's need for
positive change has been well established in previous public documents.

Current State and local budget crises underscore the importance of working with other agencies and the
private sector to ensure positive change takes place. The expenditure of redevelopment funds alone will
not implement the vision of the IVMP. Commitment from the community at large, business and
property owners, UCSB, IVRPD, and the County will be essential for the Master Plan to succeed.
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The community made a number of difficult decisions in developing the overall Draft IVMP vision. To
achieve the sustainability, alternative transportation, and affordable housing goals the Draft IVMP
presents, projects that affect all segments of the community will need to be implemented. The direction
provided by the Draft IVMP will require significant coordinated efforts by County departments to carry
forth the community’s overall vision for Isla Vista' s future.

l. INTRODUCTION

This staff report provides an overview of the primary issues raised by the initiation of the Draft IVMP for
environmental review. The initiation process alows the Board and the public an opportunity to review and
understand the proposed land use/zoning changes and new Goals/Policies/Actions/Devel opment Standards
that would be the subject of environmental review, and to provide early input on issues which should be
considered as part of the IVMP process. Staff recommends that the Draft [VMP should be initiated as both
a specific plan and an RDA implementation plan. The staff report also identifies the County land use
policies and regulations that will be amended to implement the proposed Draft IVMP.

Review Process and Tentative Schedule: After the Board adopts a Resolution to initiate the land use
policies and regulations proposed in the Draft IVMP, staff will begin preparation of an Environmental
Impact Report (EIR) to analyze the environmenta effects of the proposed project and a reasonable range of
dternatives. A meeting to discuss the project description, alternatives and scope of the EIR will be held in
late summer 2003. Subsequently, staff will prepare the draft EIR and hold at least one public hearing, as an
IV PAC/GPAC mesting, to explain the findings of the EIR and gather public testimony on its accuracy and
completeness. Once the ewvironmental review is complete and the potential impacts associated with the
origina project and various alternatives are known, a Revised Draft IVMP will be prepared for review and
recommendation from the IV PAC/GPAC. Resentations to the County Planning Commission at public
hearings will follow beginning in Spring 2004. At such hearings the Commission will consider IV
PAC/GPAC recommendations, public testimony, staff analysis on the Revised Draft IVMP and the EIR,
and make recommendations to the Board of Supervisors and Redevelopment Agency Board of Directors for
adoption of a Master Plan. The Planning Commission’'s recommendations, IV PAC/GPAC
recommendations, and additional public testimony, staff analysis, and the EIR will in turn be considered by
the Board at one or more public hearings leading to certification of the EIR and final IVMP adoption,
anticipated in fal 2004. The IVMP would then be sent to the state Coastal Commission for certification as
an amendment to the County’s Loca Coastal Program.

. BACKGROUND

TheldaVista Community: IdaVistaislocated 9 miles west of the City of Santa Barbara, surrounded on
three sides by the University of California, Santa Barbara (UCSB), and is built on a coastal bluff
overlooking the Pacific Ocean. IdaVistais 1/2 square mile in size, or 320 acres and is an urban community
which primarily provides housing for students from UCSB as well as Santa Barbara City College. The
current population of Ida Viga is approximately 20,000; approximately 13,000 of whom are students. The
median resident age is approximately 21, and few residents are over 61 years old. Approximately 63% of
Ida Vigtans are white, 20% Latino, 13% Asian, 3% Black. There are dso small numbers of Pacific
Idanders, Native Americans and members of other races in the community. The median annual incomesin
IdaVigta are low to very low in comparison to County median incomes based on Housing Element income
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definitions. 1n 1999, the median income was $26,250 for afamily household (very low to low) and $13,165
for anon-family household (very low). Of the 4,908 housing unitsin Ida Vista, 94% are renter occupied.

Successive planning efforts in Ida Vista have identified numerous issues including substandard housing,
deteriorating infrastructure, overcrowding, and limited parking. Most residences in Ida Vista were built in
the 1960's and 1970's, commonly with building materials selected to meet minimum standards, and in
many cases the residences are deteriorating. Within units, overcrowding is common as two or more people
living in each bedroom is the norm. The lots in Ida Vigta are typicaly smal and often very narrow, often
resulting in awkward building, parking, setback and landscaping patterns. Parking problems in the
downtown and residential areas have been exacerbated by UCSB staff and students parking for free in Idla
Vida rather than on campus, and by an escalating car ownership rate among Ida Vista residents. In the
downtown area, lease rates are low, business turnover is high and some basic commercia services are
lacking. The problemsin IdaVista have perssted for years and past attempts to solve them have resulted in
little permanent change. The planning goa for the future of Ida Vista is not to change the function of the
community, but rather to improve the housing stock and create a vibrant and attractive place for students
and non-students to live and work.

From an urban and community design perspective, IdaVista has many positive qualities and opportunities
Ida Vista has heavy pedestrian and bicycle traffic. The community also has most of the characteristics
inherent to good neighborhood and town planning already in place in rough form. Ida Vista has a
integrated network of streets that could support a transit system, well-defined edges, an obvious center, a
walkable size, a diverse mix of uses and building types. Because of these characteristics, there is a redl
potential for positive changein IdaVista.

IsaVista Master Plan: In 1999, with Board direction, aworking group composed of UCSB, IVRPD, and
Panning and Development (P& D) began meeting to discuss the status of Ida Vista and how to address
community issues. In 2000, Santa Barbara County, UCSB, and IVRPD signed a memorandum of
understanding (MOU) to establish a dtrategy to jointly fund the Master Plan effort for the Ida Vista
community. In 2000, the County held an international design competition and in 2001 a community jury
selected a consultant, Opticos Design, as the winner. The County then contracted with Opticos Design to
assg in the development of the Master Plan.

To fecilitate community participation the 1V Project Area Committee/General Plan Advisory Committee
(IV PAC/GPAC) was formed in October 2001. The IV PAC/GPAC is a group of residents, property
owners, business owners, and representatives of community organizations from the project area. The IV
PAC/GPAC played a critica role in developing the Draft IVMP. Per State law, the PAC advises the RDA
on policy matters that affect residents in the project area during the Master Plan process. As a GPAC, the
committee provides input into land use policy for a Comprehensive Plan and Local Coastal Plan update for
the IdaVistaregion of the Goleta Valey Community Plan.

