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The following is a listing of all of the Policies and
Actions contained within the Santa Barbara Airport
Industyial Area Specific Plan.

VISION

Policy

V1:  Preserve the economic self sufficiency of the
Adrport by allowing flexibility in land use
patterns, tenant types and mix.

Policy
VZ:  Provide opportunities that promote aviation
velated uses south of Hollister Avenwe, Fn-

e

Susmimary of Policies

courage the relocation of now-aviation uses
to the novth side of Hollister Avenue.

Policy ‘
V3: Preserve and encourage the expansion of ex-
isting businesses on Airport property.

Policy

V4:  Create a patteyn of development that ¥ties in
with and complements future vedevelopment
of Old Town Goleta with consideration of
the Goleta Comvmunity Plan, UCSB's Long
Range Development Plan and the Airport
Land Use Plan.

vii
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Policy ' :

Vb:  Provide for R & D, light industrial, small in-
cubator and community serving commercial
uses. For commercial uses, give priority to
uses which provide support service for the
immediate Specific Plan area and do not de-
tract from Old Town Goleta businesses.

Policy

V6: Encourage the reuse of existing buildings if
they are in sound structural condition and it
is cost effective to rehabilitate them.

Policy

V7:  North of Hollister Avenue, provide for com-
mercial recreation opportunities for families
and youth.

Policy

V8:  Encourage the continuation and expansion of
open yard uses north of Francis Botello
Road.

Policy ‘

V9: Promote aesthetically pleasing development
in the Specific Plan area, particularly along
the Hollister Avenue corridor.

. Policy

V10: Recognize and acknowledge the history of
the Airport by incorporating findings of ar-
chitectural history reports into projects, con-
tinuing to name streels with the full names of
local deceased WWII aviators, by preserving
existing historic buildings when reasonable
to do so, and by otherwise recognizing Air-
port history. ‘

Policy

Vii: Provide a system of alternate transportation
modes that is coordinated with County,
UCSB and Santa Barbara County Associa-
tion of Governments Plans.

Summary of Policies

Policy

V12: Encourage environmentally sound develop-
ment in the Specific Plan avea that is consis-
tent with the City Council goals for the Air-
port.

CULTURAL RESOURCES

Policy
CR1: Encourage .the reuse of existing historical
buildings.

Action .
CR1.1: Establish zoning incentives, such as greater
flexibility in allowed uses, to protect historic

buildings shown on Table 2 on the north side

of Hollister Avenue.

Action

CR1.2:  Give priority to the reuse of existing buildings
within the Specific Plan area before they are re-
moved.

Action

CR1.3:  Prior to demolition, historic buildings shown

in 'lable 2 shall be documented by a qualified
architectural historian, consistent with the
City MEA Cultural Resources Section (MM
3.13-2) 1

Policy

CR2: The potential for archaeological resources
shall be examined prior to applying for dev-
elopment review for new construction in ac-
cordance with the MEA Cultural Resources
Section and the Phase 1 Archaeological Re-
sources Study prepared for the Airport,

' This typical reference relates to the mitigation
measure from the Airport Specific Plan EIR/EA,
certified on September 4, 1997 (See Appendix I for a
complete list of mitigation measures).

viit



shall be carried ou

i

Control regulations (MM 3.11-1)
. Action
Action B1.2:  The Airport shell make available any rveports
F1.1: A detailed map shall be prepared showing buil- on water guelity monitoring and other infor-
ding layouts, anticipated floor area, Regulato- muztion velating to the City-owned portion of
vy Floodway Boundary and 100 year flood ei- the Goleta Slough (MM 3.14-1 and 3.16-1).
evations for anwy development, in particular
those developments aleng Carneros and San  Aclion

Pedro Creeks. In the Floodway, special build-
ing practices or design procedures may be ve-
quired to veduce flood exposure, including but
not fimited to the following:

a. Provide flood comveyance equal fo that
which currently exists;

b. Locate parking lots and other open space
land uses which ave move compatible with a
higher flood hazard, within the Floodway,
arid

c. If equal conveyance canmot be shown,
where feasible and necessary, process a Lei-
ter of Map Revision to realign the Regula-
tory Floodway (MM 3.11-1).

Summary of Policies

Awy projects in the Specific Plan area that ve-
sult in drainage to the Slough or its tributary
creeke shall be referred fo the GSMC jor review
and comments (MM 3.14-1 and 3.16-1).

FPolicy

In the Coastal Zone, a buffer strip a mini-
munt of 100 feet in width shall be main-
tained in a natural condition on the peviph-
ery of all wetland conmunities and creeks,
based on the “Envirommenially Sensitive
Habitats of the Airpori and Goleta Slough
Map, dated January 1998,” except as may be
necessary to provide minor fimprovements
for flooding and drainage control, and im-
provements that would enhance protection
of the wetlands or creeks while protecting
adjacent flood prone activities. Within the
Coasial Zone, existing facilities within the
creek or wetland setback necessary for Air-
port operations way be veigined and main-
tained in a normal fashion.

X
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Outside the Coastal Zone, new development
shall not occur within 100 feet of U.S. Army
Corps of Engineers jurisdictional wetlands
without a demonstration that encroachment
is necessary for the project, that wetlands
within the Coastal Zone will not be ad-
versely affected and that wetland funclions
and values shall not be impaired without
mitigation. Existing facilities in the buffer
outside the Coastal Zone may be retained
and maintained in a normal fashion. Only
compatible land uses shall be allowed with-
in the setback.

In any wetland or creek buffer, native vege-
tation shall be planted and maintained in
the setback wherever feasible (MM 3.16-2
and 3.16-3).

AIRFIELD OPERATIONS/SAFETY

Policy

AS1: All new uses and substantial changes of use
within the Airport Runway Protection and
Approach Zones, as shown on the Con-
straints Map (Figure 6), shall be referred to
the Airport Land Use Commission for review
and recommendations, as determined to be
appropriate in consultation with ALUC

staff.

TENANT RELOCATION

Policy
TR1: Provide opportunities that promote aviation
related uses south of Hollister Avenue.

Action
TR1.1: Encourage aviation-related uses south of Hol-

listey Avenue.

Summary of Policies

Policy
TR2: Preserve and encourage the expansion of ex-
isting businesses on Airport property.

Action

TR2.1:  Consider tenant relocation on a phased basis.

VISUAL QUALITY IMPROVEMENTS

Policy

VQ1: Improve the visual quality of the environ-
ment and buildings in the Specific Plan area.

Action

VQ1.1: Develop and implement development stan-
dards and design guidelines for the Specific
Plan areaq.

Action

VQ1.2:  Implement undergrounding of utilities for the
Specific Plan areq.

ZONING

Policy

Z1: Amend Title 29 of the Santa Barbara Munici-
pal Code (Airport Zoning) to incorporate the
changes in allowed uses and new zoning dis-
tricts included in the Airport Industrial Area
Specific Plan as outlined in Appendix B.

Action

Z1.1:  Amend the allowed uses and/or zone name in
the A-F, A-C and A-A-O (formerly A-A-P)
Zones.

Action

7Z1.2:  Amend the A-TI Zone to include the A-I-1 and
A-I-2 districts.

Action

Z1.3: Create a new Commercial Recreation (C-R)

Zone.,



height vestriction of 60 jeet may preclude
facilities for lavgey aivcraft (e.g., hungars and
maintenance buildings) from being built. Al-
lowing some velief from this standard through
establishment of a hangay height definition in
the Zoning Ovdinance will promote flexibility
at the Airport without violating the spivit of
the height vestriction.

Policy

Z2:  Rezone and change the General Plan desig-
nation in the Specific Plan area to conform
to the recommendations shown in Figuve 11.

Action

221 Rezone Sub-Arves #3 lo. Afrpori Indusiriol-1
(A-I-1) Zone.

Action

Z2.2: Rezome Sub-Avea #2 and a small area of Sub-
Area #7 to Airport Industrial-2 (A-1-2) Zone.

Action

Z2.3:  Add the Aircraft Approach awd Operations
(A-A-O) Zome to the westernmost part of Sub-
Areg #2.

Action

72.4:  Rezone the aveas that have the existing A-A-P

Zome to the A-A-O Zone.

Summary of Policies

Lome (A
Y o rene o N s y 29 65
Airerafe Approach g

(C-5-R/A-A-O).

Policy

Z3:  Amend Title 29 to address landscoping in
new development that promotes aesthetical-
Iy pleasing and pedesivion oviented develop~
ment while using land efficiently.

Action

Z3.1:  Reduce the 25 percent landscaping vequire-
ment in the Santa Barbava Municipal Code for

all development to 15 percent.

PLANNING SUB-AREAS

Policy

SA1: Create a paitern of development that is con-
sistent with the recommendations of this
Specific Plan as follows:

Sub-Area

1. Create opportunities for expansion of existing and
new auvigtion related uses within this planning
area which falis adjacent o the aivfield east of Car-
nevos Creek. Provide for expanded aviation ser-
vices, e.3., Fixed Base Operators, air cargo, USFS
facilities, T-hangars, etc. Al the covner of Hollister
Avenue and Los Carneros Road, consider pro-
viding for a naiuve andfor interpretive center ov
other appropriate low intensity use with parking.

w
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Sub-Area

2: Create opportunities for new community com-
mercial uses which would provide service to exist-
ing Airport tenants and improve the visual char-
acter of the Specific Plan area. Opportunities
should continue to exist for light industrial, R&D
and small incubator businesses. Prohibit the dev-
elopment of strip commercial type uses.

Sub-Area

3:  Create opportunities for expansion of existing and
new light industrial, R & D, small incubator bus-
inesses and open yard uses. Consider commercial
recreation uses immediately west of Sub-Area 4
(see Figure 4) as an interim or short term use if
there is not adequate demand for industrial uses in
this Sub-Areq.

Sub-Area
4:  Create opportunities for expansion of existing and
new Commercial Recreation uses such as the thea-
ter, miniature golf with arcade, golf course club
house relocation, etc., as outlined in the recom-
" mendations of the Specific Plan Market Study. In
areas constrained by flood hazards, explore pos-
sible commercial recreational uses such as golf
course expansion and parking for commercial rec-
reation uses.

See Table PS below for distribution of square foot-
- age.

Summary of Policies

Table PS5
SPECIFIC PLAN SQUARE FOOTAGE
DISTRIBUTION?
Sub- Specific Plan With Economic
Area Development Alternative
Net s.f. Gross s.f.
1 -3,000 100,000
2 116,000 122,000
3 118,000 170,000
4 9,000 20,000
Total 240,000 412,000
TThe square footages are approximate and may vary
from sub-area to sub-area, although the total is not
expected to exceed the totals shown here.

URBAN DESIGN GUIDELINES

Policy

DG1: Promote aesthetically pleasing development
in the Specific Plan area, particularly along
the Hollister Avenue corridor.

1

Action

DG1.1:  The City Council shall, by resolution, adopt
urban design guidelines for the Airport Indus-
trial Specific Plan area.

SETBACKS

Policy

SB1: Provide appropriate setbacks to create a pedes-
trian-friendly atmosphere. Entrances should be
close to streets with minimal separation between
Jbuildings and sidewalks.

Action
SB1.1:  Buildings along Hollister and Fairview Ave-
nues and the first biocks of David Love Place
and Frederic Lopez Road north of Hollister

Avenue shail provide front yard setbacks of 20

xii



VCI: Provide a system of wvehicular circulation
within the planning aven that enhances the
existing roadway nefwork and adequately
services existing and new development.

Action .

VC11:  Consider the deletion of Gerald Cass Place (as
shown tn Figure 15) when uses comsistent
with the Specific Plan are proposed in that
viciniky.

Action .

VICL.2:  Prepare detailed iraffic engineering plans io

deternine the extent and timing of the fol-
lowing intersection and street improvemenis
(us shown on Figure 15):

Augustus Griggs Place/Novman Firestone
Road

=

b. Aero Camino/Norman Firesione Road

c. Cyril Hartley Place/Novman  Firesione

Road
d. Robert Kiester Place relocation approxi-

mately 150 feet to the novth, if determined
to be necessary.

Sumnary of Policies

VCT 3

As defermined o be appropriate, prepare a
Neighborhood Mobility Plasn.

Policy

VC2: In accordarnce with an agreement between the
City and the County, each project that gen-
erates additional traffic shall contribute ¥o
the improvement of the circulation system in
the surrounding County arvea, as vequired by
the Goleta Transportation Impmwmem
Plan (including alternate iransporiation
modes such as bikeways and electric shui-
tles), in ovder to assist in the mitigation of
Specific Plan impeacts (MM 3.20-2 ﬂmd ~6).

ROADWAY DESIGN

Policy

RDI: Improve the visual and pedestrian gquality of
the street network of the planning avea by
providing landscaping and pedesirian con-
nections to the surrounding area,

Action

RD1.1: Create o comjortable pedestrian environment
by providing street trees and adequate sidewalk
widths and promoting landscaping adjacent to
roadways.

XL
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Action

RD1.2: Develop a program for sidewalk, transit stop,
parkway and bikelane improvements that will
be implemented when development consistent
with the Specific Pldan is proposed in the vicin-
ity of the needed improvement.

Action

RD1.3: When Francis Botello Road is reconstructed,

relocate Francis Botello Road approximately 10
feet south in order to provide for landscaping
on the north side of the street in front of exist-
ing buildings.

PARKING

Policy

P1:  Provide for sufficient parking to serve busi-
nesses in the Airport Industrial Area Specific
Plan area while encouraging the use of alter-
nate modes of transportation to reduce park-
ing demand.

Policy

P2:  Provide for efficient parking by allowing
shared parking for complementary uses and
other appropriate measures.

Action
P2.1:  Provide on-street parking on roadways as de-
termined to be appropriate by the Transpor-

tation and Parking Manager.

Action
P2.2:  Consider a modification of Santa Barbara
Municipal Code Chapters 28.90 and 29.90
parking requirements within specific project
areas if complementary uses provide an oppor-
tunity for shaved parking.

Action
P2.3:  Rewvise parking requirements for specific uses

and zones as shown in Appendix E.

Summary of Policies

ALTERNATE MODES OF TRANSIT

Policy

AM1: Accommodate and support alternate transit
modes and facilities within the Airport Spe-
cific Plan areq as shown in Figure 17.

Action

AM1.1: Work with the County, CalTrans and Amtrak
to accomimodate the integration of the proposed
Amtrak station as determined to be approp-

riate.

Action

AM1.2: Work with the Metropolitan Transit District
(MTD) and other agencies to promofe in-
creased bus andfor shuttle use along Hollister
Avenue between Old Town Goleta and the
industrial area to the west. VWhere appropriate,
add lighting, information signs and shelters at
transtt stops in the Specific Plan area.

Action

AM1.3: Coordinate bicycle facilities and pedestrian
pathways on Airport property with those in
the County.

Action

AM1.4:  All transportation planning should be coordi-
nated with the County, MTD, UCSB and the
Santa Barbara County Association of Govern-
ments.

Policy

AM?2: Encourage the use of alternative transporta-
tion modes by businesses within the Specific
Plan area (MM 3.9-9).

Action

AM2.1: If and when a Goleta Valley alternative tran-
sportation program is developed to reduce traf-
fic and/or air quality impacts which applies lo
all existing and future businesses in the Val-
ley, provisions shall be incorporated into leases
that would require that the program apply to
all new businesses in the Specific Plan grea. A

X1



Action
AM?Z.3:

a. DBicycle lockers and showers.

b. Lunchrooms.

¢. Preferential parking for carpools.

d. Free bus passes

e Emmployee parking cash-out programs

Day care facilities, where delermined to be
appropriate (MM 3.20-1).

S

In addition fo the above measures, the Airpori
shall pay an aiv pollution offsite mitigation fee
of $240,000, payable to the Santa Barbara
County Air  Pollution Confrol  District
(APCD), designated for use in support of re-
diiction of emissions for one of the following
purposes:

a. Inclusion in matching funds necessary fo
recetve a government grant for the pur-
chase of new low emissions buses, such as
the Clean Air Express or electric shutiles
proposed for Goleta; or

b. Inclusion i funds for divect purchase of the
above vehicles; or

Sunumary of Policies

BIKEWAY/PEDESTRIAN CIRCULATION

Policy

BP1: Facilitote bicycle iravel and pedestrian civcu-
lation within the Specific Plan area and to
adjacert areas, allowing for the safe and con-
venient use of bicycles as an aliernative
miode of transporiation,

Action

BP1.I:  Ensure that the internal bicycle network with-
i the Airport Specific Plan avea is developed
with considevation of the Goleta Transporia-
tion Improvement Plan and connected to reg-
ional bicycle corridors whevever practical.

Action

- BP1.2: Provide sufficient siveet widih for bicycle and

pedestrian use on designated voadways as
shown on Figure 16.

Action

BP1.3:  Work with the County fo accomimodate the in-
tegration of the future La Patera Lane bicycle
and pedesivian overcrossing as defermined fo
be appropriate.

ey
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STORM DRAINAGE

Policy
SD1: Provide an adequate storm drainage system
to meet existing and future needs.

Action

SD1.1:  Study the entire Specific Plan area to deter-
mine overall storm drainage needs. Implement
the recommendations of the study when
development is proposed in the areas where im-
provements are needed.

Action ‘

SD1.2:  Continue to coordinate with the Regional Wa-
ter Quality Control Board and other agencies
to improve the quality of storm water dis-
charge into waterways.

Action

SD1.3: Require that new development provide storm
drainage that meets or exceeds RWQCB stan-
dards.

SANITARY SEWERS

Policy

581: Provide an adequate sanitary sewer system
to meet existing and future needs.

Action

551.1:  Study the entire Specific Plan area to deter-
mine overall sanitary sewer system needs. Im-
plement the recommendations of the study
when development is proposed in the areas
where improvenents are needed. '

Action

551.2:  Continue to coordinate with the Goleta Sani-

tary District to provide an adequate sanitary
sewer system in the Specific Plan area.

Summary of Policies

WATER SUPPLY

Policy
WI1:  Provide adequate domestic water supply and
fire flow to the Specific Plan area to meet ex-

isting and future demand.

Action

WI1.1:  Study the possibility of removing the master
water meter and replacing it with individual
meters to improve overall water flows and me-
tering. If the master meter is retained, inves-
tigate increasing the size of the meter to in-
crease flows.

Action

WI1.2:  Continue to improve the water system and fire
flow by constructing water main extensions,
loop connections, etc.

Policy

W2: The Airport Departmment shall continue to ed-
ucate its employees and tenants about water
conservalion.

ENERGY (GAS AND ELECTRICITY)

Policy

El: Provide adequate gas and electrical service
to the Specific Plan area in a safe and aesthe-
tically pleasing manner.

Action

E11:  Continue to work with the utility companies to
ensure that adequate gas and electrical service
are provided.

Action

E1.2:  Set up.a program fo finance undergrounding
of utilities in the Specific Plan area.

Action

E1.3:  New habitable buildings or additions of 5,000
eqitare feet ov miove shall be veviewed by an en-

xvi



Action

TTT 7.
Loak

Action
‘LEI.2:

P
-
|

.

Policy

F1;  Provide jor both aviation and non-avig

Continue to work with the FAA and low en-
Joveement ageneies fo address aviation velated
safety concerns.

Continue to wovk with the Santa Barbara Po-
lice Depariment fo provide law enforcement
sevvices for non aviaiion activities on Airport
properily.

107

rescue and five fighting services fo meet FAA
and other safety requirements,

Action
Fi.1:

Action
Fi.2:

Continve to work with the FAA and ofher ag-
encies to address aviation related safety con-
cerns.

Continue to work with Santa Barbara City and
County Fire Depariments io provide fire sup-
pression and rescue services for non-auviation
structures and uses on Airpori property.

Summnary of Policies

Action
SW1.2:

Action
SWi1.3:

menits:

4. Source separated collection of vecyclables.,
b. Tenant and employee education.

. Reporting requirernents.

d. Landscaping  that mininizes excessive
trimming and generation of organic waste
through plant selection and design (MM
3.8-2).

During construction, the developer shall con-
tract with a disposal company that recycles
construction and demolition debris (MM
3.8-1).

The Airport Depariment shall work with the
Sania Barbara County Public Works Depari-
ment Solid Waste Division fo educate its em-
ployees and tenanis about solid waste veduc-
tion in the Aivport area (MM 3.6-1 and 3.8-2).

XU
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HOUSING

Policy

H1: The Airport shall comply with or contribute
to City-wide programs to provide affordable
housing.

ECONOMIC DEVELOPMENT .

Policy

ED1: Of the 240,000 net square feet allowed in the
Specific Plan area, 80,000 square feet is re-
served for projects which the City Council
determines meet the criteria for Economic
Development projects as outlined in Zoning
Ordinance Section 28.87.300 and the goals of
the Economic Development Plan and Imple-
mentation Program and the Economic Com-
munity Project. Within the Coastal Zone
portion of the city Airport property, the pro-
visions of Measure E shall not be used for the
purpose of making findings regarding the
consistency of any project with the certified
Local Coastal Program.

ENVIRONMENTAL IMPACTS

Policy

EI1: All mitigation measures outlined in the EIR/
EA (and listed in Appendix F) shall be incor-
porated into individual projects, as applica-
ble, when such projects receive discrelionary
reviei.

Summary of Policies

xXUlil



BACKGROUND/HISTORY

The City of Santa Barbara has owned and man-
aged the Santa Barbara Municipal Airport since
1942. Figure 1 presenis an aerial perspective of the
Afrport and Specific Plan area. It is the largest
cormmercial service airport on the California coast
between San Jose and Los Angeles, located in the
"South Coast" region of Santa Barbara County.

A chronclogy of important historical events sur-
rounding the Airport is presented below.

Plap Querniew

In 1928, Gordon Sacketft and Rovyee Stetson rent
the cow pasture at the corner of Hollister and
Fairview to begin a flying school. -

In 1930, the first two hangars are constructed in
the northeast corner of the Airport. General
Western Aircraft Corp. uses the hangars for
construction of the Meteor airplane. These han-
gars exist today, although they are in a state of
disrepair due primarily to flooding from nearby
San Pedro Creek. The first paved runways are
also constructed.