In April 2002, the project sponsors held an intensive 8-day Design Workshop for community members and
the IV PAC/GPAC to interact with urban planners, architects, designers, engineers, and financing experts
and to discuss the future of Ida Vista The results of the Design Workshop were published in the Design
Workshop Summary Report (DWSR). The DWSR provided a basis for continued IV PAC/GPAC and
community discussions over many meetings, resulting in the IV PAC/GPAC recommended Draft IVMP.
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When the proposed IVMP is adopted with related Comprehensive Plan and CLUP amendments the IVMP
will be consistent with the county-wide Genera Plan, the Local Coastal Plan, and the 1990 Ida Vista
Redevelopment Plan. The Coasta Land Use Plan (CLUP) and 1993 Goleta Valey Community Plan
(GVCP) will continue to apply to Ida Vista subsequent to IVMP adoption.

The Master Plan will identify a vision for the future of IV and clearly define the necessary steps over time
to make that vision a redlity. The Draft IVMP is aso proposed to serve as an Implementation Plan for the
RDA consistent with the 1990 Redevelopment Plan (see Section V. Implementation).

(1. MAJOR ISSUES ADDRESSED BY PROPOSED NEW GOALS, POLICIES, ACTIONS,
AND DEVELOPMENT STANDARDS

The mgor topics addressed by the proposed new Goals, Policies, Actions, and Development Standards
contained in the Draft IVMP are as follows: traffic circulation; parking; downtown revitdization; Estero
neighborhood; housing; parks, beach access and trails; and the IV/UCSB interface. The Goals, Policies and
Actions address recurrent problems and issues within the community and area infrastructure. Development
Standards will provide clear direction during the development review process to the overall benefit of
project applicants, the genera public and reviewing agencies.

A. Traffic Circulation

The IVMP outlines a strategy to enhance the Ida Vista street network to move people effectively and
safely, improve its appearance, and reduce automobile traffic. The Draft IVMP vision for the circulation
system includes infrastructure improvement projects such as roundabouts, rotaries, a bike boulevard, traffic
caming devices, street tree planting and narrower street widths.

BOARD INPUT TOPIC 1. BUMP-OUT TRAFFIC CALMING DEVICES: Staff recommends
bump-outs be used as traffic caming devices to improve pedestrian and bicycle safety Gee
Community Objective #4, page 112). At numerous IV PAC/GPAC meetings, members of the
public and IV PAC/GPAC members cited higher vehicle speeds as a critical concern. However, the
IV PAC/GPAC also expressed concern that each bump-out could reduce on-street parking. Staff
recommends bump-outs for the following reasons:

Public Works, P&D, and the consultant design team consider bump-outs to be one of the
most effective, cost-efficient means to slow traffic.

Central Idla Vista has severa very long blocks The long distance between intersections (up
to 1,100 feet) can encourage high vehicle speeds, whichbump-outs could abate.

Bump-outs are generally compatible with public transit service and emergency vehicle
access.

Bump-outs could be designed to avoid parking spaces (e.g. by locating them at existing red
curbs) or reduce, but not eliminate, their removal.

If the Board elects to further consider the use of bump outs, staff recommends amending the
following 1V PAC/GPAC recommended Draft IVMP action as follows:
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B.

Streets Action 1.2:.  The RDA and Public Works shall review and where feasible implement
traffic calming devices and techniques that minimize the |oss of parking such as mid-block bump
outs, roundabouts and rotaries, street narrowing that-dees-net-elminate-parking, and street trees
on: Sabado Tarde Road, Abrego Road, Camino Del Sur, Camino Pescadero, and residential
streets west of Camino Corto-wherefeasible. [PAC/GPAC Memo October 10th, 2002; DWSR
Ch. 3].

Staff and the IV PAC/GPAC also recommend that an interim project be implemented as a
case study project during the Draft IVMP CEQA review process:

The RDA and Public Works shall review and where feasible implement a near-term traffic
caming project on Sabado Tarde Road or other appropriate street to test the effectiveness of the
traffic calming measures.

BOARD INPUT TOPIC 2: PERVIOUS PAVING: Public Works staff has expressed concern
regarding Streets Action 4.2. Public Works is concerned that pervious (porous) paving would result
in increased maintenance costs and potential problems related to the ability of pervious paving to
support heavier vehicles. As a result, Public Works suggests amending Streets Action 4.2 as
follows:

Streets Action 4.2 The RDA, working with County agencies, should create porous design
guidelines, based on soil characteristics as applicable, to require porous paving materias, grasscrete
or other materials as deemed appropriate by County Departments for residential driveways, pubhe
right-ef-ways; low circulation parking lots, or other feasible elements of site development.

Parking

The Draft IVMP emphasi zes reducing automobile dependency in Ida Vista through managing the quantity
and location of parking in both resdentiad and commercia areas, providing convenient and affordable
public trangit services, “car-sharing” opportunities, and an improved pedestrian and bicyclist environment.
On-site parking standards for both the downtown and residential areas are proposed to be reduced to
encourage the use of aternative transportation options, thus leaving additional flexibility for development
and landscaping. In addition, a parking entity to administer and enforce parking standards in Ida Vista is
proposed.

Parking improvement proposals specific to the downtown include installing parking meters and a
downtown parking lot/garage. These improvements are important, as parking in downtown IdaVistaisa
major issue. Currently UCSB commuters often occupy on-street parking spaces in the downtown during
businesses hours. As aresult, few on-street parking spaces are available to potentia downtown shoppers.

A downtown parking structure is one mechanism to address this issue, however the high cost of
construction can make parking structures difficult to implement. The IV PAC/GPAC identified a parking
structure as a high priority project. However, the structure was identified for implementation following the
establishment of other parking programs and projects such as parking meters, reconfiguration of private
parking lots, potentia elimination of unnecessary red-curbs, permits, and a downtown surface parking lot.
This phasing is important to the overall redevel opment strategy; lower cost options must first be explored
prior to the mgjor investment of a parking structure.
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Prior to find IVMP adoption, severa interim projects may be implemented to address on-street parking
availability. Specifically, a downtown parking meter program and a parking permit program have both
been identified as high priority efforts by the community and the IV PAC/GPAC that should be established
as soon as possible. P& D and Public Works staff are currently working on both a meter and parking permit
program and anticipate bringing proposals to your Board in August 2003.