In 1936, United Transport Corporaticn, now

Linited Airlines, hegine commercial service fromm

"
b
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- In 1941, City of Santa Barbara voters pass a
$149,000 bond issue to purchase 528 acres in the
Goleta Slough area for construction of a com-
mercial airport.

o In 1942, United Airlines leases land for an air-
line passenger terminal. Edwards and Plunkett
design the 7,000 square foot Spanish Colonial
Revival style Terminal building. The U.S. Gov-
ernment leases the Airport for use as a Marine
Corps Air Station. The Federal government
spends $10 mllhon in 1mprovements to the Air-
port.

» In 1948, Airport streets are formally dedicated
" in honor of Santa Barbara airmen who lost their
lives during World War IL.

+ In 1949, the City Council accepts the Airport
from the U.S. Government plus additional acre-
age not previously owned by the City.

In 1950, former military buildings are leased for
aviation and commercial/industrial uses to
support operation and maintenance of the Air-
port.

Iﬁ 1960, the Airport is annexed to the City of
Santa Barbara.

. In 1965, Jack M. Conroy of Aero Spacelines
brings Guppy airplane design to the A1rport
Guppy operations begin.

In 1966, Pacific Airlines lands the first Boeing
727,a 90 passenger jet, at the Airport.

. In 1967, United Airlines' lease for the Airline
Terminal expires and ownership reverts to the
City. The Terminal is expanded.

In 1968, Runway 7/25 is extended from 4,500
feet to 6,052 feet.

Plan Overview

. In 1969, the Airline Terminal is dedicated and
named after local aviator, Earle Ovington.

- In 1976, the Airline Terminal is expanded to
20,000 square feet.

As indicated in the above chronology, much of the
development within the Specific Plan area dates
back to World War II. There are several remodeled
buildings in the area, but many are older buildings
that may not be cost-effective to be brought up to
current building and code standards. '

AIRPORT REVENUES AND
EXPENDITURES

The Santa Barbara Municipal Airport is owned and
operated by the City of Santa Barbara. The Airport
Department is an "Enterprise Fund,” which means
that it is self-supporting based on revenues from
user fees and tenant rents. It receives no local tax
dollars for its operations. A small amount of mo-
ney goes to the City's General Fund for services
provided. The remainder of the monies received is
spent on Airport operations, maintenance and cap-
ital improvements. Grant monies are also received
from the Federal Aviation Administration (FAA)
for most of the major Airport projects such as
runways, taxiways, lighting, etc. As of 1997, the
Airport is debt free.

In 1996, the Airport and its 116 businesses con-
stituted one of the largest employers in Santa Bar-
bara County, with a total of about 1,500 employees.
Of these, about 28% were aviation related and 72%
were non-aviation related. The rents received from
non-aviation tenants in the Specific Plan area are
crucial to the economic health of the Airport as a
whole and constitute about 44% of the total Air-
port revenues.

-2
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In 1996, about $2.12 million in sales tax was gener-
ated from Airport tenants, with 87% of this money
going to the State and some coming back to the
County for services. The remaining 13% goes to
the City to support services such aspolice and fire.

In 1996, Airport tenants and aircraft owners paid
over $800,000 in property taxes which support
schools, police, fire and other services throughout
the County. The City receives about 13% of the
taxes generated. The remainder goes to schools,
the County and other special districts.

PLANNING APPROACH AND PROCESS

CITY AIRPORT GOALS

Prior to beginning the Airport Master Plan process,
the City Council adopted goals and policies that
direct development at the Airport. These City
Goals for the Airport were adopted by City Coun-
.cil on November 20, 1990..

GOAL

1. PROVIDE THE COMMUNITY WITH DI-
RECT ACCESS TO THE NATIONAL AIR
- TRANSPORTATION SYSTEM.

Policy

1A. Provide a diversity of air transportatzon ser-
vices to meet the needs of the South Coast
communities. '

Actions ,
To ensure that quality service continues to be provi-
ded, maintain contact with airlines regarding ser-
vices. ,

Priority shall be given to Airport related services on

all non-commercial Airport property, except the Gol- |

eta Slough, on the south side of Hollister Avenue.
Prepare a Master Plan Update which addresses cur-
rent and future air transportation services consistent
with coastal and other planning policies.

Plan Overview

Policy
1B. Provide modern and safe airport facilities
for aviation users of all types. :

Actions
Provide a terminal that meets existing and reasona-
ble future passenger needs.

Provide building and parking faczlztles to meet the
needs of the travelling public.

Maintain and continue to improve airfield facilities,
including, but not limited to, aircraft parking, run-
ways, taxiways and lighting systems.

- . Priority shall be given to Airport related actzmtzes on
all non-commercial Airport property, except the Go-
leta Slough, on the south side of Hollister Avenue.
Prepare an Airport Master Plan Update which ac-
cominodates current and future Airport facility
needs consistent with coastal and other planning pol-
icies.

GOAL .
2.  ASSESS FUTURE DEVELOPMENT OF
AIRPORT PROPERTY AS IT RELATES TO
" THE GOLETA SLOUGH AND OTHER SEN-
'SITIVE HABITATS CONSISTENT WITH
THE INTENT AND PURPOSE OF THE LO-
CAL COASTAL PLAN AND THE COASTAL
ACT.

Policy
2A. Continue to manage the Goleta Slough in an
environmentally sound manner.

Action

- Maintain the existing agreement and Memorandum
of Understanding with the Department of Fish and
Game for the purposes of protecting and maintaining
that sensitive wetland habitat.

Policy

2B.. Assess any proposed development within the
Airport area for potential adverse environ-
mental impacts on the Goleta Slough and
implement all applicable mitigation mea-
sures prior to any development.

I4



ased on projections of ncr
eramed by growth in populat
These proposed improvement pro]ects are dis-
cussed in detail within the Aviation Facilities Plan.
The Aviation Facilities Plan is separate from this
Specific Plan, but has been considered in its devel-
opment and the related environmental document.

Approximately 400 acres of the Master Plan area is
included in the Goleta Slough Ecological Reserve,
which is managed by the California Department of
Fish and Game. In 1996 and 1997, the Goleta
Slough Management Comunittee, a broad-based
advisory group, is developing a long-term restora-
tion and management plan for the Goleta Slough
Heosystemn Management Plan area that includes all
of LhE City-owned portion of the Goleta Slough.

Airport Industrial Avea Specific Plan

The Adrport Industrial Area Specific Plan encom-
passes 225.2 acres of Airport property located a-
long the north and south sides of Hollister (refer to
Figure 3). This area currently includes both avia-
tion and non-aviation-related uses and activities.
Table 1 below provides a breakdown of the acre-
age and other Specific Plan statistics.

Plar Ouverview

The overall purpose of the Spe

fify appropriate land uses and |
plementation will assist in revenue generation for
the Airport's operation, maintenance and capital

ations where -

improvements. [t is the intent of the Airport In-
dustrial Area Specific Plan to improve existing and
add new square footage for commercial, industrial
and/or aviation related uses (through 2010) in a
marner that will take into account City and Coun-
ty goals and policies.

The need for a comprehensive plan to guide future
development of the Airport property along Hollis-
ter Avenue has been discussed since the late 1980s.
Ir1 1988, the Airport Department developed a work
program for preparation of the Airport Specific
Plan. There are three (3) key factors which contri-
buted to the initiation of this Specific Plan. These
include:

the Airport's commercial/industrial property is
key to the financial stability of the Airport.

(Y
S

2) most of the property within the Specific Plan
area is currently underutilized; and

3) without a comprehensive plan in place, new
buildings are sited on a case-by-case basis.
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nomic benefit to the City and South L@ast
d'M’OUU » the provision of high income jo

versification of the area economy.

In March 1996, the City Council approved consi-
“deration of an Economic Development Alternative
in the envirommental review of the Specific Plan.
Consideration of this alternative allows up to
80,000 square feet of additional square footage (for
amet increasz of 240,000 square feet) to be analyzed
in the ¥FIR/EA and by the Planning Commission
and City Council in adoption of the Specific Plan.
Upon approval of the Specific Plan Economic
Development Alternative by the City Council, the
zdditional 80,000 square feet can only be used for
an Economic Developinent project or projects that
meet the criteria set forth in Zoning Ordinance
Section 28.87.300. The Specific Plan is approved

Plan Overview

al plamming stages of this ypv@jec'”u‘
‘potential Land
Use Options were presented al a coramunity meet-
ing for review and comment by the public (dis-
cussed in more detail later in this Chapter). Fol-
lowing this meeting, the Planning Team (which
consisted of members of the Airport Department,
Community Development Department and the
City's Consultant Team) completed further review
and analysis of future uses which may be devel-
oped in each of the cight Sub-Aveas. It was deter-
mined that some of these original sub-areas could
be logically combined based on what future uses
will ulﬁmately develop. Thus, the Sub-Areas were
recluced froim the original eight to a total of four.
Generally, the four Su.1lb~A1a_as can be distinguished
as follows: '

Thew: ew% (8} Sub-Areas and their

el
(o]
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This area encompasses the entire Specific Plan ares
south of Hollister Avenue, including the area ﬂ@ca £~
ed at Los Carnercs Road and Hollister Avenue.
The existing uses in this area are primarily Airport
Facilities, the primary exceptions being the corner
of Los Carneros Road and Hollister Avenue, the
Alrport maintenance yard, a few minor non-avia-
tion related uses and restaurants. With the excep-
fion of the area west of Carneros Creek, this arca
has access to the flighiline. This sub-area encor
passes 120.8 acres.

Sub-Area 2

This area extends approxdmately 250 feet north of
Hollister Avenue between La Patera Lane and Fre-
deric Lopez Road. A majority of this area is va-
cant. The existing aufc dealership, a nonconformm-

Plan Overview

Sub-Area 3

This area extends north of Sub-Area 2 up to the
railroad tracks. The east and west boundaries of
this Sub-Area generally fall between Frederic Lo-
pez Road and La Patera Lane. Southern California
Edison presently has a regional facility in this area.
The area north of Francis Botello Road is primarily
light industrial with open vard uses. South of
Francis Botelle Road is a mix of open vard and
light industrial uses. This sub-area encompasses
464 acres.

Sub-Area 4

This area generally extends east of Frederic Lopez
Road and Sub-Areas 2 and 3. This is a recreation

nven T 3a PR,
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lot, golf course and theater uses. This also includes
the area along Hollister Avenue to its intersection
with Fairview Avenue. This sub-area encompasses
39.4 acres.

COMMUNITY PARTICIPATION PROGRAM

An extensive Community Participation Program
was developed and implemented for the Airport
Master Plan consistent with Airport Goal #4 ad-
opted by the Santa Barbara City Council (see page
I-5). As mentioned previously, Goal #4 states "Co-
ordinate planning for the Airport and related facili-
ties with the surrounding community." Policies 4B
and 4C also iterate the need for commumity in-
volvement in the Airport's planning activities.

To ensure that the Aviation Facilities Plan and Air-
port Industrial Area Specific Plan address the com-
munity's needs and are sensitive to the issues, the
City has utilized several media to solicit communi-
ty participation in the planning process. The City
also solicited involvement and comments from the
community during the EIR/EIS and EIR/EA pub-
lic review process. The public involvement media
which have been implemented are listed below:

Commumnity Meetings
Community Newsletters
Stakeholder Interviews
Airport Tenant Surveys
Public Hearings

Community Meetings

A total of three community workshops were held
to solicit public input prior to the preparation of
the Draft Specific Plan. A summary of the meet-
ings' purpose and attendance is provided below.
A more detailed explanation of the meetings' pro-
cess, questions and answers and small group dis-
cussions is provided in the Final Summary Report
prepared by Moore Tacofanc Goltsman Inc. (MIG).

Plan Overview

Community Meeting #1 - Informational Open House

The first Community Meeting for the Santa Bar-
bara Airport Master Plan was held October 5, 1994,
at the Goleta Valley Community Center. The pur-
pose of Community Meeting #1 was to introduce
the Santa Barbara Airport Master Planning Process
to the community and answer questions of clarifi-
cation regarding Airport operations, the Santa Bar-
bara Airport Master Plan and the Environmental
Impact Report and Statement (EIR/EIS) being pre-
pared for the Master Plan. Approximately 150
people attended the first Community Meeting,

Community Meeting #2 - Airport Specific Plan
Visions and Issues Workshop

This meeting was held October 19, 1994, at the Gol-
eta Valley Youth Sports Center. The purpose of
Community Meeting #2 was, first, to respond to
questions raised during Community Meeting #1
regarding Airport operations and the proposed
Aviation TFacilities Plan improvements. Second,
the meeting was an opportunity for Airport users
and tenants, and Goleta Valley residents, property
owners and business owners to discuss their vis-
ions and issues for the Airport Specific Plan area.
In addition to discussing their visions, participants
also discussed the advantages and disadvantages
of a variety of land uses and activities under consi-
deration for the Specific Plan area. Approximately
125 people attended the workshop.

Community Meeting #3 - Informational/Update
Meeting

The third Comununity Meeting for the Santa Bar-
bara Airport Master Plan was held February 16,
1995, at the Goleta Valley Community Center. The
purpose of Corumunity Meeting #3 was to update
Goleta and Santa Barbara community members on
the status of the Airport Master Plan Process, intro-
duce the Specific Plan Land Use Options devel-
oped to date and provide an update regarding the
Facilities Plan. The meeting also provided com- -
ity members with an opportunity to ask ques-



L get involved in the
p’i ning process. The s WH newsletter, entided
"Master Plan Update," was «:ﬂ"cula;ted February 1,
1995, This newsletter provided a summery of the
first two community meetings and the Specific
Plan market study and gave a Draft Aviation Fore-
cast Update. The third newsletter, entitled "Master
Plan Update," was circulated in June 1995. This
newsletter provided a summary of the February
community meeting, briefly identified the alterna-
tives to the extension of the main runway under
study and gave a status report on the proposed ex-
tension of Runway 15R/33L and the Master Plan
Update Process. This newsletter also save a com-
parative summnary of the 1990 Draft Aviation Facil-
ities Plan and the recently completed Aviation
Forecast Update. Other newsletters were released
as the process continued.

Stakeholders Interviews

As part of the Santa Barbara Airport Master Plan's
Public Participation Program, thirty-three confi-
dential interviews were conducted with commumi-
ty leaders, neighborhood representatives, elected
officials and business leaders during July 1994,
The purpose of these interviews was to establish
personal contact with the community early in the
planning process in order to:

Plan Overview

ouped inio {ive basic ”
als and staff; ( ) community and
tal groups; (3) business interests and Airport ten-
an‘fcs, (4) homeowner groups; and (5) UC5B admin-
istration, faculty and students.

ERVITOIImeri~

Following is a comprehensive summary of the key
issues and visions discussed in each interview. A
wide variety of opinions and insights were ex-
pressed, some of them contradictory. However,
the foliowing key themes were generally agreed
upon by the majority of each group.

- The Airport Master Plan should be a coordi-
nated effort produced in cooperation with City
and Counly interests and with consideration of
the Goleta Community Plan and UCSB's Long
Range Development Plan.

- The Aldrport is an asset to the community and
should continue to function safely and effici-
ently. The Terminal building should retain its
quaint ambiance and charm when it is expan-
ded.

- The Goleta Slough is a sensitive environmental
resource and impacts should be studied care-
fully and mitigated whenever possible.

- The population and tourism growth projecticns
for the future need to be verified.
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Traffic impacts, especially on the Fairview Ave-
nue/Hollister Avenue intersection and along
the Hollister Avenue corridor, need to be ad-
dressed.

Responsibility for emergency response services
should be clarified. '

Noise issues must be carefully studied and mi-
tigated whenever possible.

More jobs and parks and recreation facilities are
needed in the Airport area.

Good communication, information and com-
munity participation are essential for the suc-
cess of the planning effort.

Airport Tenant Surveys

In November 1994, the Airport staff prepared and
circulated surveys to all tenants existing at that
time. The surveys included questions dealing with
the amount of existing square footage occupied
and the future need for increases in square footage.
It also inquired about special service, utility and/
or roadway visibility requirements. The survey
questioned tenants about ideal times for possible
relocation. In general, the results of the surveys id-
entified a need for approximately 81,700 square
feet of new interior space and for approximately
39,000 square feet of new exterior footage. Sixteen
(16) existing tenants identified a need for expan-
sion,

ENVIRONMENTAL REVIEW

An Environmental Impact Report/Environmental
Assessment (EIR/EA) has been prepared to ad-
dress how the Specific Plan may impact the envi-
ronment. Because the aviation projects under re-
view would involve federal funding and federal
permits, they are subject to the National Environ-

Plan Querview

mental Policy Act (NEPA). The Federal Aviation
Administration (FAA) is the NEPA lead agency re-
quired to oversee an Environmental Assessment
(EA) and approval of a Finding of No Significant
Impact (FONSI) for the project. The City of Santa
Barbara is the lead agency under the California En-
vironmental Quality Act (CEQA) to develop the
Environmental Impact Report (EIR). Several key
issues have been studied as part of the EIR/EA do-
cument consistent with NEPA and CEQA. An
EIR/EIS is also being prepared for the Aviation Fa~
cilities Plan.

Summary of EIR/EA Findings

The Final EIR/EA concludes that the Specific Plan
will have the following impacts:

Class I - Significant Adverse and Unavoidable:

Traffic, Project Specific and Cumulative
Solid Waste, Project Specific and Cumulative
Air Quality, Project Specific

Schools, Cumulative

Class I - Significant Adverse, but Mitigable

Air Quality (Construction)

Hazardous Materials (Construction), Project
Specific

Cultural Resources, Project Specific

Biotic Communities, Project Specific and Cumu-
lative

Wetlands, Project Specific and Cumulative
Ground Transportation, Project Specific and
Cumulative

Class 111 - Adverse, but Not Significant

Floodplains, Project Specific

Tenant Relocation

Water Supply, Cumulative

Biotic Communities, Cumulative

Endangered and Threatened Species, Cumula-
tive

Wetlands, Cumulative



- Confributes to economic development on the
South Coast

»  Provides a comprehensive plan for the Airport
that considers the surrounding community

MARKET OVERVIEW

A major goal of the Alrport Specific Plan is to pro-
vide for long-term economic self-sufficiency for the
Afrport. The Airport Department is an "Enterprise
Fund," ie., it is responsible for raising or securing
all funds to finance its operations, maintenance
and capital projects. The Airport Depariment is re-
sponsible for recovering all costs of operations on
its property through fair market rents and user
fees.

A major goal of the City is to maximize revenues
collected by the Airport Department from the lease
and rent of its properties. Therefore, the City con-
tracted with an economics consultant, Economics
Research Associates (ERA), to prepare a study that
would assist decision-makers in analyzing the
matket potential of various uses that could be loca-
ted on 56 acres north of Hollister Avenue. The
possible uses that were studied were not intended

0 be an all incluaive Hat hitr were based on infor-

Plan Overview

1994 study include

Th@ findings of the Sepiember

e following:

Fa

ECONOMIC AND DEMOGRAPHIC OVER-
VIEW

The South Coast suffered through a period of re-
cession during the early 1990s; however, the out-
look for the region is for reasonably steady growth
over the next 4 or 5 years. According to the Santa

Agsociation of Governments

Barbara vy
(SBCAG), Lhe annual population growth rate in the
South Coast area is projected to resume iis pre-
1980 rate of less than one percent. In terms of em-
ployment, SBCAG projects that employment will
increase annually by nearly two percent a year be-
tween 1995 and 2000. Additional development at
UCSB, consistent with its adopted Long Range
Development Plan, as well as the establishment of
the Commercial Spaceport at Vandenberg AFB has
the potential to create more jobs in the region.

Industrial Demand

Industrial uses include light and heavy industry,
warehouses, research and development (R&D),
flex space (higher quality multi-use space) and in-
cubator space. ERA expects total demand for in-
dusirial space on the South Coast fo increase from
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9.IM square feet in 1994 to 9.7M square feet by
2005 and 10.2M square feet by 2015. This repre-
sents a 12% increase over 20 years. The study indi-
cates that there will be demand for industrial space
at the Airport and that approximately 38 acres will
be needed over the next 20 years. Storage yard
uses do not bring as high a return on the land as
other industrial uses and thus are viewed as inter-
im uses and are not included in this total. How-
ever, yard uses may remain in the long-term be-
cause they provide a needed service to the com-
munity.

Box Retail Demand

ERA evaluated the South Coast market demand
for two types of warehouse style box retail outlets:
a building materials/supply store (e.g., Flome De-
pot) and a wholesale club (e.g., Price/Costco). The
analysis indicates insufficient demand for the buil-
ding materials/supply store but strong demand
for a Price/Costco type store. However, since a
Price/Costco store was being discussed for devel-
opment on one of two other sites in Goleta, this
idea was dropped from further consideration in
the Study.

Demand for an Entertainment/Recreation Complex

Interest has been expressed in having a multi-an-
chored entertainment/recreation complex includ-
ing a family entertainment center (FEC), a cinema
complex and an ice rink/exhibition hall. ERA
found strong demand for a cinema complex of six
new screens (assuming the two screens at the Cine-
ma Theater remain), marginal support for an FEC
and inadequate support for an ice rink facility
without some form of public or other subsidy.

Plan Overview

MARKET STUDY RECOMMENDATIONS

The Market Study recommends that 38 to 40 acres
be designated for industrial development. This
would include allowing existing tenants to relocate
and, at Jeast on an interim basis, allow mdustrial or
storage yard uses to remain. The remaining 16 to
18 acres should be devoted to a cinema complex,
possibly the FEC and perhaps 1 or 2 restaurants.
Portions of the FEC (e.g., miniature golf course)
could be placed in.the floodway adjacent to San
Pedro Creek since the construction of substantial
buildings is not permitted within this area. As an
alternative, the floodway could accommodate the
expansion of the existing golf course.

Given the high degree of financial risk associated
with land development, ERA suggests that the
City of Santa Barbara and its Airport Department
primarily function as a landlord. In this way, the
City can facilitate development in the Specific Plan
area through the establishment of a ground lease.
ERA recommends against the Airport Department
building major new space for its tenants or specu-
lative space to attract new tenants.

On the basis of the recommendations made in the
Market Study, in the summer of 1996, the City,
through the Airport Department, circulated a Re-
quest for Qualifications and a Request for Propo-
sals (RFQ/RFP) to the development community.
This RFQ/RFP was intended to set up a competi-
tion for development of a 15 acre site north of
Hollister Avenue. The property involved is boun-
ded by Hollister Avenue, David Love Place, Fran-
cis Botello Road and Frederic Lopez Road. Two
proposals were received by the City and are being
reviewed for consideration of a master ground
lease in this area. Both proposals are generally
consistent with this Specific Plan.