C. Downtown Revitalization

A magjor focus of the Draft IVMP is revitaization of the downtown, which serves as the heart of the
community. The revitdization is proposed to occur in phases to create a vibrant mixed-use downtown
comprised of complementary local businesses which meet the basic commercia needs of Ida Vista and
provide high-quality housing. Streetscape improvements would include landscaping, public plazas,
additional bicycle parking, new sidewaks and sidewalk amenities. Mixed use would be encouraged through
zoning changes and the formation of public and private partnerships. Working with the Housing and
Community Development Department (HCD), programs to increase the success of existing businesses
would include offering a facade improvement program, low-interest loan programs and encouraging the
creation of a busness association or marketing cooperative. Park improvements to strengthen the
downtown'’ s connection to the ocean and Pardall Road are also proposed.

Staff seeks specific feedback on two downtown recommendations where the 1V PAC/GPAC
recommendations differ from staff recommendations: 1) pertaining to alcohol land use regulations, and 2)
Pardal Road mid-block crossing.

BOARD INPUT TOPIC 3: ALCOHOL REGULATIONS: The abuse of acohol in Ida Vista
isasignificant community issue. The IV PAC/GPAC seeks to establish a mechanism to regulate
the actiors of alcohol selling or serving businesses to reduce the availability of alcohol through
the following policy:

IV PAC/GPAC Recommended Downtown Policy 6: Staff shall develop new zoning
regulations for the downtown that require a conditional use permit for businesses that require an
off-site alcohol license and businesses that function as “bars.”

Staff is concerned that the treatment of new businesses compared to existing businesses will be
unequal, it will not solve the current problem and it will likely cause an impediment to
redevelopment. Staff suggests studying the establishment of a conditional use permit process for
bars and businesses that need an off-site alcohol license could be undertaken subsequent to
Master Plan adoption or through a separate inter-departmental coordination project.

Staff recommends one of two alternative options:

Option 1 — The Board establishes and funds a County work-group of representatives from
appropriate departments (Sheriff, Alcohol, Drug and Mental Health Departmert, Planning and
Development) and community members to investigate various mechanisms, including zone
regulations, to regulate the abuse of acohol in Isla Vista, building upon the work aready
achieved by the Alcohol and Other Drug (AOD) Council.
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Option 2— Amend the following policy text:

Downtown Policy 6: Subseguent to Master Plan adoption staff shall research opportunities to
develop new zoning regulations for the downtown that require a conditional use permit for
businesses that require an off-site alcohol license and businesses that function as “bars’.

BOARD INPUT TOPIC 4: PARDALL ROAD MID-BLOCK PEDESTRIAN CROSSING:
Staff recommends a mid-block pedestrian crossing on Pardall Road be installed. The crossing
would include a bump-out traffic calming feature. The IV PAC/GPAC suggested maintaining free-
flow traffic on Pardall Road was important and therefore recommended against a mid-block
pedestrian crossing on Pardall Road. Staff supports a mid-block pedestrian crossing in this location
because:

Overdl Draft IVMP objectives identify the need to implement measures to improve pedestrian
and bicycle safety, see Community Objective #4, page 1-12.

The mid-block crossing with bump-outs and paseo projects should provide a key connection
between the downtown and Anisq’ Oyo’ Park to the south. Connecting the downtown to the park
has been a critical goal of the Master Plan process.

With associated landscaping improvements, the mid-block crossing with bump-outs should
become a significant visua amenity to the downtown.

Parking loss could be mitigated by reducing some existing red-curbs in the downtown, pending
traffic safety analysis.

The mid-block crossing with bump-outs would be congructed in the near-term entirely on
publicly-owned land. Near-term projects are important to demonstrate the public sector's
commitment to improving downtown Ida Vigta

Staff recommends adding the following action:

Streets Action 1.7: The RDA and Public Works shall research the feasibility of constructing a
bump-out and mid-block pedestrian crossing on Pardall Road between Embarcadero Del Mar
and Embarcadero Del Norte, including design techniques to address potential pedestrian safety
issues related to mid-block crossings (Relates to Downtown DevStd 3.2).

If the Board supports proposed Streets Action 1.7, further traffic safety analysis will be necessary
as part of the Draft IVMP environmental review process.

Some public and private partnerships will lead to catalyst projects in the downtown area. These catalyst
projects will help to revitalize the downtown and encourage other private property owners and businesses to
reinvest as well. One potentia catalyst project would include redevelopment of the former * 76 gas station
site on the corner of Embarcadero Del Norte and Pardall, a brown-field site currently in the final stages of
remediation Cearna Architects has drafted a conceptual plan for 29 single occupancy apartments (SRO’s)
with 2,650 square feet of retail commercial space. A 30 space-parking area for the project would partialy
occur underground, requiring approximately 600 cubic yards of grading. Building heights for the proposed
project would range from 276" to 36'. The building is being designed as a modd of sustainability
incorporating recycled and “green” building meterials, low energy consumption and solar electric systems.
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D. Estero Neighbor hood

This neighborhood in the western part of the Plan Area includes Estero Park, the Ida Vista Teen Center and
the Ida Vista Y outh Projects (IVYP) daycare center. Here, the Draft IVMP proposes improving the park
while constructing a community center that serves as a long-term home to IV YP, the Teen Center and an
elder care facility. The proposed Community Center will provide a centralized location for the Ida Vista
Y outh Rojects and the Ida Vista Teen Center. The facility will dso offer a home for inter-generational
daycare services, neighborhood-scale commercial amenities, and multi- use rooms available for a variety of
community events. Basketball courts, a disc golf course, children’s play equipment, and picnic facilities
would aso be improved at Estero Park. Partnerships to establish nearby playfields and affordable housing
in addition to exploring the feasibility of a skate park at Estero Park are also proposed.