I-16
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forts b j i Acknowledge-
ments). hes‘ findings were presented at Comn-
munity Meeting #3 (Febmaw 16, 1995) and can be
broken into the following 4 categories: T} Planning
Context; 2) Economic Contexi; 3) Aviation Uses;
and 4) Land Use and Building Management. The
tindings within these categories can be summar-
ized as follows:

PLANNING CONTEXT

1. Specific Plan should be compatible with:
- Goleta Community Plan
> UCSBE's Long Range Development Plan
- Old Town Goleta
Z. South of Hollister Avenue
- Functionally different than north of Hollister
- Priority to aviation related uses
3. North of Hollister Avenue - Priority to the fol-

]ow_no 1ses:

- Relocated tenants from south of Hollister
- Light Industrial

- Research and Development

o Cormmercial

Plan Qverview

AVIATION USES

1. Aviation related uses should be given the high-
est priority in future space allocation decisions
south of Hollister.

)

Provide for increased general aviation services.

Provide for compatition among Fixed Base Cp-
erators (FBOs).

LAND USE AND B HZLDENG MANAGE-
MENT

1. Retaining existing tenants is an important prior-

ity.

M

Open yard uses should continue north of Hol-
lister near the railroad tracks.

3. New small incubator and research and develop-
ment uses are desirable as space availability

permits,

.

Recreation opportunities are desired for fami-
lies and youth. ‘

17
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5. Small community serving uses such as restaur-
ants, cleaners, banks, etc. are desired vs. larger
retail uses that would serve the whole region.

6. The Airport property should be visually appeal-
ing.

The key findings provide a guide for the develop-
ment of the Specific Plan Land Use Plan and create
a "vision" for the Airport's Planning area. This vis-
ion is discussed in Chapter III of this document.
Figure 5 graphically depicts the general land use
concept described in the above findings.

SCOPE OF THE SPECIFIC PLAN

Under California Law (Government Code Section

65459 et al.), cities and counties may use Specific

Plans to develop policies, programs and regula-
tions to implement the jurisdiction's adopted Gen-
eral Plan. Specific Plans often function to coordi-
nate individual development proposals within a
defined area.

The law requires that a Specific Plan include text
and diagrams specifying:

The distribution, location and intensity of land
uses, including open space, within the plan
area;

The distribution, location and capacity of infra-
structure, including transportation, sewage, wa-
ter, storm drainage, solid waste and energy sys-
tems;

Standards and criteria for development and ut-
ilization of natural resources; and

An implementation program, including capital

improvement plans, regulations and financing
strategies.

Plan Quverview

Specific Plans are intended to be vehicles for im-
plementing the goals and policies of a community's
General Plan and can only be adopted or amended
if they are consistent with the jurisdiction's General
Plan.
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MAJOR ENVIRONMENTAL ISSUES

During the initial planning phases of the Specific
Plan, the team outlined major environmental con-
straints which would present significant impacis
for development. The form of the land, existing
roadway network, Goleta Slough and historic re-
sources present constraints for future develop-
ment. These issues are discussed below. Careful
consideration of these consiraints was given by the
City and Censultant planning team when devel-
oping land use option plans for the area.

Owportuniiies and Constraints

- scope of the historic study.

CULTURAL RESOURCES

The historic role of the Airport and adjacent areas
{as described in Chapter I of this document) is still
evident today in some of the historic structures
which exist within the planning arvea. 5an Buena-
ventitra Research Associates performed a study in
1994 and 1995 to define the potential significance
of buildings on the Airport property. The study in-
cluded consulfation, research, field identification
and evaluation phases. The consuliation phase in-
cluded a meeting and site visit with members of
the City of Santa Barbara Historic Landinarks
Commission end City Council to help define the
The purpose of this
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meeting was also fo elicit comments from Com-
mission members regarding the evaluation of po-
tential City landmarks and their significance. Re-
search included telephone interviews and the iden-~
tification and review of pertinent historical docu-
mentation including City directories, library hold-
ings and archival materials held by the City of San-
ta Barbara and the United States Navy, among

tus. Building 480, the Passenger Terminal, is locat-
ed outside the Specific Plan area. The other two
buildings (248 and 249) are shown on Figure 6.
These hangars were constructed in 1929 and were
original hangars for the airfield. These buildings
will be preserved during the buildout of the Spe-
cific Plan (refer to Chapter VII).

others. Field identification included the inspection,  Policy
documentation and photographing of all buildings CR1: Encourage the reuse of existing historical
and structures on Airport property. The ev- buildings.
aluation stage included an analysis of potential sig-
nificance using the National Register of Historic ~ Action
Places and City of Santa Barbara Landmarks and CR1.1: Establish zoning incentives, such as greater
Structures of Merit criteria. Table 2 summarizes flexibility in allowed uses, to protect historic
the Historic Resources within the Specific Plan and buildings shown in Table 2 on the north side
adjacent area. of Hollister Avenue.
As shown on Table 2, three (3) buildings may be el- Action ) o o o
igible for the National Register and Landmark sta- CR1.2 Gz-'ve Frzorzty fo fh.e reuse of existing buildings
. within the Specific Plan Area before they are
removed.
Table 2
Historic Resources
Building National Register | Local Landmark (L) and Structure

No. Building Name Eligible of Merit (SofM) Eligible

239 Parachute Loft SofM

241 Dope & Spray SofM.

246 Propeller Shop SofM.

247 Hangar, A&R SofM

248 Hangar, GWA * L

249 Hangar, GWA " L

251 Storage SofM

258 Squadron Headquarters SofM

260 Squadron Headquarters SofM

261 Hangar, Squadron SofM

267 Hanger, Squadron SofM

309 Hangar, Squadron SofM

317 Hangar, Squadron SofM

323 Magazine, Small Arms SofM

325 Magazine, High Explosives SofM

349 Paint & Qil Storage * SofM

480 Pasgenger Terminal | L

Opportunities and Constraints

II-2



ea.
cific Plan ZIR/EA. A Phase 1 Archacological As-
sessment, prepared for the Airport by Snethkamyp
& Associates in 1993, includes High, Medium and
Low Sensitivity Areas and sets out review require-

ments for each sensifivity area.

These are discussed i more detail in

Policy

CR2: The potential for archaeological resources
shall be exgmined prior fo applying for dev-
elopment veview for new constriction in ac-
covdance with the MEA Cultural Resources
Section and the Phase 1 Archaeological RKe-
sources Study prepared for the Airport (MM

3.13-1).
Action
CRZ1:  Any required significance festing or wmitigu-

tion activities shall be elements of a Cultural
Resources Management Plan prepaved consis-
tent with the City MEA Cultural Resources
Section for Phase 2 and 3 studies and the
Phase 1 Archaeological Resources Study pre-
pared for the Airport (MM 3.13-1).

FLOODING

The Specific Plan is bordered on the east and west
by two major sireams. San Pedro Creek is located
in the eastern portion of the planning area and

Carnerns Creek is loraterd in the western portion of

Cyporiunities and Constraints

the storm flow water level of o;
year stoim event if all other porfions of the
year flood area are developed above the level of
inundation. This area has been defined by FEMA
to preserve the conveyance of flood waters during

“a 100-year storm event. The development and fill-

ing of the floodway is restricied to mitigation of
potential flood hazards. No future structures have
been planned within the floodway areas of the Alr-
port specific Plan. While the floodway area cannot
be utilized for future building development, uses
such as parking and golf course expansion may be
considered. Areas within the 100-year floodyplain,
but oufside the floodway may be developed so
long as the finished floor elevations exceed the
floodplain elevation. The following flooding pol-
icies apply to this area:

Policy

Fi: Awny development in the Specific Plan area
shall be carried out in compliance with Flood
Control regulations (MM 3.11-1).

Action
F1.1: A detailed map shall be prepared showing
building layouts, anticipated floor area, Regu-
latory Floodway Boundary and 100 year flood
elevations for any development, in particular
those developments along Carneros and San
Pedro Creeks. In the Floodway, special build-
ing practices or design procedures may be ve-
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Development Constraints

Santa Barbara Airport
Figure 6
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BIOLOGY

The Goleta Slough Ecological Reserve borders the
southwestern boundary of the Specific Plan. The
Goleta Slough is composed of sali marsh, seasonal
freshwater and upland habitais. It is one of Cali-
-fornia's few remaining coastal wetland habitats
and it is a regular and seasonal feeding and resting
area for numerous species of birds.

In studies conducted on the Goleta Slough by the
Department of Fish and Game and the California
Coastal Commission, the two agencies concur that
the Goleta Slough is suitable for preservation and
rejuvenation as a wildlife area.

Section 7 of the Federal Endangered Species Act of
1973 provides for designation of Critical Habitats
of endangered species under Federal Register rule-
making procedures. The only species that are list-
ed as Federally Endangered that may be in the
Goleta Slough or associated creeks are the Red-leg-
ged frog and the Steelhead. The Belding's Savan-
nah Sparrow is listed as endangered under the Cal-
itornia Endangered Species Act.

Owporiunities and Consirainis

tive section applies.”

Because the Goleta Slough is adjacent to the Speci-
fic Plan area, careful consideration was given to
this area when developing land use option plans tc
make sure that future development will not result
in significant impacis on the Slough.

Policy

Bl: The Adirport shall continue fo parficipate in
and support the goals of the Goleta Slough
Management Commitiee (GSMC) and shall
support the development and implementa-
tion of the Goleta Slough Ecosystem Mas-
agement Plan (MM 3.14-1 and 3.76-1).

Action

BLT:  The Airport shall assisi the GSMC in identi-
fying funding to support the Committee and
its activities over the long term (MM 3.14-1
and 3.16-1).

Action

B1.2:  The Airport shall make available any reporis

on water quality monitoring and other infor-
mation relating to the City-owned portion of
the Goleta Slough (MM 3.14-1 and 3.26-1).

1
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Action

B1.3:  Any projects in the Specific Plan area that re-
sult in drainage to the Slough or its tributary
creeks shall be referred to the GSMC for re-
view and comments (MM 3.14-1 and 3.16-1).

Policy

B2: In the Coastal Zone, a buffer strip a mini-
mum of 100 feet in width shall be maintained
in a natural condition on the periphery of all
wetland communities and creeks, based on

" the “Environmentally Sensitive Habitats of
the Airport and Goleta Slough Map, dated
January 1998,” except as may be necessary to
provide minor improvements for flooding
and drainage control, and improvements that
would enhance protection of the wetlands or
creeks while protecting adjacent flood prone
activities. Within the Coastal Zone, existing
facilities within the creek or wetland setback

-necessary for Airport operations may be re-
tained and maintained in a normal fashion.

Outside the Coastal Zone, new development
shall not occur within 100 feet of LL.S. Army
Corps of Engineers jurisdictional wetlands
without a demonstration that encroachment

is necessary for the project, that wetlands '

within the Coastal Zone will not be adverse-
ly affected and that wetland functions and
values shall not be impaired without mitiga-
tion. Existing facilities in the buffer outside
the Coastal Zone may be retained and main-
tained in a normal fashion. Only compatible
land uses shall be allowed within the set-
back.

In any wetland or creek buffer, only native
vegetation shall be planted and maintained
in the setback wherever feasible (MM 3.16-2
and 3.16-3).

Opportunities and Constraints

TRAFFIC/CIRCULATION

The circulation system adjacent to the Airport is
composed of regional highways, arterial streets
and collector streets. For the EIR/EA, Associated
Traffic Engineers (ATE) prepared studies about the
area's existing and projected traffic. The principal
components of the street network within the Speci-
fic Plan area are illustrated in Figure 7 and dis-
cussed in the following text.

Hollister Avenue is a four-lane arterial street that
bisects the Specific Plan area. This roadway serves
as the major alternative east-west travel route to
U.S. Highway 101 in the Goleta area. Hollister
Avenue extends easterly from its terminus at the
U.S. Highway 101 interchange through the com-
munity of Goleta. East of the Goleta area, Hollister
Avenue connects to State Street, which extends
through the City of Santa Barbara's north side and
central business districts to the Pacific Ocean on
the east.

Fairview Avenue, located east of the Airport pro-
perty and along the eastern boundary of the Spe-
cific Plan, is a north-south arterial roadway that
contains four lanes north and south of U.S. High-
way 101. South of Hollister Avenue, Fairview Ave-
nue narrows to two lanes and continues to its ter-
minus at James Fowler Road. Fairview Avenue
provides access to the eastern portion of the Air-
port Specific Plan as well as the Airport's main Ter-
minal facility.

Specific Plan Collector Street System. A grid
street system (shown in Figure 7) serves the exist-
ing land uses within the Airport Specific Plan area-
located north of Hollister Avenue and west of Fair-
view Avenue. Primary access to this area is provi-
ded via the connections of David Love Place and
Frederic Lopez Road to Hollister Avenue. South of
Hollister Avenue, access is provided to the Specific
Plan area via the signalized access of Aero Camino
to INorman Firestone Road. Additional unsignal-

Il-6
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ized intersections at Norman Firestone Road exist
in the southern Specific Plan area.

Roadway Operations

The operational characteristics of the roadway seg-
ments within the study area were analyzed based
on the County's engineering roadway capacities. In
rating a roadway's operating-condition, "Levels of
Service" (LOS) A through F are used, with LOS A
indicating very good operations and LOS F indi-
cating poor conditions. The County has estab-
lished LOS C as the minimum acceptable standard
for roadway operations.

According to ATE's traffic analysis of existing con-
ditions, comparison of the existing average daily
traffic (ADT) volumes with the County's design ca-
pacities indicates that the roadway segments in the
study area currently operate at LOS C or better.

Intersection Operations

Because traffic flow on urban street networks is
most restricted at intersections, a detailed traffic
analysis must examine the operating conditions of
critical intersections during peak travel periods.
The City and County have established LOS C as
the minimum acceptable standard for intersection
operations. The results of the modeling indicate
that most of the study area intersections currently
operate at acceptable levels of service during the
peak hour periods.

As shown in Figure 7, there is currently limited ac-
cess (within the Specific Plan area) from Hollister
Avenue and intersections along Norman Firestone
Road are'in need of improvement. Lastly, there is
an existing need to better accommodate pedestri-
ans and bicycles within the Specific Plan roadway
network. The proposed circulation plan for the
Airport Specific Plan must take these existing
needs and circulation constraints into considera-
tion and propose improvements which will help

Opportunities and Constraints

alleviate existing problems and provide adequate
service for future development within the area.

AIRFIELD OPERATIONS/SAFETY

The key policy for considering air safety in dev-
elopment of the Specific Plan is:

Policy

AS1: All new uses and substantial changes of use
within the Airport Runway Protection and
Approach Zones, as shown on the Con-
straints Map (Figure 6), shall be referred to
the Airport Land Use Commission for review
and recommendations, as determined to be
appropriate in consultation with ALUC

staff.

Airfield safety issues are primarily focused around
the Runway Protection Zone and the Approach
Zone which are discussed in more detail below.
QOutside of these two zones, however, height res-
trictions may still apply. However, given the Ci-
ty's height restrictions and those included in the
Specific Plan, such restrictions are unlikely to pose
a problem in the Specific Plan area.

RUNWAY PROTECTION ZONE

A safety constraint which must be considered in
developing the Specific Plan is the Runway Protec-
tion Zone (RPZ) requirements of the FAA, The
sketch on the following page shows the RPZ di-
mensions for runways 15L/33R and 15R/33L.
Figure 6 also illustrates the boundary of the RPZ in
relation to the entire Specific Plan. The RPZ's func-
tion is to enhance the protection of people and pro-
perty on the ground. The RPZ is divided into an
"Object Free Area" (OFA) and a "Controlled Activi-
ty Area" (CAA), with the OFA more restrictive
{these areas are also shown in the sketch). Appen-
dix A of this document Iisis the RPZ and OFA di-

-8
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houses) and agricultural operef ] i ; ing
than forestry or livestock farms) are expressly  buildings in J’nc { /1/“ may remain since they are
permitted under this provision. Autcmobile existing non conforming uses; substantial altera-
parking facilities, although discouraged, may tion to the buildings, however, may be viewed as
be permitted, provided the parking facilities new development and may be found inconsistent
and any associated appurtenances, in addi-  with the allowed uses in the RPZ. Construction of
ton to meeting all of the preceding condi-  additional structures would not be consistent with
tlons, are located outside of the OFA exten-  the FAA regulations. The FAA regulations indi-
sion {as depicted in Figure 6). cate, however, that vehicle parking may be permit-

ted. Roadways may or may not be considered
compatible in this area; nonetheless, these are ex-
isting uses. Airport access rocads are normally
found to ve acceptable in the RPZ. The Airport
will work with tenants to minimize incompatibility
with FAA regulations.

All uses in the RPZ must also be consistent with
height resirictions stipulated by the FAA in the
F@dem Aviation Regulations Part 77. Uses must
a“SO notresult in lighting, glare, smoke or elecirical
interference which would distract or confuse pi-
Toms These requirements are called out in more de-
tail in the Santa Barbara County Airport Land Use
Plan end in FAA Advisory Circular INo. 150/5190-
3A.

B
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APPROACH ZONE

A second constraint related to airfield operations
and safety is the Approach Zone. The Approach
Zone is an extension of the Runway Protection
Zone. Concentrations of people or uses with pot-
ential fire hazards are generally not allowed in the
zone. There are also height restrictions because it
is an area that is heavily used by aircraft approach-
ing Runway 15/33. Uses that are proposed in the
Approach Zone are required to be reviewed by the
Airport Land Use Commission (ALUC)in order to
assure compatibility with the Airport Land Use
Plan (ALUP). Existing uses that are in the Specific
Plan within the Approach Zone include open stor-
age and small storage buildings that are part of
Southern California Edison. When the Southern
California Edison project was approved in the
mid-1980s, the ALUC found that the use was con-
sistent with the ALUP.

Like the Runway Protection Zone, all uses in the
Approach. Zone must also be consistent with
height restrictions stipulated by the FAA in the
Federal Aviation Regulations Part 77. Uses must
also not result in lighting, glare, smoke or electrical
interference that would distract or confuse pilots.

SITE/BUILDING ISSUES

In addition to the environmental issues which pose
constraints on future development, the Planning
Team has considered several site and building is-
sues which pose both opportunities for and con-
straints to the future buildout of the Specific Plan
area. These issues are discussed below.

TENANT RELOCATION

The two (2) key Specific Plan policies for consider-
ing tenant relocations are:

Opportunities and Constraints

Policy :
TR1: Provide opportunities that promote aviatio
related uses south of Hollister Avenue.

Action
TR1.1  Encourage aviation-related uses south of Hol-

lister Avenue.

Policy
TR2: Preserve and encourage the expansion of ex-
isting businesses on Airport property.

Action
TR2.1  Consider tenant relocation on a phased basis.
Existing and future tenants of the Specific Plan
area are the key to the Airport's continued financial
self-sufficiency. Extensive planning and considera-
tion have been given to the relocation of existing
tenants and the need to phase the relocation over
time.

The first exercise the Planning Team completed in
relation to tenant relocations was to identify exist-
ing tenants with long term leases (20 years). The
golf course is also considered a long-term use since
it is one of the few uses that can be sited in the
floodway. Figure 8 illustrates the locations of these
existing tenants. Since the Specific Plan has a plan-
ning horizon year of 2010, no changes to the long-
term leaseholds could logically be proposed.

The phasing of tenant relocations ties directly into
the phasing of building removals. For example,
buildings which have been identified for future de-
molition need to have existing tenants relocated
prior to the removal of space. Market demand and
tenant expansion will also affect the timing of ten-
ant relocation. Additionally, the City will consider
reuse of an existing building before it is removed.
Chapter VII provides a more detailed discussion of
future tenmant relocations and building removal.
The existing building condition and life span were
key factors in determining the phasing of building
demolitions.

I-10
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VACANT AND UNDERUTILIZED PARCELS

The second site/building issue examined by the
Team is the future development opportunities
which arise from existing land use patterns within
the Specific Plan area. Figure 9 depicts the existing
land uses. Figure 1 in Chapter I also illustrates the
existing land uses within the planning area from
an aerial perspective. These figures show that only
a few vacant parcels exist north of Hollister Ave-
nue. However, analysis of building space shows
that many of the existing buildings are currently
vacant or underutilized. Both of these opportuni-
ties were looked at when developing the recom-
mendations for the area.

VISUAL QUALITY IMPROVEMENTS

The site/building visual quality issues are essential
to address in that the success of improving the Spe-
cific Plan area's visual appearance will have a posi-
tive effect on the Airport's economic sustainability.
A Policy and Action which emerged through the
community participation process are listed below:

Policy
VQ1: Improve the visual quality of the environ-
ment and buildings in the Specific Plan area.

Action

VQ1.1: Develop and implement development stan-
dards and design guidelines for the Specific
Plan areq.

Action

V(Q1.2:  Implement undergrounding of utilities for the
Specific Plan area.

Chapters IV through VII of this document respond
directly to this Policy and Action.

As stated above, a majority of the buildings within
the plarming arvea are older and in neesd of repair.

Opportunities and Constraints

A consistent landscape theme is also needed for
the area, particularly north of Hollister Avenue,
One planning technique for improving the visual
quality of the area north of Hollister Avenue is to
establish a "green" edge along Hollister Avenue
and a landscaped walkway through the future Air-
port commercial area. Street trees and shrubs
could also be provided along major streets and at
key entrances. The second technique involves a
"layering" of building intensity which decreases
from south to north. Open Yard uses are confined
to the area north of Francis Botello Road to the rail-
road tracks. These basic concepts which improve
visual appearance are discussed in more detail in
Chapters IV and V of this document.

I-12
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On the basis of the key findings discussed in
Chapter I, the Alrport Goals adopted by the City
Council on MNovember 30, 1990, and the concerns
and interesis of a wide spectrum of the communi-
ty, & vision has emerged for the Airport Industrial
Area Specific Plan. This vision recognizes that the
Specific Plan area has diverse characieristics and
opportunities closely linked with the surrounding
fabric of the community. It is a place where indus-
trial and aviation service businesses can expand
and continue to flourish; where newly emerging
commercial and indusirial uses and commercial
recreation can provide tenants and citizens with
additional conveniences and amenities; and where

The Vision for the Specific Plan Area

a more pedesirian-friendly environment will asaist
in reducing the need for the automobile.