E. Housing

The Draft IVMP proposes to enhance new housing design and affordability and provide programs to
improve the quality of existing development. Potential affordable housing sites are identified as proposed
affordable Housing Opportunity Sites, consistent with the current Housing Element update. County HCD
will provide alead role implementing affordable housing projects in Ida Vista A “form-based” regulating
code is proposed that clearly describes the shape and form of new development, as well as housing types
(see graphics on pages 10 and 11). New “density equivaents’ for al unit types are proposed to eliminate
existing incentives that encourage builders to develop fewer units with large numbers of bedrooms, rather
than larger numbers of smaller units on a site (Attachment E). Because over 90% of the unitsin Ida Vista
are renter-occupied, incentive for for-sale housing projects are recommended by the 1V PAC/GPAC to
bring long-term residents to the community. The proposed program recommending a br-sale housing
emphasis may require additional consideration by your Board when the Master Plan is proposed for
adoption.

New Residential Buildout: The land use/zoning designation changes proposed in the Draft IVMP could
increase potential residentia buildout from approximately 646 new units under current zoning to a
maximum of 1,445 new units after Master Plan adoption. The table on page 12 updates the table on page 4-
55 of the Draft IVMP that indicates a proposed buildout of 1,297. The increase in the buildout number is
primarily due to the IV PAC/GPAC recommendation to increase the densities on the affordable housing
gtes. This buildout number will fulfill part of the new housing allocation assigned to South Coast Housing
Market Area (HMA) currently being finalized by the Housing Element update. Buildout was determined
by:

Assuming amix of unitsin the proposed building types that yields the highest number of “units’
per acre, and,
Determining “units per acre’ using the formula described by the variable density program.

This number of “unit equivalents’ per acre has been used to determine appropriate land use densities and
build-out for the Draft IVMP as show in the proposed Land Use and Zoning Maps (Attachments G and H).
In some cases, the proposed land use density is higher than could be accommodated with the proposed
building types because of required on-site parking. In those cases, unless alternative parking solutions are
implemented (off-site parking, in-lieu fees, etc.), actua buildout will be lessthan calculated for the EIR.
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Differences between conventional zoning and form based zoning

Rule Conventional Zoning Form Based

Structure | Setback Line; establishes minimum structure Build To Line: how closeto the street structure

Distance | distance fromthe street. must be built.

from Effect: building can be setback far from the Effect: Uniform street-front created by buildings,

Street. Street. Q]?re enclosed public space - pedestrian friendly
ect.

Parking | OutsideFront, Sde and Rear Setback Areas L ocated Behind Structures

Location | Effect: Parking location largely undefined. Effect: Minimizes visua impacts

Building | Not Specified Specified: Shop front, courtyard, linear courtyard,

Form Effect: Creates potentially incompatible building and large home gtyles.

designs

Effect: Increased building articulation. Certainty for
developers that specified designs will be approved

Conventional Zoning: SR-H Zone Didtrict

Form-Based Zoning: Residential Courtyard Type

25 Setback

Example: Building can be
located anywhere within

Parking in 20" Setback
specific location

/‘\

shaded box, but must be o
less than 30% of lot area. New |da Vista building type:
Building must be located
within shaded box.
12
>b >5 6
Setback Setback Setback Setback
' Courtyard 7
~ 30" Sethack B ]
5 Buildto Line
Street Street
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Housing Type Examples

A sample housing design using the Courtyard building A sample housing design using the Large Home
typeona 75 x 95’ lot. Thistypeyields 4 units, for a building typeona 75’ x 95’ lot. This particular type
total of 8 bedrooms. yields 4 units, for a total of 8 bedrooms.
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Both buildout figures identify more units than would redlistically be built, considering lot sizes and shapes
and current building patterns. Therefore, a more realistic set of build-out figures is also presented. The
revised calculations show that under current zoning, likely build-out would be 194 units. Likely build-out
under the proposed regulating code would be 695 units (Attachment E).

The bulk of the new units would be developed in the downtown commercial area and the SR-M (Student
Residential — Medium Density) Zone Didtrict, which becomes a new 1V Residentia-Medium District.
Significant additional units are unlikely in the essentialy built-out SR-H Zone (Student Residential — High
Dengty) District, which becomes the IV Residential High District. No change to zoning is proposed for the
Single Family Residentia (R-1) Zone District or the SR-M district south of Del Playa Road.

Probable Build-out with Maximum Physical Capacity
Assumptions
Build-out under current zoning 194 646
Build-out under Regulating Code 695 1,445

F. Parks, Beach Accessand Trails

The Draft IVMP proposes a redesign and reconfiguration of Anisq’ Oyo’, other downtown parks and Estero
Park to better serve the community. Overal, the Draft IVMP recognizes the need for additional active
recreation in the community and improved links between parks, the downtown, and the ocean. Severd
changes are proposed for downtown Anisq’ Oyo’ Park to improve the park as aforma gathering place with
increased recreation opportunities. Specific changes include:

Improving connection to the downtown;; - Congtructing a new multi use path; and,
Enhancing existing wetland aress, - Improving landscaping.
Relocating amphithester;

Trail additions to the Goleta PRT map are proposed and described in Section 1V: Overview of Proposed
Changes to Land Use and Zoning Designations.

G. IV/UCSB Interface

The interfaces between UCSB and I1da Vista play a role in defining the relationship between the University
and Ida Viga. Ida Vista borders UCSB on three sides: dong El Colegio, at the eastern end of the Plaming
Areawhere Ida Vista streets dead end at Ocean Road, and just west of the R-1 neighborhood. Thousands of
people pass through the interfaces daily, especialy through the Pardall Road underpass. Overall, interfaces
are characterized by poor connections, awkward building patterns, and large parking lots.

The Draft IVMP proposes to improve County/UCSB coordination to create improved building orientation
of future development, street landscape and hardscape, and circulation connections between University
developments and Ida Vista dong El Colegio Road, Pardal and Ocean Roads. Specific projects
recommended in the Draft IVMP include improvements to the Pardall Road bike/pedestrian tunne,
enhancements to Ocean Road, and development of faculty and staff housing on Ocean Road.
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While the County and the Redevelopment Agency have no regulatory land-use authority over UCSB-
owned property, the Draft IVMP identifies the community’ s vison for thisarea. That vision will be helpful
to both UCSB’s on-campus master planning process, and to the County as it comments on future projects.
UCSB, as a joint-sponsor of this planning effort, has conceptualy supported the goas and projects
identified in the IVMP.

IV. IMPLEMENTATION

Implementation of the Master Plan will occur : through direct actionby the RDA and HCD, in conjunction
with other County departments, through coordination with 'VRPD and UCSB on joint projects, and with
the formation of public-private partnerships. Concurrent with Master Plan adoption the County will update
the Comprehensive Plan adopt the new form-based regulating code, and update the implementation plan
for the RDA. Based on funding projections, the RDA will implement Master Plan projects and programs
until 2030, the year the Agency’s ability to engage in projects expires.

Update the Comprehensive Plan

Amend Land Use Element and Zoning: The Draft IVMP includes specific changes to zoning and land use
that would impact private development potential in Ida Vista (Appendix E). Generdly, development
potential on most property will increase as a result of the proposed changes in land use and zoning. Included
in the proposal is the establishment of four new zoning digtricts to accommodate the new form-based
regulating code and associated land uses: 1V Downtown, 1V Trangtion, IV Residentid Medium, and IV
Residential High designations. In addition, the IV PAC/GPAC recommended the establishment of several
affordable housing sites, which are proposed to be rezoned to Design Residentia - 35.

Amend Circulation Element: The Draft I'VMP would amend and update the area' s Circulation Element by
applying a new roadway designation for the proposed roundabouts and capacity standards for El Colegio
Road. Depending on the roadway design, two or four lanes, the amendment would address the increase in
capacity for level of service (LOS) that the roundabout intersections could accommodate.

Amend Parks, Recreation and Trails (PRT): P& D, the Park Department and IVRPD have worked with the
community to craft proposed amendments to the area’ s existing PRT Map to establish a better overall plan
for recregtiond trails in the area, including improved mapping of existing trails, increased connectivity
between trail segments and new trails to facilitate beach access.

Coordinate with the Housing Element: The County is updating Housing Element policies and programs
that are intended to encourage the production of a variety of housing types for residents of all income
levels. The proposed programs address the housing needs of those who live and work in the County by
focusing on in-fill and mixed use development with increased densities on appropriate sites as well as
preservation of the existing housing stock. Housing Element and RDA staff are working together to
resolve potentia conflicts between proposed housing policies prior to Board consideration of the Housing
Element later this fiscal year.

Relationship to Ida Vista Redevelopment Agency 5-Year Implementation Plan

State redevel opment law requires redevel opment agencies to develop a five-year implementation plan,
which includes a ten-year affordable housing compliance plan, for each project area withintheir
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jurisdiction. The IdaVista Five-Y ear Implementation Plan (Implementation Plan) describes anticipated
projects within the project area, associated expenditures, and projected revenues.

The Ida Vista Redevelopment Plan was adopted by the Board of Supervisors on November 27, 1990
(Ordinance No. 3894) and amended on December 7, 1999 (Ordinance 4382). The Draft IVMP describes
goals, purposes, and objectives to eiminate physica and economic conditions of blight. The Draft IVMP
serves to provide additional detail as to how to implement the 1990 RDA Plan. In many instarces the Draft
IVMP guides the expenditure of redevelopment funds and redevel opment activities. For this reason, staff
proposes that the IVMP, with additional, State mandated sections, be adopted by the Redevel opment
Agency Board of Directors as the Agency s next implementation plan for the Ida Vista Project Area.

Budget and Financing

This section provides the Board an overview of the RDA funding that canbe used — in conjunction with
other County programs and public-private partnerships— to assist to in the implement of the Master
Plan. This analysisis a projection of the available funding, and will require further refinement before the
Board can consider final adoption of the Plan and the final projects prioritization. No action regarding
financing is required by the Board at this time.

The Redevelopment Agency is funded through tax increment financing. The incrementa growth in
property taxes in the Idla Vista Project Area between 1990 and today is allocated to the Agency - minus
funds passed-through to other taxing entities and a State- mandated 20% affordable housing set-aside.
Subject to the requirements of redevelopment law, the remainder of the tax increment can be used to
implement the Ida Vista Project Area Redevelopment Plan.

In FY 2002/03 the RDA received an estimated $1,072,000 in and $585,000 in housing set-aside funds.
General tax increment will decrease in FY 2003/04 to approximately $961,000 due to the recent $83
million acquisition of the Francisco Torres student dormitory by UCSB.

One option to quickly implement projects and programs identified in the Master Plan subsequent to
adoptionwould be to issue bonds to capitalize the RDA’srevenue. The RDA can use its tax increment
revenue stream to secure bonds.  Those bonds could be used to implement projects that will improve the
community quickly and have a significant near-term positive impact. Should your Board elect to secure
bonds, between Plan adoption and the year 2010 (the last year the agency can obtain additional debt),
the RDA will have approximately:

Funding to implement projects - $13 milliory and
Housing set-aside funding to provide affordable housing - $17 million.

This estimate was generated using an assumed 4% annual growth rate in assessed vaue in Ida Vista.
The Housing and Community Development Department (HCD) will use the housing set-aside funds to
implement affordable housing programs.
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Project Phasing

The IV PAC/GPAC has identified initial high-priority projects to implement the Draft IVMP goals and
policies @Attachment C). Due to State budget uncertainty, project prioritization at this stage in the
Master Plan process is very preliminary. Further refinement of the financial assumptions will be
completed during EIR production, and additional public review will be provided before Master Plan
adoption hearings begin.

Projects are prioritized in four phases. Many factors were used to determine where projects should be
placed within the matrix hierarchy. These factors included:

Relative positive impact the project will - Ease of implementation

have on the community - Project’s relationship to other priority
Cost of project projects

Tax increment impact of project - Urgency of project

The proposed implementation matrix reflects changes recommended by the IV PAC/GPAC for project
phasing. Generally, transportation improvements, downtown improvement projects, and the community
center were identified as first-phase projects.