The Airport Industrial Avea Specific Plan provides
a planning framework within which such a vision
can take place. The Plan recognizes the sirategic
regional importance of the Airport and the unique
opportunities that the area offers. It recognizes the
importance of maintaining the Airport's econcmic
self-sufficiency and the potential of vacant and un-
der-ufilized properties to be reused in a way that
will promote the success and viability of the Adir-
port. It also recognizes the presence of many exisi-
ing tenants and businesses which have established
their livelihoods and wish to remain in the Specific




Santa Barbara Airport Industrial Area Specific Plan

Plan area. The Plan strives to balance multiple and
sometimes conflicting objectives in a way that pro-
vides a coherent bluepriﬁ:tz"”for the future. More
specifically, the Plan responds to the Key Findings
outlined in Chapter I and the following 12 Plan-
ning Policies:

The Key Findings in Chapter I provide a guide for
the development of the Specific Plan and create a
"vision" for the Airport's Planning area.

VISION

Policy

V1: Preserve the economic self sufficiency of the
Airport by allowing flexibility in land use pat-
terns, tenant types and mix.

Policy

V2: Provide opportunities that promote aviation
related uses south of Hollister Avenue. Encou-
rage the relocation of non-aviation uses to the
north side of Hollister Avenue.

Policy
V3: Preserve and encourage the expansion of exist-
ing businesses on Airport property.

Policy

V4: Create a pattern of development that ties in
with and complements future redevelopment of
Old Town Goleta with consideration of the
Goleta Community Plan, UCSB's Long Range
Development Plan and the Airport Land Use
Pian.

Policy

V5: Provide for R & D, light industrial, small in-
cubator and community serving commercial
uses. For commercial uses, give priority fo
uses which provide support service for the im-
mediate Specific Plan area and do not detract
from Old Town Goleta businesses.

The Vision for the Specific Plan Area

Policy

V6: Encourage the veuse of existing buildings if
they are in sound structural condition and it is
cost effective to rehabilitate them.

Policy

V7: North of Hollister Avenue, provide for com-
mercial recreation opporitunities for families
and youth.

Policy ,
V8: Encourage the continuation and expansion of
open yard uses north of Francis Botello Road.

Policy :

V9: Promote aesthetically pleasing development in
the Specific Plan area, particularly along the
Hollister Avenue corridor.

Policy

V10: Recognize and acknowledge the history of the
Airport by incorporating findings of architec-
tural history reports into projects, continuing
to name streets with the full names of local de-
ceased WWII aviators, by preserving existing
historic buildings when reasonable to do so,
and by otherwise recognizing Airporl history.

Policy

V11: Provide a system of alternate transportation
modes that is coordinated with County, UCSB
and Santa Barbara County Association of
Governments plans.

DPolicy

V12: Encourage environmentally sound develop-
ment in the Specific Plan area that is consis-
tent with the City Council goals for the Air-
port. '

It is the above Policies, based on the Key Findings,
that set the framework for the proposed zoning,
land use plan, illustrative plan and the remaining
discussions in this document.

Iif-2
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THE LAND USE MAP

On the basis of the planning policies set forth in the
preceding Chapter, this Chapter of the Specific
Plan establishes the distxibution, location and ex-
tent of land 1ses within the planning area.

Through urban design guidelines, the Chapter also
describes the desired form, scale and character of
future development. As discussed in Chapter L
Plan Overview, and illustrated in Figure 4, the
planning area has been divided into four Sub-
Areas, each with its own distinct development pos-
sibilities. Land use policies and actions, as well as
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Lawnd Use and Urban Design

cach of these Sub-Areas and are presenied within
this Chapter of the Specific Plan.

The Land Use Map, shown in Figure 10, reflects
the overall vision of the Specific Plan as a mixad-
use district with viable commercdial and industzial
businesses. South of Hollister Avenue, the uses in-
clude aviation-related uses and facilifies, public/
institutional uses and open space. MNorth of Hollis-
ter Avenue, the uses include comumercial, light in-
dustrial and family enterfainment wuses, a golf
course and open space.
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Santa Barbara Atrport Industrial Area Specific Plan

- EXISTING ZONING

The existing zoning for the Specific Plan area in-
cludes four primary zones and an overlay zone.
The four primary zones, established in 1974, are:

- A-A-P, Airport Approach and Primary Surface;
- A-F, Airport Facilities;
.+ A-C, Airport Commercial; and

A-I, Airport Industrial.

The A-A-P Zone is focused on the Airport opera-
tions area (runways, taxiways and overflight areas)
and is intended to prevent any use that would in-
terfere with Airport operations.

The A-F Zone is intended to provide a location for
aircraft and Airport-related uses adjacent to the
flightline. The A-F Zone is intended to exclude
most uses that do not use the flight facilities at the
Airport. However, it should be noted that there
are a number of nonconforming uses existing in
this zone. One of the Key Findings of the Specific
Plan is to relocate these uses, if possible, to the
north side of Hollister Avenue.

The A-C Zone is designed to provide for recrea-
tional uses, hotels and related commerce, general
offices, automotive and boat-related commerce, re-
search and development industries and labora-
tories, administrative centers, very light and highly
specialized manufacturing operations and other si-
milar places of employment characterized by a low
intensity of operations. General retail commerce is
generally excluded because these uses are ade-
quately provided for in the Old Town Goleta area.

The A-1 Zone is intended to allow low volume in-
dustrial uses and to promote incubator businesses
and small businesses providing services to the
area. The A-I Zone allows uses which are more
appropriate located away from Hollister Avenue
and the immediate public view because of their
lack of visual appeal.

Land Use and Urban Design

In 1982, the California Coastal Commission certi-
fied the Local Coastal Plan (LCP) for the Airport
and Goleta Slough area of the City. The LCP called
for the creation of two new zones, the Goleta
Slough Reserve (G-S-R) Zone and the Special
District Zone (5-D-3) Coastal Overlay Zone. The
G-5-R Zone applies to areas of environmentally
sensitive habitat in and immediately around the
Goleta Slough and generally includes those areas
that have been incorporated in the State Ecological
Reserve System by a Memorandum of Under-
standing with the California Department of Fish
and Game.

The 5-D-3 Zone applies to all property on the south
side of Hollister Avenue. Property within this
zone is in the Coastal Zone and is subject to the Lo-
cal Coastal Plan. Some developments will require
a Coastal Development Permit.

NEW ZONING DESIGNATIONS

To achieve the Vision Policies for the Specific Plan
and the land use policies and actions described for
its four Sub-Areas, a total of six land use/zoning
districts have been formulated for the Plan. Two of
the districts currently exist within the Airport Zon-
ing Ordinance and three have been renamed and
revised. The Commercial Recreation Zone is a new
zone which was developed specifically for the Plan
area. Figure 11 displays these zoning districts
along with the three General Plan designations for
the area. While these zoning districts reflect the
desire for a mixture of uses within each zone, they
also recognize that certain portions of the Specific
Plan area offer opportunities for particular land
uses to predominate. For example, the A-F Zone,
adjacent to the airfield, is reserved for aviation-re-
lated uses. Appendix B of this document provides
the range of uses allowed within each of the new
or amended zoning districts. The precise ireat-
ment of each of these land use districts is described
in each of the four Sub-Areas of the Specific Plan

Iv-2
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Land Use and Urban Des

v the Feder :
iz zone does not aliow hangars,
crafc e d@vm areas, buildings or other ac-

tively used facilities.

Aviation Facilities - Area in the immediate
vicinity of flight activities; intended for
uses which are an integral and necessary
part of aviation and Airport related actvi-
ties; uses not related to aviaton and/or
Adrport activities are excluded. This zone
is similar to the previous A-F
ever, motels and accessory uses are no lon-
ger allowed. Additional aviation related
uses, such as aviation equipment and ac-
cessories sales and/or repair, aviation stor-
age and aviation related museurns have
been added to the allowed wuses in this
zone. Privaie parking facilities would be
allowed subject to the issuance of a Condi-
fonal Use Permit. The new zone allows
short term use of vacant buildings and land
for non-aviation uses if such uses do not
conflict with A-F uses, there is Hmited eco-
nomic value if resiricted to A-F uses and
such uses will not preclude the future use
of the property for A-F uses. Resideniial
uses are prohibited except in association
with a five station. Residential uses are not
allowed in any other zone at the Airport.
The uses allowed on a shoit term basis

zone, how-

ion

TETIOTVEL
(=)

shoss, grocery

& ¥

5 re) and 2 idential nses
are specifically pr @mbm.d The area of this

zZone has bee substantially reduced and
applies only areas fronting Hollister
Avenue between Fairview Avenue and San
Pedro Creek.

Airport Industvial 1 - Avea designated for
light industrial and manufacturing uses
{e.g., research and development, elecironic
products manufacture, storage, coniractors
yards, Iumber, sand and brick vards),
subject to performance and development
standards. Open yard uses are not allowed
south of Francis Botello Road. This area is
nerth of a new street (B Street) that may be
located about 250 feet north of Hollister
Avenue. An area west of Carneros Creek
south of Hollister Avenue is also zoned for
A-l-1 uses. Even though this property is
close to the flightline, it is separated from
and has no access to the flightline because
of Carneros Creek. TFinally, there are a
number of historic buildings in this and the
A2 Zones (see Table 2). While not all of
these buildings can or should be saved, an
incentive which allows greaier flexibility in
the allowed uses for such buildings is in-
cluded to encourage adaptive reuse of the
buildings.
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A-1-2  Airport Industrial 2 - Area designated for

G

S5-R

light industrial and manufacturing uses
and for related commercial services (e.g.,
branch bank, printing and photographic

shop, dry cleaning establishment, mailing

service, convenience store, secretarial ser-
vice, restaurant); new and used car agen-
cies are also allowed. This zone builds on
the A-I-1 zone and applies to the area adja-
cent to and north of Hollister Avenue be-
tween Frederic Lopez Road and La Patera
Lane. It also applies to a small area south
of Hollister Avenue where there is an exist-
ing restaurant. Like the A-C zone, general
commercial retail is not allowed since these
uses are available in Old Town Goleta and
other nearby areas. Uses allowed in the
C-R Zone may be allowed on the west side
of Frederic Lopez Road if developed in
conjunction with adjacent C-R zoned prop-
erty as generally depicted in Figure 10.

Commercial Recreation - Area designated for
any use or development, either public or
private, providing amusement, pleasure or
sport dimension, exercise or other resource
affording relaxation or enjoyment which is
operated primarily for financial gain. Typi-
cal uses may include, but are not limited to:
batting cages, theater, golf course, minia-
ture golf course, bumper cars, game arcade,
go-carts and family entertainment centers.
The area zoned for C-R uses includes the
existing golf course and movie theater pro-
perties. An area west of Frederic Lopez
Road in the A-I-2 zone may also be used for
C-R uses if developed in conjunction with
adjacent C-R zoned property.

Goleta Slough Reserve - This zone primarily
applies to areas within the boundaries of
the Aviation Facdlities Plan. However, an
area at the corner of Hollister Avenue and
Los Carneros Road is designated G-5-R,
with a provigo that this particular site way

Land Use and Urban Design

5-D-3

Santa Barbara Airport Industrial Area Specific Plan

be used for a low intensity nature or inter-
pretive center with some parking if it is de-
termined to be necessary or appropriate to
mitigate impacts caused by improvements
proposed in the Aviation Facilities Plan.

Special District 3, Coastal Overlay - This zone
applies to all property south of Hollister
Avenue and remains unchanged from the
previous zoning. As indicated above, pro-
perty within this zone is subject to the Loc-
al Coastal Plan. Development may require
a Coastal Development Permit.

The following Zoning Policies and Actions have
been created to implement the proposed zoning
described above.

Policy

Z1: Amend Title 29 of the Santa Barbara Munici-
pal Code (Airport Zoning) to incorporate the
changes in allowed uses and new zoning dist-
ricts included in the Airport Specific Plan as
outlined in Appendix B.

Action
Z1.1:

Action
Z1.2:

Action
Z1.3:

Action
Z1.4:

Amend the allowed uses andfor zone name in
the A-F, A-C and A-A-O (formerly A-A-P)
Zones.,

Amend the A-I Zone to include the A-I-1 and
A-I-2 districts.

Create a new Commercial Recreation (C-R)
Zone.

If determined to be necessary or appropriate to
mitigate for Aviation Facilities Plan impacts,
consider amending the G-S-R Zone to allow a
nature andfor interpretive center or other low
intensity use, with parking, determined io be
appropriate by the Planning Commission on 6n
approximately one (1) acre aren immedivtely

V-6



tion in the Specific Plan avea o conform to the
recommendations shown in Figure 11,

Action
Z2.1;

Action
Z2.2:

Action
Z2.3:

Action
224

Action
Z2.5:

Rezone Sub-Aren #3 to Airport Industyrial-1
(A-I-1} Zowe.

Rezone Sub-Ares %2 and a small area of Sub-
Area #1 to Airport Industrial-2 (A-I-2) Zone.

Add the Aircraft Approach and Operations
(A-A-O) Zone to the westernmost part of Sub-
Area #2.

Rezone the areas that have the existing A-A-P
Zone to the A-A-O Zone.

Rezone most of Sub-Area #4 to the Commercial
Recreation (C-R) Zone, leaving those leaseholds
which front on Hollister Avenue between Fair-
view Aveniie and San Pedro Creek zoned A-C.

Land Use and Urban Design

Action

Z3.1:  Reduce the 25 percent landscaping requirement
in the Santa Barbara Municipal Code for ail
new development to 15 percent.

DEVELOPMENT PROGRAM AND
ILLUSTRATIVE PLAN

Figure 4 and Appendix B identify the Sub-area lo-
cations and types of land uses to be developed
within the Specific Plan area over a 10-15 year time
pericd. Table 3 depicis the square footage availa-
ble for new development within the Specific Plan
area based on Charter Section 1508 requirements.
Development potential within the Sub-Areas will
be influenced by several faciors including market
need, tenant relocation and infrastructure availa-
bility and improvements. The circulation plan
(Chapter V) includes improvements to the existing
circulation system fo accommmodate future traffic
demand. Chapters VI and VII discuss necessary
infrastruchure improvements, tenant velocations,
buildings to be demolished and phasing of future
development.

The concept for the Specific Plan has evolved from
a synthesis of several factors. The analysis of exist-
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enced the location and density of various land
uses. Visually sensitive areas and National Regis-
ter eligible buildings have been preserved to the
extent feasible, '

Existing roads have been utilized as much as pos-
sible to reduce the cost of new utilities and roads.
New roadways and/or realignments in the Speci-
fic Plan complete the system, providing a logical

sequence of gateways, intersections and major.

streets.  Existing development and/or natural
boundaries (.e., streets, creeks) as well as the
amount and type of potential future development
influenced the creation of distinct planning Sub-
Areas (see Figure 4).

The Hlustrative Plan (Figure 12) and Aerial Pers-
pective Plan (Figure 13) indicate how the Airport
Industrial Area Specific Plan could potentially
build out in conformance with the overall planning
principles and within the land use regulations and
design guidelines established for the Plan. It is im-
portant to emphasize that the illustrative plan indi-
cates only one potential development concept and
that the actual buildout will likely vary from this
initial projection. As stated above, the develop-
ment program (Table 3) indicates the potential dis-
tribution and density of land uses within each of
the planning Sub-Areas. As envisioned, the full
buildout of the Specific Plan could result in up to
70,000 square feet of new aviation related facilities
(excluding T-hangars), 102,000 square feet of new
Airport commercial uses, 20,000 square feet of new
commercial recreation uses and approximately
220,000 square feet of new industrial uses. The
Plan assumes that 532,750 square feet of existing
commercial/industrial and aviation facilities space
will remain. More specific provisions related to
building, massing, setbacks and articulation are
described in the design guidelines. The design
guidelines also illustrate and describe recommen-
ded building setbacks along key street and road-
way sections throughout the Specific Plan area.

Land Use and Urban Design

Santa Barbara Airport Industrial Avea Specific Plan

The remainder of this Chapter focuses on the four
Sub-Areas of the Plan, describing the land use ob-
jectives and policies for each and providing urban
design guidelines that describe the scale, character
and treatment of future buildings and open space.
It should be noted that all new development
should conform to the existing City design guide-
lines as modified specifically for the Airport Speci-
fic Plan.

PLANNING SUB-AREAS

The following provides a more detailed discussion
of future development proposed within the four
(4) Planning Sub-Areas. The 12 policies in the Vis-
ion (Chapter III of this document) provide overall
guidance for the future development of the Sub-
Areas. The specific policies which apply to each of
the four Sub-Areas are presented below.,

Policy

SA1: Create a pattern of development thal is con-
sistent with the recommendations of this
Specific Plan as follows:

Sub-Area

1: Create opportunities for expansion of existing
and new aviation related uses within this plan-
ning area which falls adjacent to the airfield east
of Carneros Creek. Provide for expanded avia-
tion services, e.g., Fixed Base Operators, air car-
go, USFS facilities, T-hangars, etc. At the cor-
ner of Hollister Avenue and Los Carneros Road,
consider providing for a nature andfor interpre-
tive center or other appropriate low intensity use

with parking.
Sub-Areq
2 Create opportunities for new community com-

mercial uses which would provide service to ex-
isting Airport tenants and improve the visual
character of the Specific Plan area. Opportuni-
ties should continue to exist for light industrial,
R & D and small incubator businesses. Prohibit
the development of strip commercial type uses.

V-8



AL O o8
240,000 of

+172,000 s
Total Square Footage Available = 412,000 SF
Net Square Footage Expecied to be Needed for New Buildings®
[Note: The sf are approximates and may vary although the total will not exceed 412,000 sl
Sub-Ares T +100.000 sf
Sulb-Ares 2 +122,000 sf
Sub-Area 3 +170,000 sf
Sub-Atea 4 4+ 20,000 sf
Total Square Footage Needed/SP Area including Economic
Development = 412,000 SF

1 There are approximately 62 "parcels’ on Airport property. Charter Section 1508 allows one Small
Addition of 3,000 sf/parcel with an existing structure as of November 1989 and resfricts square footage
to no more than 30,000 sf/year in the Small Additions Category. Therefore, an average of one Small
Addition per year is assumed over the 15 vears of the Specific Plan. Theoretically, 186,000 additional sf
are possible under the Small Additions Category (62 x 3,000 sf). In addition. many of these parcels are
vacant and can be developed at the rate of 0.25 sf of building for each sf of land.

2 A detailed discussion and breakdown of buildings o be removed within the Specific Plan area is pro-
vided in Chapter VIL

3 Peasibility analysis only - The square footages are approximate and may vary although the total will
not exceed 412,000 sf.

Land Use and Urban Design
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Figure 13
Aerial Perspective Plan
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Sub-Area
3: Create opportunities for expansion of existing
and new light industrial, R & D, small incu-
bator businesses and open yard uses. Consider
commercial recreation uses immediately west
of Sub-Area 4 (see Figure 4) as an interim or
short term use if there is not adequate demand
for industrial uses in this Sub-Areq.

Sub-Area

4: Create opportunities for expansion of existing
and new Commercial Recreation uses such as
the theater, miniature golf with arcade, golf
course club house relocation, etc., as outlined in
the recommendations of the Specific Plan Mar-
ket Study. In areas constrained by flood haz-
ards, explore possible commercial recreational
uses such as golf course expansion and parking
for commercial recreation uses.

In considering how each of these Sub-Areas could
ultimately build out, a Parcel Plan was created and
is included in Appendix C of this report. Parcels
south of Hollister Avenue are identified with let-
ters and parcels north of Hollister Avenue are
identified with numbers. Corresponding acreages
for each of the parcels are also shown.

Santa Barbara Municipal Alrport
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Land Use and Urban Design

Santa Barbara Airport Industrial Area Specific Plan

SUB-AREA #1 - (120.8 ACRES)

As stated previously, this area encompasses the en-
tire Specific Plan area south of Hollister Avenue,
including the non-contiguous area located at Los
Carneros Road and Hollister Avenue. The existing
uses in this area are primarily Airport Facilities, the
exceptions being the vacant area at Los Carneros
and Hollister, the City maintenance yard and res-
taurants. Even though the maintenance yard and
vacant area are close to the flightline, they are sep-
arated from and have no access to the flightline be-
cause of Carneros Creek.

As shown previously on Figure 11, there are five
(5) zoning categories proposed in this Sub-Area
along with the Special District 3, Coastal Overlay,
Zone. The majority of the area is zoned A-F, Avia-
tion Facilities. The City Maintenance Yard is pro-
posed to be zoned A-I-1, Airport Industrial-1. The

- restaurant area is proposed to be zoned A-I-2, Air-

port Industrial-2. The non-contiguous vacant area
leasehold is now controlled by the City and is pro-
posed to be zoned G-5-R, Goleta Slough Reserve,
with a portion of the area having an A-A-O over-
lay. The rezoning to G-S-R will be carried out with
the Aviation Facilities Plan if determined to be ap-
propriate or necessary to mitigate impacts caused
by that Plan.

As shown in Table 3, the Plan estimates 100,000
habitable square feet of new development within
this Sub-Area, with demolition of 103,000 square
feet of existing buildings. New building construc-
tion will be laid out in a way that will help this
area to operate more efficiently. The Plan specific-
ally calls for new aviation facilities occurring in
two general areas within Sub-Area 1 (see Figure 12,
Mustrative Plan).

New commercial or industrial development could
also occur within the area adjacent to the City
maintenance yard which carries A-I-1 zoning. An
interpretive or nature center with a small parking

w-12



safety for
proach for Runways 15/33. In addition, there
waoild be a substantial reduction of the nonconfor-
ming use in the A-A-O Zone and the Runway
Protection Zone,

SUB-AREA #2 - (18.6 ACRES)

As stated previously, this area extends approd-
mately 250 feet north of Hollister Avenue between
La Patera Lane and Frederic Lopez Road. A rnajor-
ity of this area consists of vacant land. An existing
anito dealership is located at the west end of this
Sub-Axrea.