Early implementation projects should serve to increase the property tax base in the community, thereby
creating additional funding for projects in later phases. For example, improvements to the downtown area
which facilitate mixed-use projects may lead to additional tax increment, which makes more funding
available for later projects and programs. All expenditures of redevelopment tax increment funds must also
meet the requirements of California Redevelopment Law. For instance, Health and Safety Code Section
33445 prohibits tax increment expenditures on public improvements unless the expenditure assist in the
elimination of blight and benefit the project area, and that no other reasonable means of financing the project
exists. Redevelopment funds can also not be used for norma maintenance and operation costs.

Mandates and Service Levels. State law requires local jurisdictions to update the Comprehensive Plan. In
addition, State redevelopment law requires redevelopment agencies to prepare a 5Year Implementation
Pan. The IVMP will update the Comprehensive Plan for Ila Vista and serve as a 5 Y ear Implementation
Plan for the Project Area.

Consistency with the Five Year Work Program: The IVMP isidentified in the 5-Y ear Work Program and
is funded by the RDA, grants, and contributions from partner agencies (IVRPD and UCSB).

Fiscal and Facilities Impacts. Costs and revenue to process and prepare the IVMP are included in the
adopted FY 03/04 RDA budget as shown on page D-284. There are no General Fund impacts.

Special Instructions: None. P&D will perform newspaper display ads and noticing by postcard to all
property owners, residents and others within the Project Area who have asked to be placed on the IVMP
mailing list.

Concurrence: County Counsel, Public Works and the County Administrator’s Office.

Enclosure: (for Clerk of the Board’s hearing distribution only): Initiation Draft IVMP, June 2003.
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Attachments:

A: Initiation Resolution

B: Overall Concept Plan graphic, page 1-13

C: Master Plan Implementation Project Phasing (table & graphics)

D: Circulation Element Map Update

E Housing Policy and Form-Based Regulating Code Description

F: Existing Land Use and Zoning Designation maps

G: Proposed Land Use Designations map

H: Proposed Form-Based Regulating Code map (p. 6-5 from the Draft Plan)
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ATTACHMENT A: INITIATION RESOLUTION




IN THE MATTER OF INITIATING THE DRAFT

ISLA VISTA MASTER PLAN AS A SPECIFIC PLAN

AND AMENDMENTSTO APPLICABLE PORTIONS OF
THE SANTA BARBARA COUNTY COMPREHENSIVE
PLAN, THE LOCAL COASTAL PLAN AND ARTICLEII
ZONING ORDINANCE FOR ENVIRONMENTAL REVIEW

RESOLUTION OF THE BOARD OF SUPERVISORS
COUNTY OF SANTA BARBARA, STATE OF CALIFORNIA

RESOLUTION NO. 03-___

M N SN N N N N

WITH REFERENCE TO THE FOLLOWING:

A.

On January 7, 1980, by Resolution No. 80-12, the Board of Supervisors of the County of
Santa Barbara adopted the Santa Barbara County Coastal Land Use Plan; and

On July 19, 1982, by Ordinance 3312, the Board of Supervisors adopted the Santa Barbara
County Coastal Zoning Ordinance, Article Il of Chapter 35 of the Santa Barbara County Code;
and

On December 3, 1991, by Resolution 91-696, the Board of Supervisors adopted the
Circulation Element of the Santa Barbara County Comprehensive Plan; and

On July 20th, 1993, the Goleta Valey Community Plan (GV CP) was adopted; and

On July 18", 2000, by a Memorandum of Understanding, the University of Cdiforniaa Santa
Barbara, the Redevelopment Agency of the County of Santa Barbara, the County of Santa
Barbara and the Ida Vigta Recreation and Park Didtrict formed a joint sponsorship agreement
to prepare an IdaVigaMagter Plan and required environmentd andlys's, and

From May 2000 through February 2001, the County held an internationa design competition,
[RE] Vison Ida Viga Design where Opticos Design, of Berkeley, CA was chosen to assigt in
drefting the IdaVisaMaster Plan.

On November 20", 2001 the Ida Vista Project Area Committee (PAC) membership was
confirmed by Resolution 01-394; and
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H. On January 15", 2002 an Ida Vista Project General Plan Advisory Committee (GPAC) was
designated by Resolution No. 02-017; and

Between December 2001 and June 2003 over thirty IV PAC/GPAC public meetings were held
to prepare the Draft Ida Visga Master Plan; and

J. On June 4" and June 19", the PAC/GPAC recommended the Draft Ida Visa Master Plan be
initiated by the Board of Supervisors, and

It is now deemed to be in the interest of orderly development of the County and important to the
preservation of the hedlth, safety, and generd wdfare of the resdents of said County citizens have been
notified of and informed about this initiation, and have advised the Board of Supervisors on the said
proposed amendmentsin a duly noticed public hearing; and
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NOW, THEREFORE, IT ISHEREBY RESOLVED asfollows.

1. The above recitations are true and correct.

2. The proposed map desgnation and text amendments to the Coastad Land Use Plan, and
Circulation Element are hereby initiated as such amendments are described in the Initiation Draft

IdaVisaMaster Plan dated June 5, 2003.

3. Pursuant to the provisons of Sections 35-169.4.7 of the Article Il Zoning Ordinance, the
proposed rezones and ordinance regulations described in the Initiation Draft Ida Vida Master
Plan dated June 5, 2003, together with any amendments thereto made by the Board of
Supervisors at its hearing on July 22, 2003 are hereby initiated as amendments to the Article 11

Zoning Ordinance.

4, Staff should proceed with environmenta review of the Draft Ida Viga Master Flan.

The initiation of the Draft Plan meets the requirements of Government Code Section 66474.2(b).

PASSED, APPROVED, AND ADOPTED by the Board of Supervisors of the County of Santa

Barbara, State of California, this 22 day of July, 2003, by the following vote:

AYES:
NOES:
ABSTAIN:

ABSENT:

Naomi Schwartz, Chair of the Board of Supervisors
County of Santa Barbara
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ATTEST:

Michael F. Brown
Clerk of the Board of Supervisors

By:

Deputy Clerk-Recorder

APPROVED ASTO FORM:
STEPHEN SHANE STARK
County Counsdl

By:

Deputy County Counsdl

G:\GROUP\COMP\Planning Areas\GOLETA \IslaVista\M aster Plan\A doption\Hearings\BoSResol utions\Board Resolution to Initiate Revised w Mary
Edits.DOC
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Draft: 6-05-03

Isla Vista Concept Plan
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ATTACHMENT C:
IMPLEMENTATION PROJECT PHASING




Phasing of High Priority Projects

Map

Catalyst Projects

Responsible
Entity

Program/
Project

Cost

Pre-adoption Phase

Funding Source

1 | Downtown parking meters RDA/Public Works/ Project Self Financing
Parking Entity
2 | New downtown on-street parking spaces Project
3 | Downtown street trees RDA, PW Project PW
<$20K RDA
4 | Test traffic calming project (excludes speed bumps & parking loss is RDA, PW Project PW
minimized) < $10K RDA
5 | Sabado Tarde transit gate RDA, Public Works, Project Funded UCSB / PW
MTD
* | Establish Parking & Transportation Administrative Entity RDA/PW/ Parking Program Staff Time
Entity
* | Residential parking permit Program
* | Daily parking permits Program

Highest Prioriy Phase | Projects

Phase I: 0 - 5 Years after adoption

6 | Pardall Streetscape improvements and rotaries at the Embarcadero Del RDA, Public Works, Project $1,200,000 RDA
Mar and Del Norte/Pardall Road intersections HCD
7 | Redevelopment of Pardall properties to mixed-use buildings Property Owners Project Varies Property Owner
8 | Improve northern side of AO park including connection to Pardall Road RDA, IVRPD Project $500,000 RDA/IVRPD
and businesses
9 | Relocate amphitheater
10 | Enhance and realign wetland
11 | Complete sidewalks on Sabado Tarde, Abrego, Camino Pescadaro, PW/RDA
Picasso, and Embarcadero Del Mar. Also on Pardall, Madrid, Seville and
Trigo between Camino Pescadaro and Embarcadero Del Mar
12 | Isla Vista Community Center Building RDA, IVRPD Project $2,500,000 RDA| IVRPD/Outside
Contribution
* | Change Zoning Ordinance to require CUP for alcohol-related projects RDA Program Staff Time RDA
Create In-lieu parking fee for specific downtown parcels RDA, P&D Project/Prog Staff Time RDA
MTD service improvements RDA, MTD Project/Prog Varies MTD/Others?
* | Downtown Low-interest Loans for Developers RDA/HCD Program Varies RDA will get money
back from loan as Tl
* | Ongoing facilitated communication between UCSB and Downtown RDA, UCSB, Program Staff Time RDA
Businesses Business and
Property Owners
* | Residential Fagade Improvement Program RDA/HCD Program Varies RDA
Additional Phase | Projects
13 | Reconfigure existing privately owned parking lots RDA Project $75,000 RDA
14 | Acquire land for new public parking lot RDA Project $900,000 RDA/ In Lieu
fees/other parking
revenues/user fees
15 | Similar landscape, street furniture, and building design on western UCSB UCSB Project UCSB
Main Campus
16 | Implement traffic calming on Sabado Tarde, Abrego, Camino Pescadaro PW, RDA $80,000 PW/RDA
17 | Isla Vista Skate Park Grants
18 | Playing Fields on former Isla Vista Youth Projects site (with housing)
19 | Sueno Orchard connection & improvements, community garden
* | Car-sharing Car-sharing non- Program $300,000 Initial RDA or grant
profit subsidy
* | Street trees RDA, PW Project PW/RDA
Phase II: 6 - 10 Years after adoption
20 | Pardall Paseo Property Owners/ Project $150,000 RDA/Property Owner
RDA
21 | Ocean Road Faculty & Staff Housing with pedestrian oriented access UCSB Project UCSB
facing Ocean Road
22 | AO Park acquisitions RDA/IVRPD Project $2,500,000 RDA/Grants
23 | Pardall Road bike and pedestrian tunnel UCSB Project UCSB
24 | Implement traffic calming on Camino Corto and Camino Del Sur
25 | Implement El Embarcadero improvements $550,000
26 | Complete sidewalks on Del Playa, Sueno, Camion Corto, Camino Del Sur,
El Greco, Segovia, Cordoba, Cervantes
* | Parking structure (225 spaces - $20,000 per space) RDA Project 4,500,000 RDA/in lieu fees/

parking revenues/user

* | Street Trees Project PW/RDA
Phase lll: 11 - 20 Years after adoption
* | Complete remaining sidewalks
| * | Street trees [ RDA, PW [ Project [ [ PW/RDA |

[—+] Programs/Projects not shown on map, but listed



Pre-Adoption Phase

Other Programs
 Establish Parking Entity
* Residential parking permits

e Daily parking permits




Phase I: 0-5 Years After Adoption
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Other Programs

e CUP for alcohol-related projects
¢ In-lieu parking fee

* MTD service improvements

* Downtown low interest loans
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» Residential facade-improvement
e Car-sharing

o Street trees




Phase Ill: 11-200 Years After Adoption

e Complete remaining sidewalks

o Street trees




ATTACHMENT D: CIRCULATION ELEMENT
MAP UPDATE
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ATTACHMENT E: HOUSING PoLICY AND
FORM-BASED REGULATING CODE




Attachment E
Housing Policy

Several policies from the IV PAC/GPAC recommended Initiation Draft IVMP affect residential land use and
density in IdlaVista. A variable density program has been proposed that would change how housing “ units’
inldaVistaare quantified. In addition, the proposed Form Based Regulating code further affects density
and build-out assumptions.

Variable Density

The Variable Density program proposed as part of the Draft IVMP is intended to eliminate unintended
incentives to develop larger units. This program has been implemented elsewhere in the Central Coast
including the City of San Luis Obispo. InldaVista, more so than elsewhere in the County, the number of
bedrooms directly relates to the number of people living in aunit. As proposed, the program would count
“units’ as outlined below.