As shown on Figure 11, this Sub-Area is proposed
tc be zoned A-I-Z, Airport Industrial-2, with the
most westerly portion having an A-A-O overlay.
Appendix B idenfifies special support commercial
uses which would be an allowed use in this Sub-
Area. West of Frederic Lopez Road, C-R uses
would be allowed in conjunction with develop-
ment in Sub-Area 4 if there is insufficient dermand
o
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SUB-AREA #3 ~ (46.4 ACRES)

As stated previously, this area extends north of
Sub-Area 2 up to the railroad tracks. The east and
west boundaries of this Sub-Area generally fall be-
tween Frederic Lopez Road and La Patera Lane.
The areas north and south of Francis Botello Road
are currently primarily light industrial with open
yard uses. West of Frederic Lopez Road, C-R uses
are allowed in conjunction with develepment in
Sub-Area 4 if there is insufficient demand for uses
allowed in the A-I-1 Zone.

As shown on Figure 11, this Sub-Area is proposed
to be zoned A-1-1, Airport Industrial-1. Appendix
B specifies that open yard uses will not be allowed
south of Francis Botello Road. This provision is in-
cluded in order to concentrate the open yard uses
away from Hollister Avenue to improve the visual
quality and cohesiveness of the area.

As shown in Table 3, the Plan estimates 170,000
square feet of new light industrial development
within this Sub-Area along with demolition of
52,100 square feet, resulting in a net increase of
118,000 square feet. A Street, a new north/south

Land Use and Urban Design

Santa Barbara Airport Industrial Avea Specific Plan

roadway, may be provided to service some of this
new light industrial development, if determined to
be necessary. Robert Kiester Place may also be re-
located approximately 150 feet north of its existing
location. This relocation would allow the roadway
to service open yard uses from both sides. Francis
Botello Road may also be relocated approximately
10 feet south in order to provide space for land-
scaping in front of existing buildings expected to
remain. The details of the proposed roadway im-
provements are discussed in Chapter V.

Dadd 50D
et
|

SUB-AREA #4 - (39.4 ACRES)

As stated previously, this area generally extends
east of Frederic Lopez Road and Sub-Areas 2 and
3. This is a recreation area which includes the for-
mer drive in parking lot and existing golf course
and theater uses.

As shown on Figure 11, most of this area would be
given a new zoning designation of C-K, Commer-
cial Recreation. Appendix B specifies uses which
may occur in this new zone such as batting cages,

miniature golf, bumper cars, game arcades and

Iv-14



are by 130 congider

Heollister Avenue and Storke uj md in
Town Goleta, If either of ithese sites is developed;

with new cinema space, other commercial recrea-

tion uses will be considered. Possibilities include
expansion of the existing golf course (i.e., diiving
range), development of a miniature golf course or
other sivmilar uses.

URBAN DESIGN GUIDELINES

The existing Airport Design Guidelines were adop-
ted in 1991 as an implementation measure of the
Aidrport Local Coastal Plan. The Guidelines recog-
nize that the Airport is a major gateway to the San-
ta Barbara area and seek to establish cohesiveness

and compatibility within the Adrport property.-

The Guidelines generally provide for an architec-
tural style south of Hollister Avenue that "has its
roots in Hispanic/Mediterranean architecture but
shall relate immediately to the existing (adjacent)
structures.” Development north of Hollister Ave-
nue must also have its roots in Hispanic/Mediter-
ranean architecture, but not iradifional styles.
Landscaping and color are intended to serve as sig-
nificant unifying elements within the area. Major
entries along Hollister Avenue should be empha-
sized with skyline trees

Tome ampmme=d e B P
AL RSVEISWINY W Of ]
)

Lend Use and Urban Design

The purpose of revising these urban design guide-
bmes is to ranslate the ]and use concepts and inter-
sities identified in the previous sections into more
specific and detailed instructions and requiremenis
for the public, City staff, ABR and {future tenanis of
the Specific Plan area. The policies, actions and
guidelines below are infended to supplement the
Adrport's existing design guidelines and create an
image of what the area could be. The guidelines
also promote the use of shared parking. Finally,
major remoclels are defined as those which exceed
in cost 50 percent of the valuation as defined by the
Uniform Building Code.

Policy
DG1: Prowmote aestheticaily pleasing develop-
went in the Specific Plan area, particularly

along the Hollister Avenue corridor.

Action
DG1.1: The City Council shall, by resolution, adopt
urban design guidelines for the Airport In-

dustrial Area Specific Plan areq.

Ch
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BUILDING MASSING

As shown in the above sketch, buildings shall be
located close to the street for ease of access with
parking in the rear wherever possible.

SETBACKS

Policy

5B1: Provide appropriate setbacks to create a
pedestrian-friendly aimosphere. Entrances
should be close to streets with minimal
separation between buildings and side-
walks.

Action
SBL.1: Buildings along Hollister and Fairview
Avenues and the first blocks of David Love
Place and Frederic Lopez Road north of
Hollister Avenue shall provide front yard
setbacks of 20 feet measured from the curb
face to assist in creating a landscaped corri-

dor.

Action
5B1.Z: Buildings along all stveet frontages other

than those included in Action SB1.1 above

Land Lise and Llvban Design

Santa Barbara Airport Industrial Area Specific Plan

shall be built to a front yard setback of 10
feet for the first story and 20 feet for the sec-
ond and third stories, measured from the
curb face, to assist in creating a landscaped
corridor.

The setback provisions discussed in the Policies
above are aimed at ensuring a positive relationship
between new development and the existing uses
and assisting in improving the visual character of
the Specific Plan area, particularly north of Hollis-
ter Avenue. The setback areas should be used
mainly for pedestrian access and landscaping.

Properties designated for Commercial and/or In-
dustrial uses should comply with the setback
guidelines outlined in the above policies. When
determined to be necessary, setback modifications
will be considered.

PARKING ACCESS AND TREATMENT

= Parking Standards: Off-street parking standards
for all land use designations shall comply with
the City of Santa Barbara Zoning Ordinance
and Chapter V of this document.

- Access to Parking Facilities: In general, curb cuts
and driveways shall meet the approval of City
Transportation staff. Driveways should be a
minimum of 50 feet from minor street intersec-
tions. For other intersections, the distance will
vary depending upon traffic conditions. No
more than 50 parking spaces should be served
from a single driveway or parking access point.

LANDSCAPE TREATMENT

Figure 14 illustrates the landscape treatment in the
northern half of the Specific Plan area. The pro-
posed emphasis on major sireets with significant
trees and de-emphasis of minor streets with less

V-i6
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INTRODUCTION

This Chapter of the Specific Plan describes the pro-
gram of transportation improvements that support
new development within the planning area. Be-
cause the layout of the primary roadways is long
established within the area, the types of transporta-
tion improvements required for future develop-
ment are confined primarily to the consiruction of
local streets which will distribute traffic within the
planning area and help avoid undue impacts on
acjacent areas.

22 s . L
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Al contribute to the
cific Plan area as a

tation improverents that
emergence of the Alrport Spec
vital mixed-use community.

VEHICULAR CIRCULATION

The program of roadway improvements recom-
mended by the Adrport Industiial Arvea Specific
Plan maintains and reinforces the exisding grid pat-
tern of streets that defines the area. Planned im-
provements address key circulation issues within
the Planning area and mitigate Plan impacts on the
surrounding area.

V-1



Santa Barbara Airport Industrial Area Specific Plan

Policy

VCi: Provide a system of vehicular circulation
within the planning area that enhances the
existing roadway network and adequately
services existing and new development.

Action

VC1.1: Consider the deletion of Gerald Cass Place
(as shown in Figure 15) when uses consis-
tent with the Specific Plan are proposed in
that vicinity.

Action

V(C1.2: Prepare detailed traffic engineering plans to

determine the extent and timing of the
following intersection and street improve-
ments (as shown on Figure 15):

a. Augustus Griggs Place/[Norman Fire-
stone Road

b.  Aero Camino/Norman Firestone Road

c¢. Cyril Hartley Place/Norman Firestone
Road

d. Robert Kiester Place relocation approxi-
mately 150 feet to the north, if deter-
mined to be necessary.

e. New 'A’ Street perpendicular to Hollis-
ter Avenue between new ‘B’ Street and
Francis Botello Road, if determined to
be necessary.

f. New 'B’ Street parallel to Hollister
Avenue between Frederic Lopez Road
and David Love Place, if determined to
be necessary.

Once the appropriate designs are complete,
implement the recommendations when dev-
elopment consistent with the Specific Plan
is proposed in the vicinity of the planned
street improvement.

Circulation

Action

VC1.3:  As determined to be appropriate, prepare a
Neighborhood Mobility Plan.

Policy

VC2: In accordance with an agreement between
the City and the County, each project that
generates additional traffic shall contri-
bute to the improvement of the circulation
system in the surrounding County area, as
required by the Goleta Transportation Im-~
provement Plan (including alternate modes
such as bikeways and electric shuttles) in
order to assist in the mitigation of Specific
Plan impacts (MM 3.20-2 and -6).

Figure 7 (in Chapter Two) illustrates the existing
circulation system for the Airport Specific Plan.
For the most part, the major elements of the exist-
ing roadway network remain unchanged with the
implementation of the proposed project; however,
in order to provide curb and gutter drainage, all
streets will need to be reconstructed (please refer to

Figure 15, Proposed Circulation).

North of Hollister Avenue, the major circulation
improvements include 1) the proposed relocation
of Robert Kiester Place approximately 150" north of
its existing location; 2) the construction of a new
east/west roadway (B Street), if determined to be
necessary; and 3) the construction of a new north/

‘south roadway segment (A Street), if determined

to be necessary, which intersects with B Street. The
relocation of Robert Kiester Place would allow this
roadway to serve open yard uses on both sides of
the roadway and could provide for more efficient-
ly sized lease areas for open yard uses. The new
roadways proposed would service and provide ac-
cess to the future commercial uses (between B and
Hollister) and the future industrial development
(between B and Francis Botello). The dimensions
of these new roadways are discussed below in
Roadway Design.



nis signalized
curb and; gutter.

The improvemenis at Cyril Hartley Place are pro-
posed to correct an existing problem due to the
angled street configuration and location of stop
signs on Norman Firestone Road. Since the new
Fire Station is localed adjacent to this exsting
roadway, it is important for this access to be well
defined. As shown on Figure 15, the existing Cyril
Hartley Place would be abandoned and recon-
structec. approximately 100-150 feet east to align
with David Love Place. The southern part of the
new Cyril Hartley Place would extend west at a
45° angle.

The intersection mmprovements proposed at Au-
gustus Griggs Place are needed to correct an ex-
isting queuing problem. There is no space for two
cars to stack without blocking Norman Firestone
Road. It is currently envisioned that a signal is
necessary to improve this intersection; however,
the details of this intersection improvement require
further study. Action VC1.2 requires this future
study.

Policy VCZ is focused on the Specific Plan's im-
pacis outside the Plan area. According to the Spe-
rific Plan EIR/ LA, two Intersections are impacted
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Airport will contri I e to the mitigation of these
impacts by paytmem f traffic impact fees.

ROADWAY DESIGN
Policy
RDI: Improve the visual and pedestvian quality

af the street network of the planning ares
by providing landscaping and pedestrian
commections to the surrounding area.

In addition o providing movement corridors for
vehicles, the sireets within the Specific Plan will
help to give character to fhe area and provide an
important amenity for pedesirians. The discussion
below establishes design standards for streets
within the plan area.

Action

RD1.1: Create a comfortable pedestrian environ-
ment by providing street trees and adequate
sidewalk widths and promoting landscap-
ing adjacent fo roadways.

Action

RD1.2: Develop a program for sidewalk, fransit

stop, varkwmy and bikelane improvements
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streer 1
proposed reads. In addition, s
scaped parkways containing siveet irees sh@uld be
provided on each side of the street. This street de-
sign is based on a 1997 study prepared by Flowers
& Associates for the City.

PARKING

Policy

PL: Provide for sufficient parking to serve busi-
nesses in the Airport Industrial Arvea Speci-
fic Plan area while encouraging the use of
alternate wmodes of transportation to re-
duce parking demand,

F2:  Provide for efficient parking by allowing
hared parking for complementary uses
and other appropriaic measires.

Parking is needed to satisfy the demands of [uiure
employees and patrons within the Specific Plan
area while minimizing unneeded parking. The fol-
lowing Actions implement the above policies.

Action
P11 Provide on-street parking on roadways as
delermined to be appropriate by the Trans-

st ds maa maa A Derpadedan oo B A an oo
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Circulation Hlement Update, additional changes to
parking requirements may be made.

As stated above, on-street parking will be allowed
n the Specific Plan area north of Hollister Avenue,
along FPrancis Botello and Frederic Lopez Roads
and A and B Streets, if constructed, The remaining
spaces would be located off-stree; within the dev-
eloped parcel adjacent to the use.

Many of the individual projects that occur within
the Specific Plan area will include a range of uses
that may have differing peak-load demands for
parking and/or that will promote pedesirian ra-
ther than auto access from one activity to another.
Within specific and/or adjacent development pro-
posals, shared parking should be considered after
the completion of a parking analysis.

ATTERNATE MODES OF TRANSIT

Policy

AMI:  Accommodate and support allemnative
transit modes and facilities within the Air-
port Specific Plan areq as shown in Figure
6.
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Action
AMI1:

Action
AM1.2:

Action
AMI.3:

Action
AM1.4;

Policy

Work with the County, CalTrans and Am-
trak to accommodate the integration of the
proposed Amtrak station, as determined to
be appropriate.

Work with the Metropolitan Transit Dist-
rict (MTD) and other agencies to increase
bus and/ or shuttle use along Hollister Ave-
nue between Old Town Goleta and the in-
dustrial area to the west. Where appropri-
ate, add lighting, information signs and
shelters at transit stops in the Specific Plan
areq.

Coordinate bicycle facilities and pedestrian
pathways on Airport property with those in
the County.

All transportation planning should be coor-
dinated with the County, MTD, UCSB and
the Santa Barbara County Association of
Governments.

AM?2: Encourage the use of alternative transpor-
tation modes by businesses within the Spe-
cific Plan area (MM 3.9-9).

Action
AM2.1:

Circulation

If and when a Goleta Valley alternative
transportation program is developed to re-
duce traffic andfor air quality impacts
which applies to all existing and future bus-
inesses in the Valley, provisions shall be in-
corporated into leases that would require
that the program apply to all new busi-
nesses in the Specific Plan area. A clause
shall be included in all leases for businesses
involving 25 or more employees that allows
the lease to be reopened if such a program is
adopted after the lease is approved so that

Action

AM2.2:

Action
AM2.3:

existing businesses would also participate
in the regional program (MM 3.9-9).

New construction or major remodels within
the Specific Plan area may be required upon
permit application to tailor a Transporta-
tion Demand Management program for the
development. Measures targeting emplo-
yees may include, but not be limited to, pro-
vision of:

a. Bicycle lockers and showers,

b.  Lunchrooms.

c. Preferential parking for carpools.

d. Free bus passes

e.  Employee parking cash-out progmrﬁs

f. Day care facilities, where determined to
be appropriate (MM 3.20-1).

In addition to the above measures, the Air-
port shall pay an air pollution offsite miti-
gation fee of $240,000, payable to the Santa
Barbara County Air Pollution Control Dis-
trict (APCD), designated for use in support
of emission reduction for one of the follow-

ng purposes:

a. Inclusion in matching funds necessary
to receive a government grant for the
purchase of new low emission buses,
such as the Clean Air Express or elec-
tric shuttles proposed for Goleta; or

b.  Inclusion in funds for the direct pur-
chase of the above vehicles; or

c. Retrofitting of diesel-powered engines

in buses, boats, agriculiural equipment
or other machineryy; or

V-6
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Several sites were studied by the California De-
partment of Transportation (Callrans) for an un-
staffed Amtrak Station (which requires 800 linear
feet of land adjacent to the tracks) that includes a
platform and shelter. The chosen site is on the nor-
thern edge of the Airport Specific Plan and is re-
ferred to as the "Love Place/Ta Patera Lane” site in
the January 1995 Project Study Report prepared by
CalTrans. This site will also include a new passen-
ger rail layover facility. A layover facility requires
between 1,000 - 1,500 linear feet off the main track
where a irain can wait safely out of the way of
other equipment. Callrans anticipates that the lay-
over track will be within the exdsting railroad right-
of-way section leased from the Union Pacific Rail-
road Company.

The following discussion/analysis of the above
proposals was taken from the January 1995 Project
Study Report prepared by CalTrans.

The David Love Place/La Patera Lane locafion was
originally considered as two separate sites. Due to
their close proximity and the length (minimum 300
feet) required for the platform, they have been
combined. The adjacent industrial uses are gener-
ally compatible. This site offers good regional and
local access and is central to employment sites and
TSR, Visibility can be enhanced. This is the Arm-

Circulation

DAVID LOVE PLACE/L.A PATERA LANE
LAYOVER FACILITY

The David Love Place/La Patera site is also consid-
ered as one site due to the length required for the
layover frack. This layover irack may need to be
placed to the side of the main track, close 0 ex-
isting industrial structures. The property is owned
by Union Pacific. The layover facility is not within
the Specific Plan area.

SANTA BARBARA METROPOLITAN
TRANSIT DISTRICT

The Santa Barbara Meiropolitan Transit Disirict
(MTD), which operates more than 20 separate bus
rouies, is the major provider of public fransit with-
in the community, MTD bus routes serve most
major employers, retail centers, recreational areas,
institutional facilities and resideniial areas within
the MTD's service area. The service area reaches
from Carpinteria to Coleta. There are both express
and local routes, including stops in the Airport
Specific Plan area.

V-7
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The City coordinates with MTD on the location
and type of bus pockets and roadway improve-
ments needed to accommodate their buses. Con-
tinued coordination will be necessary in the Air-
port area.

TRANSPORTATION DEMAND MANAGE-
MENT '

Transportation Demand Management (TDM) fo-
cuses on the driving population during morning
and afternoon peak travel hours. Because this pop-
ulation is largely composed of people traveling to
and from work, or commuters, TDM strategies are
most effectively implemented or organized by the
employer. These strategies are geared toward el-
iminating commuting trips during peak traffic
hours. The most common TDM strategies include
car and vanpooling, telecommuting, alternative
work schedules, incentives and deterrents ("carrots
and sticks") to reduce driving to work and facilities
to encourage use of alternative transportation
modes (such as showers, clothes lockers and bi-
cycle racks to encourage bicycle riders).

In March 1991, the City adopted a TDM Ordi-
nance. The TDM Ordinance is a joint effort be-
tween the City and Santa Barbara County (Goleta
planning area) and is administered by the Santa
Barbara County Association of Governments
(SBCAG). The ordinance requires employers to
implement strategies to reduce peak hour com-
mute trips and establish higher average vehicle oc-
cupancy rates by commuters. The TDM is de-
signed to be gradually implemented with full imp-
lementation expected by the year 2000. It should
be noted, however, that the California legislature
has enacted a law that prevents the City from pur-
suing mandatory TDM measures. However, there
is some question regarding the ability to require
such measures in order to mitigate significant envi-
ronmental impacts on fraffic. Encouraging the use
of alternative modes of transportation also helps o

Circulation

reduce air quality impacts. Action AM2.3 focuses
on reduction of air pollutant emissions. Providing
opportunities to use alternative modes through the
provision of low emission buses, such as the Clean
Air Express or electric shuttles, is one way to re-
duce air quality impacts. However, if, for some
reason, these funds cannot be used for such pur-
poses, provisions have been included which allow
for their use to reduce emissions by other methods.

BIKEWAY/PEDESTRIAN CIRCULATION

Policy

BP1: Facilitate bicycle travel and pedestrian cir-
culation within the Specific Plan area and
to adjacent areas, allowing for the safe and
convenient use of bicycles as an alternative
mode of transportation.

Airport Goal #4, adopted by the Santa Barbara
City Council on November 20, 1990, states, "Coor-
dinate planning for the Airport and related facili-
ties with the surrounding community.” The Coun-
ty of Santa Barbara has adopted the Goleta Trans-
portation Improvement Plan (GTIP) which desig-
nates Class I bikeways within the Airport Specific
Plan area. The following actions implement the
above policy.

Action

BP1.1: Ensure that the internal bicycle nefwork
within the Airport Specific Plan area is dev-
eloped with consideration of the Goleta
Transportation Improvement Plan and con~
nected to the regional bicycle corridors
wherever practical.

Action

BP1.2: Provide sufficient street width for bicycle

and pedestrion use on designated roadways
as shown on Figure 16.



According to the GTIF, a Class T bikeway provides
a completely separated roadway seciion for the ex-
clusive use of bicycles and pedestrians with cross-
flow minimized.

Hollister and Fairview Bikeways: A Class I Bike-
way will be constructed along the east side of the
Adrport along South Fairview Avenue. This bike-
way is pariially outside the boundaries of the Spe-
cific Plan area. This path and the Class II path
along Hollister Avenue may be linked by a bicy-
cle/pedestrian bridge across San Pedro Creek, ap-
proximately 20 feet south of Hollister Avenue (Fig-
ure 16). The South Fairview Avenue project has
been funded and is undergoing environmental re-
view and final design. Consiruction is expected to
begin in 1998, concurrent with other improvements
to South Fairview Avenue. The GTIP presenty
shows a future Class [ bike path along Hollister
Avenue between Los Carneros Kead and the bicy-
cle/pedestrian bridge across San Pedro Creek.
However, the existing Class II bikelane is likely fo
remain because construction of the Class I facility
requires that either Norman Firestone Road be
moved south or that the drainage french between
Norman Firestone Road and Hollister Avenue be
covered in order to provide the necessary right-of-
way. MNorman Firestone Road cannot be moved o

the aonth becatige it would resul

Circulotion

the Semia Barbara Cliy Umdte near La Cumbre
Koad. & would provide a fast, safe and convenient
route connecting a significant portion of shopping,
residential and employment centers. Three to five
years of planning and 12 to 15 million dollars are
expected to be needed to obtain bikeway section,
construction of the path itself and connections to
adjacent routes. The project is expected to be built
m small segments over a 20-year pericd. One
priority segment is from La Patera to San Jose
Creek o connect commuters in Cld Town with
these proposed Class [ systems. Another priority
segment is from Storke Road to La Patera, connect-
ing the industrial research parks with Old Town
Goleta.