- Density Under existing zoning regulations, density is calculated as
Unit Size Equivalent “dwelling units per gross acre,” regardless of the size or
: character of the dwelling unit. In other words, 20 one-
Studio 0.50 bedroom units is equivaent to 20 three-bedroom units.
One bedroom 0.66
The variable density program would encourage the
Two bed 1.0 ! .

WO bedroom construction of smaller units that are more affordable by
Three bedroom 15 design than larger units due to reduced construction and land
Four bedroom 2.0 costs, and a potentia reduction in some of the per-unit
Five or more bedroomts 25 development fees for these smaller units. This program is

consistent with the intent of proposed updates to the
County-wide Housing Element.

FormBased Regulating Code

A new regulating system is proposed in the Draft IVMP — the Idla Vista Form-Based Regulating Code. Initial
development of the Regulating Code occurred during the Master Plan process. During environmental review,
staff proposes to refine the Regulating Code for the IV PAC/GPAC review and recommendation before Master
Plan adoption hearings begin.

The Regulating Code will consst of Urban Regulations, Architecture Guidelines, and Landscape Guidelines.
The primary objective of this regulating system is to ensure that new projects within Ida Vista adhere to the
vision created by the community and the intent of the Master Plan. This Regulating Code defines the standard
zoning provisions, such as permitted uses, setback, heights and parking requirements, but also includes
additional information about the shape and appearance of the buildings. Essentialy, the zoning and design
guidelines are incorporated into a single document.

There is one significant difference between this Regulating Code and a conventiona zoning code. A
conventiona zoning code is restrictive — it proscribes, or prohibits, certain building and site designs and uses.
For instance, it would prohibit building within 10 feet of a property line, prohibit building over 25 feet high,
require a certain number of parking spaces, and permit specific uses. But a proscriptive code does not provide
much design information about how the building should appear from the street, where parking areas or useable



open spaces should be located, or how a pedestrian will enter the building, which are among the characteristics
of new development that typicaly defines the streetscape and a community s distinctiveness.

The Form-Based Regulating Code clarifies and describes the form/type of building that a developer could
construct, rather than focusing on the number of units a developer could build on alot. The developer could
then determine the most efficient unit-size based on the housing market needs. As a result, the number of
units per lot can vary depending on a developer’ s choice of unit size. For example, a 20,000 SF building
(gross floor-area) that is built to the FormBased Regulating Code could potentially accommodate:

Number | Type Bedrooms Unit

of units Equivalent
44 Studios (450 SF) 44 21

23 Two-bedroom (850 SF) 46 23

17 Four-bedroom (1,200 SF) 68 K]

In many cases, the parking requirements actually determine the final building size, and ultimately the number
of units a site can accommodate. The Draft IVMP s Housing section describes the relationship between
parking regulation reductions and the potential unit increase (depending on housing type) that could be built
onalot.

Net |mpact
The result of these two programsis that determining buildout under the Regulating Code requires more

analysisthan determining buildout with traditional zoning. To determine appropriate land uses staff has:

Assumed a unit-type mix in the proposed building types that yields the highest number of “units’ per
acre; and,
Determined units per acre using the formula described by the variable density program.

This number of “unit equivalents’ per acre has been used to determine appropriate land use densities and
build-out for the Draft IVMP as show in the proposed Land Use and Zoning Maps (Attachments G and H).
In some cases, the proposed land use density is higher than could be accommodated with the proposed
building types and required on-site parking. In those cases, the only way to meet densities allowed by
proposed land use is to implement innovative parking solutions (off-site parking, in lieu fees, efc.). Asa
result, actual buildout will likely be lessthan calculated in the EIR.

Proposed Land Use- Number of Additional

Area Units Per Acre Density Equivalent Units
IV Res High 30 282
IV ResMed 25 466
IV Transition 28 56
IV Downtown 40 343
IV Downtown Park 45 39
HOST Sites 35 229
Bluffs (Res-8.0) 8 17
R1 (Res-3.3) 4.6/3.4 13

Total New Units 1445




Summary of Land Use Changes

Description APN Current Current | Proposed Land Proposed
Land Use | Units Use Units per
per Acre Ace
Most lots in zoning district - Res-20 20 Res-30 30
Most lots in zoning district - Res-18 18 Res-25 25
Most lots in zoning district - GenCom | - Gen Com/Res-40 | 40/45
and Res-45
Parcels surrounding - Res-20 20/18 Res-28 28
commercially zoned property /Res-18
Affordable housing sites Seep 4-26 Res-20 20/18 Res-35 35
recommended by IV
PAC/IGPAC
Properties south of Estero Road | - Res 12.3 12.8 Res-25 25
IVRPD parcel at Estero Park 75-010-13- | REC/OS - Pl -
(community center) portion
Publicly owned property on Seep 35 SRM-8 8 REC -
bluffs
Property owned by IVRPD 75-163-16 Gen Com - REC
within Embarcadero Loop
Vacant lot north of Pardall 75-111-06 Res-20 20 Gen Com/Res-40 | -
Road
Split zoned downtown lot 75-211-08 Res-18 18 Gen Com/Res40 | -
IVRPD owned Pardall Gardens | 75-121-08 REC/OS - Gen Com/Res-40 | -




ATTACHMENT F: EXISTING LAND USE
AND ZONING DESIGNATIONS




/ SANTA BARBARA COUNTY
LAND USE
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ATTACHMENT G: PROPOSED
LAND USE DESIGNATIONS
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ATTACHMENT H: PROPOSED
FORM-BASED REGULATING CODE
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UCSH VWwest Campus
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Proposed Isla Vista Zoning Districts
sr-u- [llos-: lFEC PROPOSED NEW FORM-BASED DISTRICTS:

— wet loss e B -res-qcH [l v-oovamoan
B B v-rEs-wED [ 1v-RES- TRANSITION

i T ) B
=

District Allowable Types Front Setback
[ 1v Downtown 1 0

B 1V Res-High IL, 111, IV 5

. IV-Res-Transition 11, 11, IV 5-10°

[] 1V Res-Medium 10, 11, TV 15

Proposed new zone districts for Isla Vista, based on form-based zoning recommendations
from consultants and the PAC/GPAC.
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