The Urban Trails System (bikeways and pedestirian
circulation) would connect the development blocks
with the existing and proposed open space and
park and the future Amirak station. The Urban
Trzil System would link special centers of activity,
or nodes, located throughout the Specific Plan
area. This circulation system must be carefully
planned and implemenied in order to function suc-
cessfully. Combined with the propesed road im-
provements, this system would provide a frame-
work in which the major pedesirian activities take
place. Rather than being limited to just a pedes-
trian sidewallk, this systern is seen as a major inter-

connecting element in the overall design of the
e ALY
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i LT1ar (BEe

V-9



SUIWET) OISy

Santa Barbara Asrport
Commercial/Industrial

Specific Plan

Figure 16
Bikeways/Pedestrian
Circulation System

E Bikeways

| Sidewalks

A
N

0200 400 GO0 800 Feer

EDAW, Inc.



INTRODUCTION

The Specitic Plan area is currenily served by the
following utilities: storm drains, sanitary sewers,
water, gas, electricity and telephone. The existing
utiliies generally have the capacity o meet the de-
mand of existing development, but specific compo-
nenits will require Improvement to accommodate
the planned growth.

Litlities and Fublic Services

STORM IIRAINAGE

Most of the Specific Plan area is within the 100 vear
floodplain. The entire ares is very flat with eleva-
tons less than 19 feet above sea level Flooding
during major storm events has occurred in the
past, resulting in closure of the Airport. The areas
adjacent to San Pedro, Las Vegas and Carmeros
Creeks are within the floodway. The floodway has
severe resirictions on development (see Devzlop-
ment Constraints Map - Figure 4).

The existing storm dra'mage system is comprised

of surface swales, ditches and underground pipes.
The pipes ultimately terminate at San Pecro Creek,

VI-1
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Carneros Creek or Goleta Slough. The system is
presently at capacity.

Storm water runoff from the Airport is regulated
by the Regional Water Quality Control Board via
an annual Storm Water Discharge Permit. An inte-
gral part of the permit is the Airport's "Storm
Water Pollution Prevention Plan" and annual mon-
itoring report. Water quality sampling is also con-
ducted twice each year as a part of the Permit. The
need for a Storm Water Discharge Permit is a rela-
tively recent requirement (as of October 1, 1992).
As this permit process is evolving, it is difficult to
assess specific measures that will need to be inclu-
ded in new development to comply with the dis-
charge permit. Typical pollution prevention mea-
sures include water clarifying structures that re-
move sediment and pollutants prior to discharge
into a waterway. All future development must in-
clude the "best management practices" and must
be found to be consistent with the Storm Water
Pollution Prevention Plan.

Area and site specific storm drainage studies will
- be needed before major development can occur in
the Specific Plan area. To meet City building
codes, all new building sites will have to be raised
above the base flood elevation, with fills varying
from two to five feet. New curbs, gutters, inlets,
pipelines, open channels and outlet structures are
likely to be required. Additionally, retention ba-
sins may need to be built to handle runoff from
storm events that result in greater than 10-year
floods.

The existing and proposed storm drain system in
the Specific Plan area is shown in Figure 17. The
Storm Drainage Policy and Actions for the Specific
Plan are presented below.

Policy
SD1: Provide an adequate storm drainage

system to meet existing and future needs.

Action

Lltilities and Public Services

SD1.1: Study the entire Specific Plan area fo determine
overall storm drainage needs. Implement the
recommendations of the study when develop-
ment is proposed in the areas where improve-
ments are needed.

Action

5D1.2: Continue to coordinate with the Regional VWater
Quality Control Board and other agencies to
improve the quality of storm water discharge
into waterways.

Action

SD1.3: Require that new development provide storm
drainage that meets or exceeds RWQCB stan-
dards.

In addition to these policies, policies have been in-
cluded in Chapter II under Biology. Those poli-
cies, when combined with the above policy, work
to minimize further degradation of water quality
in the Goleta Slough.

SANITARY SEWERS

Sewage treatment in the Specific Plan area is pro-
vided by the Goleta Sanitary District (GSD). The
treatment plant provides primary, secondary and
tertiary treatment of wastewater. In 1996, the plant
operated at 5 million gallons per day (MGD), well
under its design capacity of 9.7 MGD. The new de-
velopment in the Specific Plan area is expected to
generate a net increase of 0.085 MGD.

The existing sewage system at the Airport, con-
structed as part of the Marine Air Corps base, is
over fifty years old. The aging system consists of
clay pipes conveying wastewater by gravity flow
to a series of pump stations. Wastewater is
pumped to the GSD treatment plant via an 8 inch
cast iron force main almost 8,000 feet in length.
The existing pipelines are not located under exist-
ing or proposed street alignments but generally
run throush developable property, limiting flexibi
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Santa Barbara Airport Industrial Area Specific Plan

lity in development. Due to the age and location of
the existing pipes, they will be abandoned and re-
placed by new pipes located in existing or pro-
posed road alignments whenever possible.

Since the original sewage system was constructed,
GSD has installed a new sewer main adjacent to
the Specific Plan area in Hollister Avenue. By ev-
entually connecting to GSD's sewer collection sys-
tem in Hollister Avenue, the existing pump sta-
Hons and force main can be eliminated and flow
improved. This should be accomplished prior to
or in conjunction with the replacement and reloca-
tion of the sewer pipeline system. Some modifica-
tion to GSD's wastewater collection system would
be required to tie into the Hollister sewer main.
The City and GSD will need to work out a reasona-
ble cost sharing agreement for the modifications
related to increased flows from the new develop-
ment in the Specific Plan area.

The existing and proposed sanitary sewer system
in the Specific Plan area is shown in Figure 18. The
Sanitary Sewer Policy and Actions for the Specific
Plan are presented below.

Policy
581:  Provide an adequate sanitary sewer system
to meet existing and future needs.

Action

SS1.1: Study the entire Specific Plan area to deter-
mine overall sanitary sewer system needs.
Implement the recommendations of the stu-
dy when development is proposed in the
areas where improvements are needed.

Action

551.2: Continue to coordinate with the Goleta

Sanitary District to provide an adequate
sanitary sewer system in the Specific Plan
areq.

Ltilities and Public Services

WATER SUPPLY

The entire Airport is outside the City's water ser-
vice area and is served by the Goleta Water District
(GWD) under the terms of the Overlap Agreement
between the City and GWD that was approved in
the early 1980s. Existing water mains are mostly 6
or 12 inch PVC with several old cast iron lines.
The system connects to a GWD main in Hollister
Avenue through a master meter. The majority of
existing facilities have their own submeters. The
master meter acts as a constriction and impedes
water flows. If this meter were removed, new indi-
vidual meters would be necessary for most Airport
tenants. Some tenants have individual meters and
are billed directly by the GWD.

The water supply system has been well maintained
since its original construction and significant up-
grades have been made by the Airport in recent
years. Existing facilities are adequate to meet cur-
rent fire flow and service requirements. Addition-
al demand can be accommodated with some modi-
fications to the water supply system.

The existing and proposed water supply system in
the Specific Plan area is shown in Figure 19. The
Water Policies and Actions for the Specific Plan are
presented below.

Policy

WI:  Provide adequate domestic water supply
and fire flow to the Specific Plan area to
meet existing and future demand.

Action
WI.1: Study the possibility of removing the mas-
ter water meter and replacing it with indi-
vidual meters to improve overall water
flows and metering. If the master meler is
retained, investigate increasing the size of

the meter o increase flows.

VI-4
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ty, respectively, to the Specific .
Company lines are curently located in exdsting
street alignments. Bdison has a combination of ov-
erhead and underground electrical lines providing
service to the area.

Relocation of some gas lines which run under po-
tential building sites may be necessary. Until fu-
ture buildings are definitely sited, the exact loca-
tion of all the lines cannot be determined. All new
developments in the City must place elecivical lines
underground. For aesthetic reasons, eventually all
electrical lines in the Specific Plan area should be
placed underground.

According to the Goleta Community Plan HIR (pg.
V.K-11), there is adequate gas and eleciricity capa-
city to serve full buildout L‘Lﬂd@l‘ the Goleta Com-
munity Flan, including reasonable development at
the Santa Barbara Airport. However, the City is in-
terested in energy conservation in order to reduce
future energy needs and mitigate impacts from en-
ergy generation on the environment. The Energy

Policy and Actions for the Specific Plan are presen-
ted below.

Policy
£ Provide adequate gas and electrical service
o the Specific Plan area in a safe and aes-

ihefic 077”1” "'/9///0/"4@?//]6 WATAVIET,

Litilities and Public Services

tios made fo reduce e

ty shall veview and incorpoymie the vecon-
mendations, as appropricle, prior {0 issu-
ance of building peymits (MM 3.9-8).

LAW ENFORCEMENT

The Afrport Department provides on-site law en-
forcement support through Airport Patrol Officers
whose essential funciions are {0 ensure the salety
of Alrport travelers, to ensure compliance with
Federal Aviation Regulations (FAR} and to enforce
applicable FPederal, State and local laws and regula-
tions. The Airport Pairol Officers are "limited
peace officers" under the California Penal Code
and vely on the Santa Barbara City Police Depart-
ment for primary arrest and criminal investiga-
tions.

In addition to Federal, State and local laws which
apply to all jurisdictions, the Airport's aviation re-
lated property and activities are subject fo FAR
Parts 107, 108 and 139. These regulations address
madvertent eniry of persons or domestic animals
into the air operations area, controlled access to the
air operations area by unauthorized persons or ve-
hicles and law enforcement response during the
screening of passengers.

Vi-7
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The Airport's commercial/industrial property (i.e.,
the north side of Hollister Avenue) is not subject to
FARs relating to Airport security. The Airport Pat-
rol Officers provide roving 24 hour patrols of this

property.

Law enforcement backup to the Airport Patrol is
provided through the Santa Barbara City Police
Department and by mutual aid agreement with the
Santa Barbara County Sheriff Department. The
Ajrport Patrol is limited in response to the Airport
property boundaries. The Law Enforcement Policy
and Actions for the Specific Plan are presented
below.

Policy
LE1: Provide adequate police and security
services on Airport property.

Action

LE1.1: Continue to work with the FAA and law
enforcement agencies to address aviation re-
lated safety concerns. '

Action

LE1.2: Continue to work with the Santa Barbara
Police Department to provide law enforce-
ment services for non aviation activities on
Airport property.

FIRE

Fire protection for the Airport is provided in two
ways. The Airport provides its own Aircraft Res-
cue and Firefighting (ARFF) Station, equipment
and personnel dedicated to aircraft emergencies on
Airport property. The type of ARFF Station and le-
vel of response is determined as part of the Air-
port's certification under FAR Part 139.

The City of Santa Barbara Tire Department pro-
vides staffing for the ARFF Station. The Airport
Departiment, through its revenues and FAA grants,
provides the fire response vehicles and the fire

Utilities and Public Services

station. The ARFF crews were housed in a modu-
lar building until mid-1997 when a newly designed
station was completed. The new station has been
designed to comply with current FAA design cri-
teria and has direct access to the airfield for im-
proved response time. The station is located on
Cyril Hartley Place. The County Fire Department
also provides mutual aid response to aircraft inci-
dents on Airport property.

Also located in the Specific Plan area on Cyril
Hartley Place until recently was Santa Barbara
County Fire Station #12. The County Fire crews
provide structural protection to the Airport and a
service area in the Goleta Valley. Structural protec-
tion is provided to Airport buildings through taxes
assessed Airport tenants as members of the County
Fire Protection District.

The County Fire Department recently completed a
new fire station to replace Station #12 on Calle
Real, north of Highway 101 and west of Patterson
Avenue. Structural fire protection will be provid-
ed to the Airport from the closest available County
Fire Station within the Goleta Valley, either Station
#13 on Storke Road or Station #14 on Los Carneros
Road, north of U.S. Highway 101. The Fire Policy
and Actions for the Specific Plan are presented be-

low.
Policy
F1:  Provide for both aviation and non aviation
rescue and fire fighting services to meet.
FAA and other safety requirements.
Action
F1.1: Continue to work with the FAA and other
agencies to address aviation related safety
CONCerns.
Action
F1.2: Continue to work with Santa Barbara City

and County Fire Departments to provide
fire suppression and rvescue services for
non-aoiation structuves and uses on Air-
port properiiy.

VI-§
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the waste stream.

[n 1989, the State enacted the Integrated Waste
Management Act of 1989. This law requires that
the amount of waste that ends up in landfills be re-
duced by 50% by the year 2000. As part of meeting
this goal, the County Solid Waste Division will
most likely implement a new commercial collec-
Hon system in the near future. This system will
separate solid waste into dry waste and wet waste.
Materials collected through this system will be sep-
arated into recyclables in the dry stream (i.e., alum-
inum, glass, paper, wood) and compost orgarnics in
the wet stream.

Pelicy
SWI: Encourage recycling, reuse and reduction of
solid waste.

Action
SWi.1:  New comstruction and wmajor remodeling
projects shall develop and implement a solid
waste management plan, subject to review
and approval by the Santa Barbara County
Public Works Department Solid Waste
Division. The Mamnagemesnt Plan shall fo-
ciis on ongoing waste diversion and include
the following elements:

Utilities and Public Services

’ Y 3 fmaen
aebris

(MM 3.8-1).

Action
SW1.3: The Airport Depariment shall work with
the Sanio Barbara County Public Worlks
Department Solid Waste Division io edu-
cate tis employees and lenants about solid
waste veduction in the Airport avea (MM
3.6-1 and 3.8-2).

PARKS AND OPEN SPACE

Since the Ajrport Zoning Ordinance was first ad-
opted in 1974 (Title 29 of the Santa Barbara Munici-
pal Code}, all new development has been required
to landscape 25% of the site. Much of the develop-
ment at the Afrport occurred before 1974 although
more recent developments have sivived to meet
this standard. There are two open space areas on
David Love Place associated with developments
completed in the 1980s. They were developed to
meet the 25 percent landscaping requirement.
These two open spaces will remain. No additional
public parks are proposed and required Jandscap-
ing is proposed to be reduced to 15 percent of the

P

site.

The "Urban Design Guidelines" discussion, begin-
nine on nace 1V-15, inchitdes Policy T ST sand &
(&) iy or s Sz
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tions DG1.1a and DG1.1f that relate to landscaping
and open space in new development. The pro-
posed changes in the Urban Design Guidelines en-
courage pedestrian access within the Specific Plan
area. ‘

Utilities and Public Services VI-10



CONSISTENCY WITH THE GENERAL
PrLAN

The Specific Plan is identified as an implementa-
tion strategy within the City of Santa Barbara's
Land Use Element. Goal #5 of the City's Land Use
Elernent states, "Maintain the unique desirability of
Santa Barbara as a place to live, work, and visit."
Policy 5.1 indicates, "special area studies shall be
conducted to identify zoning provisions and de-
sign standards to encourage appropriate develop-
ment." The Airport is one of those special areas
listed under this policy.

Implementation

In addition, the City's General Plan has a focused
discussion on the Airport, which states:

"Comprehensive and specific plans for all City-
owned land at the Airport should be prepared at
the earliest date so that development of this val-
uable resource can proceed. Planning for Airport
development should be guided by the following
basic principles:

1. Noise, air polluiion, and all other adverse envi-
ronmental and ecological impacts must be re-
duced and held at absolute minimum levels.

2. Land use, both acronaufical and aercnautical

related, must be plavmed to produce 2 low in-
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tensity of activity, commensurate with the local
nature of the Airport and respecting the low re-
sidential, commercial, and industrial density of
the Goleta area.

3. All planning for this important transportation
element and its related facilities should be co-
ordintated with the County."

The Specific Plan has been developed within the
environmental constraints that apply to the area.
As discussed in Chapter IIl, Opportunities and
Constraints, certain environmental constraints, in-
cluding cultural resources, flooding, biological re-
sources and traffic and circulation, were taken into
account in deciding the recommendations of the
Specific Plan. It must be noted that noise is always
an issue around airports. The City has an ongoing
noise reduction and monitoring program to reduce
noise impacts to a minimum given the type of op-
eration that occurs at the Airport. By the turn of
the century, all of the larger commercial passenger
jets will be Stage 3 aircraft, the quietest aircraft
available.

Land use will continue to be low intensity in na-
ture. Although many existing buildings will be
demolished and rebuilt, the net increase in square
footage for the Specific Plan area is not expected to
exceed 240,000 square feet. Many of the uses will
also continue to be low intensity in nature, inclu-
ding open yard and other low intensity uses on the
north side of Hollister Avenue and air freight, air-
craft parking and other aviation-related uses on the
south side of Hollister Avenue. However, light in-
dustrial, research and development and high tech
industry will be encouraged.

HOUSING

One of the provisions of the Land Use Element re-
quires that a nonresidential project "may be con-
structed only if it will not cause a significant and
¥ &1
uriritigated adverse frnpact on ... the supply of af-

Implementation

fordable housing in the City and South Coast area."
Clearly, housing is a South Coast wide issue. The
City has a variety of programs which promote the
development of affordable housing, including in-
centives such as bonus density, and has a history
of providing substantial amounts of such housing
in the City. The County has also developed prog-
rams to provide affordable housing. Because of
the tight housing market, especially for low and
moderate income housing, the City will be pro-

. posing additional long term programs to improve

the supply of affordable housing on an area-wide
basis. Such programs will also apply to the Air-
port. In support of this position, the following pol-
icy is included in the Specific Plan:

Policy

Hi:  The Airport shall comply with or contri-
bute to City-wide programs to provide af-
fordable housing.

ECONOMIC DEVELOPMENT

The Specific Plan allows a net increase of 240,000
square feet of habitable nonresidential square foot-
age. Of this total, 80,000 square feet is available
only for a project or projects that meet the criteria
for an Economic Development project under Sec-
tion 28.87.300 of the Zoning Ordinance. Such pro-
jects are intended to meet the goals outlined in the
Economic Development Plan and Implementation
Program, adopted by City Council in 1996. These
projects should alsc meet the goals of the Econo-
mic Community Project, composed of the City, the
County, UCSB and private industry. The Econo-
mic Commmunity Project has been given the task of
working to improve the economy of the South
Coast as a whole. In support of these programs,
the following policy is included in the Specific
Plan:

Policy

ED1:  Of the 240,000 net square feet allowed in
the Specific Plar area, 80,000 squaye feet is

VII-2
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RELATIONSHIP TC COUNTY AND U

The Specific Plan has been developed with both
County and UCSB issues and concerns in mind.
There has been a substantial commumnity participa-
tion process, discussed in more detail in Chapter I,

and meetings have been held with representatives
of both ihe County and UCSB. Their concermns
have been considered in the development of the
Specific Plan. In addition, the Goleta Slou gh Man-
agement Committee (GSMC) has provided assis-
tance where Goleta Slough and Specific Plan issues
overlap. The membership of the GSMC consists of
representatives of various County departments,
UCSE, other public agencies, community and envi-
ronmental groups and private property owners
who have an interest, a regulatory role or own pro-
perty in the Goleta Slough.

CONCLUSION

The Santa Barbara Airpeort is unusual in that it has
considerable commercial and industrial acreage in
addition to being a viable small regional airport
that is a major contributor to the local economy.
The adopted Specific Plan will ensure that this sifu-
ation is confinued and enhanced, thereby imple-
menting the City's General Plan. In addition, as

the General Flan requires, this Specific Plan has

Implemeniation

are focused on protection, restoration or enhance-
f the Goleta Slough. Some of Hﬂese poh@es
apply - indirectly to the Specific Plan, such as
Policies C-5 and C-9, which call for reduction of
sediment flow into the Slough and require that de-
velopment near the Goleta Slough protect the
Slough through controlling runoff and minimizing
the effects of waste water discharge. New drain-
age facilities constructed as paxt of Specific Plan
implementation will result in cleaner and beiter
runoff then presently exdsts. In addition, Policy
H-1 requires that land within the Major Public and
Institutional Land Use designation, which includes
all of the land south of Hollister Avenue within the
Specific Plan area, not result in adverse impacts to
the wetland habitats of the Goleta Slough or relat-
ed sensitive habitat areas "due to additional sedi-
mentation, runoff, or other disturbances.”

ment o

A few LCP policies do apply directly to {his area.
Policy E-1 requires that development "reflect a
high standard of development consistent with the
character and quality of Santa Barbara." The policy
calls for actions which include the preparation and
implementation of a landscaping beautification
plar, including street signing and iree planting,
and a regular repair and maintenance plan for the
Adrport's buﬂdinvs Tf‘n addition, it calls for the City
tectural theme for the Airport

mplemented as part of the Lo-

1o establish an arch
These actions wei

ViIl-3
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cal Coastal Program. However, the Specific Plan
does propose to modify the existing Airport De-
sign Guidelines to some degree. It may be neces-
sary for these changes to be certified by the Coastal
Commission,

Policy G-1 requires that the Architectural Board of
Review or the Planning Commission, as appropri-
ate, make findings that certain public services are
available in order to approve projects within the
Coastal Zone. The Specific Plan includes a method
for these services to be provided so that it will be
possible to make these findings. Finally, the Land
Use discussion designates the Specific Plan area
south of Hollister Avenue for "Major Public and In-
stitutional" Jand use. It further defines the allowed
uses within the Major Public and Institutional
designation as those uses allowed in the Airport
Facilities, Airport Commercial and Airport In-
dustrial Zones. While it may be necessary to am-
end the Local Coastal Program in some areas, it ap-
pears that the Specific Plan is generally consistent
with the Local Coastal Land Use Plan.

CITY/AIRPORT IMPLEMENTATION
STRATEGIES (TENANT RELOCATIONS
AND PHASING)

As outlined in Chapter IV, the proposed land uses
within the Airport Industrial Area Specific Plan are
estimated to build out over a 15 year time frame.
Figure 6 in Chapter II illustrates the locations of
long-term leases (over 20 years) with existing ten-
ants. Since the proposed development program is
estimated to occur over the next 15 years, no
changes within the long-term leaseholds are ex-
pected, although changes could still occur consis-
tent with this Specific Plan and depending on mar-
ket conditions and other factors. As stated previ-
ously, the Airport's commercial/industrial proper-
ty is the key to the financial stability of the Airport.
The City will make every effort to ensure that ten-

ant relocations ave done in a mutually beneficial

Implementation

manner. This will permit existing tenants an op-
portunity to remain on Airport property and will
allow the area adjacent to the airfield to be used ex-
clusively for aviation-related uses and facilities.

Figure 20 depicts the buildings to be demolished
within the Specific Plan area. Appendix D indi-
cates the Sub-Area, phase and actual square foot-
age of the buildings proposed for removal. The"
planning team considered several factors in deter-
mining the particular phase in which buildings
should be removed. These factors include the mar-
ket study results, the condition/life span of exist-
ing buildings, an expressed need or urgency to
clear a particular area to allow the development of
a specific future use and existing tenant leases and
requests for expansion. It is also possible that
other buildings not shown of Figure 20 may be de-
molished.

Within Sub-Area 1, approximately 53,000 square
feet of existing buildings may be removed in Phase
1 (0-5 years). This would allow for the develop-
ment of a new feeder Air Cargo facility and/or
Fixed Base Operator within this area. Where feasi-
ble, existing non-aviation facility tenants should be
relocated to Sub-Areas 2 and 3 which includes the
proposed removal of about 6,200 square feet and
10,500 square feet, respectively. Additional square
footage may be developed during Phase 2. Within
Sub-Area 4, the existing theater is proposed to be
removed and replaced in Phase I. To a large ex-
tent, market needs will drive the phasing of build-
ing removals and new development.

FINANCING INFRASTRUCTURE
IMPROVEMENTS

This section describes expected costs and possible
financing strategies for the infrastructure improve-
ments described in previous chapters. These im-
provements would support the new development
proposed in the Plan. Preliminary infrastructure

Vii-4



provosed improvements and

count for any changes in City policies and prog-
rams regarding public facilities. For these reasons,
the financing section does not contain a definitive

allocation of costs or funding sources.

Careful consideration has been given to the capaci-
ty required for roads and other infrastructure im-
provements that would be required o serve the
Specific Plan area, Careful consideration was alsc
given fo the capacity of the City of Santa Barbara to
finence these public improvements. Land uses, in-
frastructure service capacity and financing capaci-
ty were all factors considered during the planning
process. The results of this process and recommen-
dations for financial implementation are described
n the following paragraphs.

As shown in Tables 4 and 5, the estimated total
cost of Specific Plan infrastructure improvements
is approximately $7.6 million (1995 dollars). These
improvements include the constructon of curbs,
gutters, new streets, sidewalks, new sewer lines,
sireet lights and the undergrounding of utilities.
Of this total, $2.76 million is for improverments on
the north side of Hollister Avenue and $4.83 mil-
licn is for intersection improvements along Hollis-
ter Avenue and for street and alley related im-
provements on the south side of Hollister Avenue.
If the City were to construct these improvements,
the costs could be higher due o bidding and wage

Implementation

VIL-5
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Table 4
Summary of Preliminary Cost
Estirnates for South Side Infrastructure

Improvement : Preliminary Cost

Aero Camino and road to south 213,000
Cyril Hartley Flace and road to south ' 204,000
Augustus Griggs Place and Hollister Avenue (includes

signal) 185,000
Reconstruct Morman Firestone Road ' 2,125,000
Undergrounding of elecirical lines 924,000
Subtoinl ' 3,650,000
Contingencies @ 15% 543,000
Revised Subiotal 4,798,000
All Engineering and Administration @ 15% 650,000
TOTAL 4,828,000

Souice: ERA Assoclates, September 1995
MNote: ANl numbers in 1995 dollars and are rounded to the nearest
thousand

Implementation
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NORTH SIDE FINANCING STRATEGY

For the north side, there are approximately 45 ac-
res of property, excluding current streets, which do
not have long term lease encumbrances and which
could be more intensively utilized. Of this total, 15
to 25 acres of commercial, industrial and recrea-
tional property could be leased to a master devel-
oper. The balance could be used by the Airport
Department for a number of purposes, including
relocating tenants displaced from other areas or
providing other community-serving uses.

The 15 to 25 acres that could be developed by a de-
veloper currently have 63,000 square feet of exist-
ing buildings. The assumed value of these build-
ings is $18.00/square foot. The annual lease in-
come from this 25 acres totals $481,200 (1995 dol

lars). Assuming an average land value of $8.50 per
square foot, the land value would be approximate-
ly $9.33 million.

The building value would be approximately $1.13
million. The total asset value of the 25 acres would
be $10.46 million. When the annual income of
$481,000 generated in 1994 by these assets is com-
pared against the estimated asset value of $10.46
million, the return is a modest 4.6 percent.

If the $2.76 million in north side capital improve-
ment cost is spread over this acreage, which is the
primary beneficiary, the cost burden is $2.48 per
square foot of land area. While these improve-
ments would increase the marketability and value
of the real estate, the amount of increase would be
considerably less than $2.48 per square foot of allo-
cated costs. |

Improvement

New A 5t. (N-5)

New B St. (E-W)

Reconstruct Francis Botello Road
Reconstruct Robert Kiester Place
Reconstruct Frederic Lopez Road
David Love Place sidewalk
Hollister Avenue sidewalk

Subtotal

Contingencies @ 15%

Revised subtotal

All Engineering and Administration @ 15%
TOTAL

Source: ERA Associates, September 1995

nearest thousand

Table 5 A
Summary of Preliminary Cost
Estimates for North Side Infrastructure

Miscellaneous (water line relocation and undergrounding)

Note: All numbers are in 1995 dollars and are rounded to the

Preliminary Cost

236,000
495,000
310,000
172,000
304,000

14,000
48,000
506,000

2,085,000
313,000

2,398,000

_360,000

2,758,000

Implementation
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month-to-month basis,

The City appears to have two basic choices for the
north side of Hollister Avenue: (1) Change from its
past role of landlord who does incremental, piece-
meal development to that of a sericus land devel-
oper; or (2) Master lease the property ic a devel-
oper on a long term basis (30 years is the mand-
mum allowed by City Charter) and eain income
through the developer.

FINANCING RECOMMENDATIONS

South side of Hollister Avenue

The intersecton improvements along Hoilister
Avenue and other south side improvements
should be viewed as traditional municipal capital
improvements and be built as such. Reni-produc-
ing buildings should not be demolished until ac-
tual demand for aviation-related uses materializes
for the property occupied by these buildings.

Neorth side of Hollister Avenue
The City should consider master leasing 15 to 25

acres on a long term basis to a developer for the
following reasons:

Iraplemeniation

- Based upcn an estimated asset value of $10.45
million and an arniual iease factor n the 8.0 to
8.5 percent range, the annual rental income
could jump to the $800,000 to $900,000 range.
This would be well above the current $481,200.

The success of these negotiations will depend upon
the strength of the real estate market as reflected
by the intensity of developer interest. Since the
negotiations will be comimitting this property to a
developer for up to fifty years, the maxirmum al-
lowed under the City Charter, it is in the City’s in-
terest to solicit developers when the market is
“hot” rather than in the depth of a recession. Ac-
cording to some financial experts, with steady re-
covery of the California economy, demand for the
very limited supply of commercial and industrial
property in Santa Barbara should be stronger in the
next few years than it has been during the past sav-
eral years.

Infrastructure Phasing Recommendations

ERA suggests that infrastricture improvaments be
phased, as follows:

VI
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First, construct those roadways which are es-
sential to facilitate land development.

Second, build those improvements which can
be funded by FAA grants.

Third, build the improvements which have the
greatest visual impact from Hollister Avenue
in order to enhance marketability.

Fourfh, build the remaining improvements as
necessary for public safety and for marketabili-
ty of the interior parcels.

ADMINISTRATION OF THE AIRPORT
INDUSTRIAL AREA SPECIFIC PLAN

This section explains the process for administering
and amending the Airport Specific Plan. Any am-
endments to the Plan would need to be processed
through the City's established planning process for
Specific Plan amendments. Such changes would
need to be consistent with the goals and policies of
the General Plan, Local Coastal Plan and the Air-
port Specific Plan. Because part of the Specific
Plan area is within the Coastal Zone, changes may
also need to be approved by the Coastal Commis-
sion.

The two major components for regulating develop-
ment in this area are the Specific Plan and the Lo-
cal Coastal Plan. Each of them pertains to different
parts of the implementation process. Adoption of
the Specific Plan provides a set of guidelines for
development and design, as well as a strategy for
financing public capital improvements. The Local
Coastal Plan (LCP) adds another layer of policies
and guidelines for the lands which fall within the
Coastal Zone. Sub-Area 1, which is located south
of Hollister Avenue, falls within the Coastal Zone
and is, therefore, subject to the rules of the City's
certified TCP. Development within Sub-Area 1

Implementation

may need to secure Coastal Development Permits,
consistent with the City's LCP.

The Specific Plan should also be coordinated with.
the City's Zoning Ordinance and permitting pro-
While Government Code Section 65455 al-
lows specific plans to supersede zoning codes,
making sure that the Specific Plan and Zoning Or-
dinance are consistent will eliminate unnecessary

cess.

~ confusion for City Council members, Planning and

Airport Commissioners and applicants, and will
minimize costly project delays.

The following provides greater detail on imple-
mentation and amendment procedures, including
permitting and guidelines for compliance with the
California Environmental Quality Act (CEQA).

THE PERMIT APPLICATION PROCESS

Most development proposals in the Specific Plan
area are subject to review and recommendation by
the Airport Commission and approval by the
Architectural Board of Review and/or the Plan-
ning Commission. Some smaller projects may not
require Planning Commission review. If the pro-
posal adheres to the provisions of the Specific Plan
and Charter Section 1508, the proposed project can
proceed through the process.

Inherent in the project approval process is consul-
tation with Airport Department and Planning Div-
ision staff, design review and input from other
commissions and committees. Project applicants
should, as a first step, meet with a representative of
the Airport Department to discuss the proposed
use, project concept plans and preliminary designs.
Applicants should alsc discuss these elements with
Planning Division staff, along with the permit ap-
plication process.

Once a development application is submitted and

reviewed, Planning staff will inform the applicant
of any additional information required. After the

Vil-10
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After the proposed project has received a recom-

mendation from the Airport Commission, Flan-
ning staff will prepare a report for consideration by
he Planning Commission. The Planning Commis-
sion then has the option, based upon findings, in-
cluding a finding of consistency with the Specific
- Plan, to approve, conditionally approve, or deny
the application.

In some cases involving small projects, the decision
will be made by the Architectural Board of Review
(ABR). The ABR will review the application for
consistency with the Airport Archw‘ﬁrectu*ml and Ur-
ban Design Guidelines, the ABR guidelines and
guiding ordinance and the City's Zoning Ordin-
ance.

Appeals of the Planning Commission's decision on
an application may be taken to the City Council by
the applicant or any other interested party. The
appeal shall specifically state the reasons for the
appeal. In considering such an appeal, the City
Council shall determine whether the proposed
project conforms to the development and design
review criteria and the Specific Plan and may ap-
prove or disap pl“ ove the proposed project or re-

guiire ck 18nges v ndch are, n its magen‘mm, neces-

Implementation

The Adrpor: Indushial

s the area, The City recog-
nizes the potential need to amend some of the P ﬁah
components to reflect changing conditions. These
amendments should be consistent with the goals
and policies set forth in the General Plan and the

Vision policies in the Airport Specific Plan.

sents a long-term plan f
E

Prior to initiating a Specific Plan amendment, dis-
russions with Airport and Planning staff should
occur. If a Local Coastal! Plen amendment is also
required, the proposal should also be discussea
with California Coastal Commission staff,

Specitic Plan amendments are officially initiated by
either the Planning Comuission or the City Coun-
cil. Initiation of such amendments can be request-
ed either by staff ot by a project applicant

After an amendmnent is inftiated, any necessary en-
vironmental review is completed. Staff also re-
views the amendment for consistency with the

~ General Flan, Specific Flan Vision policies and, if

on the south side of Hollister Avenue, the Local
Coastal Plan and Coastal Act policies. A Staff Re-
port making a recommendation on the amendment
is prepared and submitted to the Airport and Plan-
ning Commissions.

Specific Plan Amendments are subject to review by
Lhe Airport aﬂd Planning Commissions, which

PN B T =
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Santa Barbara Airport Industrial Area Specific Plan

Council may approve, approve with further chan-
ges or deny the proposed amendment. Changes
south of Hollister Avenue may also need Coastal
Commission approval. '

PROJECT PROPOSALS AND THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT

An Environmental Impact Report/Environmental
Assessment (EIR/EA) has been prepared which
addresses the potential impacts of the land uses al-
lowed by this Specific Plan. The EIR/EA identifies
the impacts of the amount and mix of development
described in the Specific Plan. If individually pro-
posed projects are within this prescribed level of
development, then the subsequent environmental
review process should only address the project's
site-specific impacts. If additional impacts are
identified and a subsequent or supplemental EIR is
required, general impacts which are addressed in
the Specific Plan EIR/EA should be included by
reference.

The Specific Plan EIR/EA identifies a number of
impacts and mitigation measures. Where reasona-
ble, new policies have been added to the Specific
Plan that incorporate these mitigation measures.
However, some measures do not lend themseives
to precise policy language, especially those related
to construction impacts. Therefore, the Plan in-
cludes a policy that incorporates the mitigation
measures by reference. In addition, a complete list

of all the mitigation measures is included Appen-
dix F.

Policy

EIl:  All mitigation measures outlined in the
EIR/EA (and listed in Appendix F) shall be
incorporated into individual projects, as
applicable, when such projects receive dis-
cretionary review.

As time passes and conditions change or projects
differ from those uses included in the Specific Plan,

Implementation

additibnal environmental review on those issues
addressed in the EIR/EA may be necessary.

VI-12
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Mote: RPZ is centered on runway centerline and begins 200 feet olf runway end. |

Table A-2
Object Free Dimensions for Runways 15/33 ‘
in the Afrport Specific Plan Area

Tem Aidrplane Design Group ~ [I*
Runway Object Free Area Width ‘ 500 Feet
Runway Object Free Area Length Beyond Runway - 300 Feet

| End

*Runways 158 /351 and 15L/35R are designed o accommodate airplanes in Design Group IL
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Aircraft chartering and leasing.

Adrcraft parking, He-down and aircralt hangars and shelters.

Adrcraft rescue and firefighting station.

Adrcraft sales, manufaciure, service and related adminisirative offices.

Adr freight terminal.

Auto rentals,

Aviation equipment and accessories sales and/or repair.

Aviation storage.

Executive/General aviation terminal facilities with related offices and food
service uses.

Federal Aviation Administration flight service facilities,

Fixed base operations,

Flying schools.

Fly-in offices.

Fueling facilities.

Museums and other cultural displays relating to aviation.

Passenger terminals with accessory uses such as restaurants and gift shops.
Private parking lot, subject to the issuance of a Conditional Use Perimit under
Chapter 29.94 of this Title.

Public parking facilities.

Other aviation-related uses determined to be appropriate by the Planning Corn-
mission.

Non-aviation related uses consistent with the applicable regulations of the Fed-
eral Aviation Administration and determined {o niot be in conflict with the use

“of the adjacent Airport buildings as may determined by the Communnity Devel-

opment Director and the Airport Director.

Gy
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Property on Hollister
Avenue between Fair-
view Avenue and San
Pedro Creek

Property north of
Hollister Avenue,
generally between the
railroad tracks and the
first road north of and
parallel to Hollister
Avenue

Appendix

A-C, Airport Commercial, Zone:

The following uses are expressly permitted in the A-C Zone:

N

—“rmomEg

Auto diagnostic center.

Automobile tire installation and repair conducted entirely within a building.
Branch bank or savings and loan, subject to the issuance of a Conditional Use
Permit under Chapter 29.94 of this Title.

Commercial recreation.

Indoor theater.

Motorcycles and bicycles and accessories sales and repair.

Photographic shop including photographic developing.

Printing, lithographing, photocopying or publishing establishment.
Restaurant. :

Other uses determined to be appropriate by the Planning Commission.

A-I-1, Airport Industrial 1, Zone:

The following uses are expressly permitted in the A-I-1 Zone:

.

O U W

o XN

1l1.
12,

13.
14.
15.

Appliance and equipment service and repair.

Automobile tire installation and repair performed entirely in an enclosed
building,.

Cabinet making or refinishing.

Electronic products manufacturing and sales.

Freight terminal.

Household hazardous waste facility, subject to issuance of a Conditional Use
Permit.

Laboratory. :

Manufacture, assembly, processing and distribution of products.

Office or retail sales incidental and accessory to any allowed use.

. Public and quasi-public utility or maintenance facilities, including pump plant,

transformer yard, switching station, service and equipment yard and similar
uses.

Recycling business, subject to the issuance of a Conditional Use Permit.
Research and development establishment and related administrative opera-
tions.

Storage and distribution warehouse.

Any use allowed in the A-F Zone.

The following open yard uses are allowed north of Francis Botello Road only:
Automobile repair and body shop.

Brick yard.

Concrete and asphalt products storage and manufacture.

Contractor's yard.

Lumber vard, including retail sales of lumber only.

Metal products storage, manufacture and distribution.

oA g



xiending to include
an existing restaurant
south of Hollister
Avenue
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12,
13.
14,
15,
16,
17.
18.

19.

/-L@ o diagnostic cen

Pookkeeping, accounting and/or tax service.

ancm bank, branch savings and loan office, credit union or automatic teller

machine, subject to the following provisions:

a. No similar facility is Iocated within ﬂree mmdmd feet (300") of the subject
facility.

There shall be no drive-up window or automatic teller machine.

. Serviceg are limited to deposits, check cashing, cashier and travelers check
issuance, acceptance of loan applications a :_u”ﬂd night deposits. Loan applica
tions processing is excluded.

Convenience store not exceeding 2,500 square feet in size

Copying and duplicating service.

Courier and small package delivery service.

Dry cleaning establishment.

Mailing service and supply.

Motoreyele or bicycle and related accessories sales and repair.

New car agency, including accessory repair conducted entirely within a build-

ing or enclosed arsa

. Office supply sales.

Phomgr’a phic shop including photographic developing.
Printing, lithographing, photocopying or publishing establishrment.
Restaurant.
Secretarial service.
Temporary employment service,
Used car sales.

93]

Any use allowed in the A-I-1 Zone, ex «cept household hazardous waste facility,

recycling business and open yard uses.

Any use allowed in the C-R Zone on property immediately west of Frederic
Lopez Road (adjacent to the C-R Zone) when developed in conjunction with a
use in the area zoned C-E, immediately east of Frederic Lopez Road, as shown
in the Alrport Industrial Area Specjﬁc Plan,

. Other uses determined to be appropriate by the Planning Commission.

b

W
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New Zone west of
Frederic Lopez Road
including existing Ci-
nema and golf course

Appendix

C-R, Commercial Recreation, Zone

The following uses are expressly permitted in the C-R Zone:

PRATIFLIOMEONE >

Commercial Recreation, as defined in this Title.

Game Arcade, subject to issuance of a Conditional Use Permit.

Golf course or driving range and related facilities.

Health Club.

Miniature golf course. .

Outdoor vendor, in association with a commercial recreation use.

Pushcart, in association with a commercial recreation use.

Restaurant.

Restaurant, fast food.

Reverse vending machine.

Skating rink.

As shown in the Airport Industrial Area Specific Plan, any use allowed in the
A-I-2 Zone on property immediately east of Frederic Lopez Road (adjacent to
the A-I-2 Zone) when developed in conjunction with a use in the area zoned
A-I-2, immediately west of Frederic Lopez Road.

M. Other uses determined to be appropriate by the Planning Commission.

Definition of "Commercial Recreation": (To be added to Definitions Chapter)

Any use or development, either public or private, providing amusement, pleasure,
sport, exercise or other resource affording relaxation or enjoyment, which is operat-
ed primarily for financial gain. Typical uses may include, but are not limited to,
batting cages, cinemas, theaters, skating rinks, gymnasiums, athletic clubs, minia-
ture golf course, bumper cars and go-cart tracks.
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. %)
I 237
M 613,
Y 55
o] ’ .54
P 60,1 1.38
9] 53,940 1.24
R 6,820 0.16
5 83,700 1.92
T 77,500 1.78
U 999,447 22.94
A% 84,320 1.94
w 179,902 413
Total 4,227,625 97.08

Note: Roadways and creeks exchuded from all calenlations

74000

-
13 30,000
4 30,000
15 483,000
16 37,200
17 34,800
18 30,000
12 30,000
20 48,000
1 34,300
20 34,800
25 17,980
24 60,140
25 68,200
26 ' 38,440
27 21,700
28 21,700
29 21,700
30 21,700
a1 15,500
32 12,400
33 16,740
34 16,740
35 16,740
26 25,420
a7 16,740
32 24,130
39 19,220
a9 45,880
41 64,450
47 211,400
43 47,740
a4 709,901,
45 225,060
a6 56,420
47 26,040
Total 3,760,421

Appendix
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Propgsed Building Remouval by Subaren



Total - 52,704 sq. ft.

Phase 2 (5-10 years) : 305 - 3,960
314 - 6,240
315 - 6,240
Total - 16,440 sq.

[
=

Phase 3 (10-15 years)

jeu}

32 - 16,050

345 - 6,400

Total- 33,838 sq. ft.
Sub-Area #1 Total 102,982 sq. ft.
Sub-Area #2 Buildings to be Removed
Phase 1 (0-5 years) 116 - 6,240 sq. ft.

Phase 2 (5-10 Years)
Phase 3 (10-15 years)

Sub-Area #2 Total 6,240 sy, ft.

Appendix D-1
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Sub-Area #3
Phase 1 (0-5 years)

Phase 2 (5-10 yeats)

Phase 3 (10-15 years)

Sub-Area #3 Total
Sub-Area #4
Phase 1 (0-5 years)
Sub-Area #4 Total
Grand Total

Table D-1 (Continued)
Proposed Building Removal by Subarea

Buildings to be Removed

235 - 3,900
240 - 3,900
241 - 2,697
Total - 10,497 sq. {t.

238 - 6,240
365 - 720
Total - 6,960 sq. ft.

115- 6,080

223 - 6,400

224 - 6,400

225 - 6,240

226 - 8,800

364 - 720

Total - 34,640 sq. ft.

52,117 sq. ft.

Buildings to be Removed
212-11,250

11,250 sq. ft.

172,000 sq. ft.x

Appendix
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Parking Requirement Recommendations
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Heavy Souipment, [nclud

Truck, Repair

mg et

%

i

)

=

Manager in consuitation with the Community Development Director.

Industrial, Manufacturing and 1 space/500 st Yes
Research and Development
Landscape Mursery 1 space/ 2,000 sf of Iand area Yes
Movie Theater 1 space/4 seats Yes

lew and Used Automobile Sal: Nao
Mew a tom Sales Cage —'O}/“ Cased No
Office 1 space/250 sf Yes
Open Storage Yard Uses 1 space/ 250 sf of office and retail plus 1 Yes

space/ 5,000 sf of land area
Restaurant, Fast Food 1 space/ 100 sf Yes
Restaurant, Sit Down 1 space/250 sf or 1 space/3 seats, Yes
whichever is greater
Retail 1 space/ 250 st Yeg
Warehouse 1 space/ 250 sf of office and retail plus 1 Yes
space/ 2,000 sf
1 Parking speace requirements are for building square footage unless otherwise indicated.
2 Bicycle parking requirement is one (1) space for every seven (7) automobile parking spaces.
3 Asmuch paved area for outside storage and parking of vehicles as there iz area used for servicing of
vehicles.

4 . . . . . ) .. . 1
*  Parking requirements shall be determined on a case by case basis by the Ciiy Transportation and Parking

Appendix
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Dharing operations, the Alrport shall

op and implement a solid wasie manage-

ment plan for individua! tenants, to be re-
viewed and approved by the County Pub-
lic Works Solid Waste Division. Because
the Specific Plan involves different types of
land uses, the precise nature of which has
yet to be determined, the management plan
for each tenant will necessarily be different.
'The plan shall focus on ongoing waste div-
ersior actvities, however, and include the
following elements: (a) source separated
collection of recyclables, (b) tenant educa-
tion, (¢) reporting requirements and (d)
landscaping that does not require excessive
trimiming due to plant and tree selection
and desigr.

AIR QUALITY

To ensure that fugitive dust emissions would re-
mzin insignificant and would not become a nui-
sance during construction of Specific Plan build-
ings and roadways, the following standard APCD
dust control measures shall be implemented:

3.9-1 Apply water at least twice daily to dirt
roads, graded areas and dirt stockpiles to
prevent excessive dust from leaving the

siaging areas.

Appendix

3.9-9

T,

The contractor shall designate personnel to
monitor construction activiies and ensure
that excessive dust would not occur from
construction sites,

New habitable buildings or additions of
5,000 square feet or more shall be reviewed
by an energy specialist and recommenda-
tions made to reduce energy usage. The
City shall review and incorporate the rec
ommendations as appropriate, prior to is-
suance of building permits.

Hneourage the use of alternative transpoi-
tation modes by employees of businesses
and other facilities within the Specific Plan
area. If and when a Goleta Valley alterna-
five fransportation program is developed
to reduce traffic and/or air quality impacts
which applies o all existing and future
businesses in the Valley, provisions shall be
incorporated into leases that would require
that the program apply to all new busi-
nesses in the Specific Plan area. Include a
clause in all Jeases that allows the lease to
be reopened if such a program is adopted
after the lease is approved so that exjsting
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businesses would also participate in the
regional program.

HAZARDOUS MATERIALS

3101

3.10-2

Appendix

A Construction Contingency Plan shall be
developed addressing methods to control
potential migration of contamination dis-
covered during construction as well as safe-
ty considerations for on-site personnel and
the general public. Details of the plan shall
include but not be limited to the following:

»  Procedures for identification of contam-
inated soil including an on-site monitor
observing earthmoving operations who
has experience in hazardous waste and
contaminated sites.

» Measures that shall be taken immedi-
ately to protect workers and the public
from exposure to contaminated areas
(e.g., fencing or hazard flagging, cover-
ing of contaminated soils with plastic,
etc.) and prevent migration of the con-
taminants to the surrounding environ-
ment.

»  Steps to be taken following initial disco-
very of contaminated soils. Notifica-
tion shall be made to the Santa Barbara
County Hazardous Materials Unit im-
mediately following identification of
contamination within the construction
area.

Following initial actions specified in the
Construction Contingency Plan, a project-
specific remediation plan would need to be
developed and implemented to reduce con-
taminant concentrations to acceptable lev-
els. The details of the plan would be dep-
endent upon the extent and types of con-
tamination but would include characteriza-
tion of the problem, a review of the reme-

dial options (i.e., feasibility study) and a de-
tailed plan for implementation of the cho-
sen alternative. These plans would require
review and approval by HMU and Airport
staff, taking into account potential flooding
impacts and prevention of contaminant
runoff into nearby creeks. BExcavation and
any other remediation activities necessary
shall be consistent with all biology,' air
quality (dust suppression), archaeology
and other mitigation measures applicable
to the project.

FLOODPLAINS

3.11-1 A detailed map shall be prepared showing

the building layouts and anticipated floor
elevations for any proposed development
within the Specific Plan Area in addition to
pertinent flood safety information from the
Flood Insurance Rate Maps. This would in-
clude the Regulatory Floodway Boundary
and 100-year flood elevations. This would
allow administrators to more easily estab-
lish finish floor elevations and understand
when special building practices or proce-
dures are required. Of particular concern
are land uses adjacent to San Pedro Creek
and Carneros Creek. In the Regulatory
Floodway where reduction in carrying cap-
acity (i.e., conveyance) is prohibited, special
building practices or design procedures

~ may be required to reduce flood exposure

in these locations. These building practices
in the Regulatory Floodway include the fol-
lowing:

» Providing flood conveyance equal to
that which currently exists.

» Locating parking lots and other open
space land uses, which are more com-
patible with higher flood hazard, with-
in the Regulatory Floodway.
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t requiring grading
as a Dﬁaﬂdmd Opevc_mw pr uCGdUI’? prior |
project approval. These plans would m-
clude the following:

»  Schedule construction to minimize the
amount of graded soil exposed at any
given titne.

» Install sedimentation, silt and grease
traps in paved areas as appropriate, to
minimize pollution and turbidity in the
Goleta Slough. The Plan shall provide
for periodic maintenance of these traps
beyond the construction period io pro-
vide for long-term water quality protec-
tion of the Slough.

ing.

» To the extent feasible, limit grading ac-
tivities to the non-rainy season. If con-
struction during the rainy season is un-
avoidable, use silt fences, straw bales
and other erosion control measures, as
necessary, to control siltation of local
drainages during wet periods.

»  Cover stockpiled fill scil

o Az

tace water g

the proposed action, new -
dustrial tenants would be required to
provide information regarding any po-
tential discharges (smrm ater, indus-
trial processes or otherwise) that would

potentially require an NPDES permit.

}—\

CULTURAL RESOURCES

All ground disturbances within the high
and moderate Prehistoric and Historic Na-
tive American sensitivity zone shall be sub-
ject to a Phase 1 archaeological study prior
to consfruction, and those in the low sensi-
tivity zone to a surface Phase 1 survey, per-
formed consistent with the City MEA Cul-
tural Resources Guidelines. Any required
subsurface identification testing, signifi-
cance testing or mitigation activities shall
be elements of a Cultural Resources Man-
agement Plan prepared consistent with the
City MEA Cultural Resources guidelines
for Phase 1, 2 and 3 stucdies.

Prior to demolition, document Buildings
239, 241, 246, 247, 251, 258, 260, 261, 267,
309, 317 and 34% (drawn, if suitable archi-
tectural plans are not available, and photo-
graphed) by a qualified architectural histor-
ian, consistent with City MEA Culiural Re-

sources Section.

o
L)
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BIOTIC COMMUNITIES

- 3.14-1

The Airport shall continue to participate in
and support the goals of the Goleta Slough
Management Committee (GSMC) and shall
support the development and implementa-
tion of the Goleta Slough Ecosystem Man-
agement Plan. The Airport shall assist the
GSMC in finding funding to support the

Committee and its activities over the long-

“term. The Airport shall make available any

reports on water quality monitoring and
other information relating to the City-
owned portion of the Goleta Slough. Any
projects in the Specific Plan area that result
in drainage to the Slough or its tributary
creeks shall be referred to the GSMC for
review and comments.

WETLANDS

3.16-1

3.16-2

Appendix

The Airport shall continue to participate in
and support the goals of the Goleta Slough
Management Committee (GSMC) and shall
support the development and implementa-
tion of the Goleta Slough Ecosystem Man-
agement Plan, The Airport shall assist the
GSMC in finding funding to support the
Committee and its activities over the long-
term. The Airport shall make available any
reports on water quality monitoring and
other information relating to the City-
owned portion of the Goleta Slough. Any
projects in the Specific Plan area that result
in drainage to the Slough or its tributary
creeks shall be referred to the GSMC for re-
view and comments.

New development shall not occur within

100 feet of Coastal Commission or U.S. Ar-

my Corps of Engineers jurisdictional wet-
lands, as shown on the most currently ac-
cepted delineation, without a demonstra-
tion that encroachment is necessary for the
project and that wetland functions and val-
ues shall not be Impaired without mitiga-

3.16-3

tion, which may include off-site compensa-
tion. Additional project-specific measures
may be developed through supplemental
environmental review, Any related mitiga-
tions should be developed with the input of
the Goleta Slough Management Committee
and shall be consistent with the Goleta
Slough Ecosystem Management Plan.

The Specific Plan shall incorporate a new
policy consistent with Local Coastal Plan
Policy C-4 but applicable throughout the
Specific Plan Area. Protection of wetlands
shall be based on the most currently accep-
ted delineation and shall include a 100-foot

“setback between any new structures and

mapped wetlands, except as may be neces-
sary for human health and safety or protec-
tion of the wetlands themselves. The pol-
icy shall further stipulate that only compat-
ible Jland uses shall be allowed within the
100-foot setback, and that native vegetation
shall be planted and maintained within the
setback wherever feasible. '

GROUND TRANSPORTATION

Mitigation Measures 3.20-4 through 3.20-6 and 3.20-8

have been deleted as discussed in the Errata tncluded in
the Airport Specific Plan EIR/EA.

3.20-1

Individual developments within the plan-
ning area shall be reviewed upon permit
application to tailor a TDM plan for the de-
velopment. Measures targeting employees
shall include provision of bicycle lockers
and showers in the new developments,
lunchrooms, preferential parking for car-
pools, free bus passes, etc. TDM plans
would be developed by each development
pursuant to the existing City/County TDM
program. This program is voluntary and
future tenants within the Specific Plan area
would have the choice to participate or not
participate.
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A construction conferenice shall be sche-

culed prior to the beginming of con-
struction to discuss measures to reduce
potential construcHon related impacts.
Representafives from the City's Public
Works Department, Building Division,
Planning Division, Airport and Cone-
ractor shall be present. A representa-
tive from the County Public Works De-
partment should also be present.

Construction fraffic shall be routed to
minimize frips through the Fairview
Avenue/Hollister Avenue ntersecton
during morning and evening peak
hours (7:00 to 9:00 AM. and 4:00 to 6:00
P.M.) to minimize impacts during com-
miute periods.

Construction twuck trips shall not be
scheduled during morning and evening
peak hours (7:00 to 9:00 AM. and 4:00 to
6:00 P.M.) to mindmize impacts during
commute periods.

On-site storage shall be provided for
construchon materials and equipment
in a location subject to City approval.
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The Specific Plan Market Analysis is a2 key component of ihe Adrpor
Commercial/Industmial Specific Plan. The goal of the Specific Plan is to provide for long-
ierm economic self sufficiency for the Adrport’s operation, maimienance, and capital
improvemnents. As such, Economics Research Associaies (ERA) has been 1 ctained by the
City of Sania Barbara and Science Applications International Corporation (SAIC) to prepare
a smdy that analyzes the market potenidal for various land use @pmm which allow the

City. 0 maximize revenue in the Specific Plan area. Land uses coasidered in ihis smdy
include industrial, box retail, and an entertainroeni/recreation complex.

MARKET AMNALYSIS FINDINGS
Economic and Demographic Overview

The South Coast economy, like all of California, has suffe T@@L er@ubi“ period of
recession during the past three years. However, current indicators suggest that the mosi
difficult period is past and the Santa Barbara region can lock for reasonably steady bui
nnspectacular growth over the next four or five years. The lomg-ierm outlook’ for the
South Coast region is moderate growih with indusirial and commercial demand inCreases
constradned by slow. residential population growth.

According to the Santa Barbara County Associaton of Govemments (SBCAG), the
Sonth Coast area will have ghout 199,600 residenis in 1995, of which about 90,600 o

o

approximately 45 percent will live in the City of Sania Barbdra. Ower ths next ©w

—A

&



. decades, the annual growth rate in the South Coast area is projected to resume its pre-
1980 rate of less than ome percent. By 2015, the City of Santa Barbara’s population is
expected to reach about 103,700, and the South Coast area will have approximately
233,600 residents.

In terms of employment, Santa Barbara County has been particularly hard hit by the
economic recession and the federal defense spending cutbacks of the early 1990s.
However, according to the SBCAG, every employment sector in the County is expected
to recover over the next several years. Between 1995 and 2005, employment in Santa
Barbara County is expected to increase annuaily by about 2,600, or by nearly two percent

a year.

Long-term economic growth of the Santa Barbara region could also potentially be
strengthened by the University of California at Santa Barbara’s (UCSB) Long Range
Development Plan which projects a student enrollment of 20,000 and a combined full-
time equivalent faculty and staff of nearly 4,500 by the academic year 2005-2006. In
addition, establishment of the California Commercial Spaceport at Vandenberg Air Force
Base has the potential, according to the UCSB Economic Forecast Project, to create from
1.000 to 3,000 jobs over the next five to seven years. '

Industrial Demand

The industrial sector includes light and heavy industry, warehouse distribution,
research and development (R&D), flex space (multi-use space that has a higher quality of
finishings than strictly warehouse space), and incubator space. ‘While this sector has
experienced some contraction over the past three years, the occupancy rate of industrial
space in the South Coast market remains a healthy 92 percent. Lease rates have softened
somewhat during the past couple of years, With recovery from the recent recession and
the projected moderate economic growth, ERA expects total industrial space demand to
increase from 9.1 million square feet presently to 9.7 million square feet by 2005 and 10.2
million square feet by 2015. This represents a 12 percent increase over 20 years.

For the subject property on the north side of Hollister A‘venue, ERA estimates 12.3
acres of new demand by 2005 and 15.2 acres of new demand from 2006 to 2015, In
addition, the Airport’s internal analysis shows the need for seven (o ien acres 0 -
accommodate the relocation andfor expansion of existing tenants from other portions of
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iee insufficient dernand for the bullding materialy/hardware Siore, DUL WO

demnand for a Price/Cosico type store. However, 2 3@1@@7@@3@@@ iz planned for developmen:
on two other sites in Goleta. Since the greaier Goleta market area clearly cannot mpp@m
two such stores and both competing sites are superior in terms of location and visibility,
box retail development Shmﬂd not be considered further for the subject property.

Demand for ar Entert mmmm@/ﬁe@m&ﬁ@w @mgé@y

There has been local interest expressed in a multi-anchored ﬁ@‘@r@mmawf@ zation
complex including a family entertainment cenier CEC)Q 3 cinema complex, and an ice
rink/roller *q@ﬁk@yﬂ’embm@rﬁ hall. ERA’s marke! findings for each of ihese componenis
indicates strong demand for 2 cinema complex of siz nmew screens (in addition to the
existing Cinema Twin); marginal support for an FEC; and probably inadequate market
support t0 operate a single or dual ice rink facility without some form of public subsidy.
The misk associated with development of an ice rink(s) is that afier the mmual five. or six
vears enthusiasm may wane, and the facility may be unable to sustain frequent vi Sﬁ.@&m@na :

LAND PLANNING RECOMMENDATIONS

From the perspective of maximizing 1®mgua@m tand lease revemue to the City o
support Alrport operations, ERA suggesis reserving 28 o 40 acres of the 56 acres for
indusirial developmeni. This amount of industrial acreage should accommodaie the Adrport
property’s share of market growth over the next 20 years, allow for relocation and possible
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expansion ¢f existing airport tenants from the south side of Hollister, and accommodate,
at least on an interim basis, heavy industrial or storage yard type uses on the interior parts
of the subject property.

The remaining 16 to 18 acres should be devoted to the cinema complex, possibly
the family entertainment center, and perhaps one or two restaurant pads. Portions of the
entertainment/recreation complex, particularly the miniature golf course, go-kart track, and
parking area, could be placed in the floodway since the construction of substantial
commercial or industrial buildings is not permitted within this area. These uses would be
ideally situated in the floodway since they do not require extensive improvements nor
support high land values. As an’ alternative, the floodway could also accommodate the
expansion of the current 9-hole Twin Lakes Golf Course. The restaurants would serve
employees of the Airport and the industrial district during the day, and would complement
the cinema by creating additional evening draw. '

CITY OR AIRPORT AS DEVELOPER VERSUS LANDLORD.

Given the high degree of financial risk associated with land development, ERA
suggests that the City of Santa Barbara and its Airport Department primarily function as
a landlord and only take on development functions in situations of very limited nsk.
Furthermore, ERA recommends against the Airport Department building major new space
for its tenants and certainly against the constructon of any significant speculative space.
It may be a good idea for the City Council to establish some guidelines as to the levels
of financial risk or exposure which is acceptable to assist the Airport staff in their decision

Process.
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Santa Barbara Airport Industrial Avea Specific Plan

Table H-1 (Continued)
Preliminary Infrastructure Cost Estimate
Description Unit Unit Cost Quantity Total
David Love Place
Sidewalk =« SF $ 4 3,500 14,000
Subtotal 14,000
Hollister Avenue
Sidewalk SF $ 4 12,000 48,000
Subtotal $ 48,000
Miscellaneous
Waterline & Service Connect, Relocation LS $ 200,000 1 $ 200,000
Undergrounding of Electrical Power s $ 110 2,780 5 305,800
Subtotal $ 505,800
North Side Street Construction Total % 2,084,988
Contingencies @ 15% $ 312,748
$ 2,397,736
All engineering and management @ 15% » 5 359,660
Total Northside 5 2,797,397
SOUTH SIDE & INTERSECTION IMPROVEMENTS
Aero Camino & Road to South
All improvements (like N side streets) SF $ 8.50 25,000 212,500
) Subtotal 212,500
Cyril Hartley Place & Road to South
All improvements (like N side streets) SF 3 8.50 24,000 204,000
Subtotal 204,000
Augustus Griggs Place & Hollister Avenue
All improvements (like N side streets) SF $ 8.50 10,000 $ 85,000
Traffic Signal. LS $ 100,000 1 $ 100,000
Subtotal $ 185,000
Norman Firestone Road
All improvements (like N side streets) SF $ 8.50 250,000 i 2,125,000
Subtotal $ 2,125,000
Undergrounding of Electrical Power Ls 3 110 8,400 $ 924,000
South Side Improvements Total F 3,650,500
Contingencies @ 15% 547,575
$ 4,198,075
All engineering & management @ 15% $ 629,711
Total Southside $ 4,827,786
SB Airport Specific Plan Infrastrucbure Cost Summary
North Side Improvements $ 2,757,397
South Side & Intersection Improvements 5 4,827,786
Grand Total % 7,585,183

Appendix
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Subtotal B 309,907
Clear & Grub 158 % 10,000 1 % : 10,000
Remove Existing AC Y P 3 173 F 5,120
Excavate & Prep Y $ 12 711 $ 8,532
Aggregate Base Ton $ 15 804 $ 12,060
Asphalt Concrete Ton $ 40 456 $ 18,240
Curb & Gutter LF $ 15 1,200 % 18,000
24" RCP Storm Drain Ly $ 60 600 $ 36,000
Curlb Inlet EA 3 2,500 4 $ 10,000
Concrete Driveway Apron EA. $ 2,000 3 % 16,000
New PVC Sewer line L¥ $ 35 600 $ 21,000
Sireet lights EA $ 4,000 3 5 12,600
Siriping, Marking, & Signage LS b 5,000 1 5 5,000
Frederic Lopez Road Stubtotal & 172,022
Clear & Grub LS & 3,000 1 $ 3,000
Excavate & Prep Y 8 12 1,767 $ 21,204
Aggregate Base Ton $ 15 1,998 $ 29,970
Asphalt Concrete Ton $ 40 1,135 $ 45,400
Curb & Guiter LE $ 15 2,500 % 37500
Sidewalk SF $ 4 2,800 $ 11,200
24" RCP Storm Drain Le $ 60 1,250 5 75,000
Cuib Inlet EA $ 2,500 8 $ 15,000
Concrete Driveway Apron EA 5 2,000 8 3 16,000
New PV Sewer line LE $ 35 600 3 21,0600
Street lights EA $ 4,000 6 $ 24,000
Striping, Marking, & Signage s 5 5,000 1 $ 5,000

Subtotal $ 304,274

. 2 o
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The Specific Plan, in addition to guiding land use and future development, calls for the
construction of seven to eight million dollars of infrasiructure improvements besed upon
preliminary cost estimates, These improvements include the construction of curbs, gutiers,
new streets, sidewaiks, new sewer lines, street lights and the undergrounding of utilizies, As
part of the legal r@quir@mem @f the Sp@ciﬁé Plan, a Financing Plan needs 1o be prepared. This
document, prepared by Beonomics Research Associates (ERA), serves ag the Financing Plan
to the Santa Barbara Airport Commercial/Indusirial Area Specific Plan.

This Financing Plan document was prepared by William W, Lee, Senior Vice President
of ERA. Mr. Lee has served the City of Saniz Barbara on 2 number of assignments since
1979,
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THE FINANCING PLAN

COST IMPOSED BY THE SPECIFIC PLAN

The Santa Barbara Airport Commercial/Industrial Specific Plan imposes two types of
cost burden on the Airport Department. The first is simply the construction of planned
infrastructure improvements.' The second.is the planned transition of the area south of
Hollister Avenue from existing commercial and industrial uses to aviation related uses. To
accommodate this transition, a number of rent producing buildings which accommodate non-.

aviation uses would need to be removed.

Capital Improvements to be Constructed

The iniprovements to be financed are described in the Specific Plan document and are
summarized in Table 1. Total Specific Plan capital improvement cost amounts to
approximately $7.6 million. Of this total, $2.8 million is for improvements tc the area on the
north side of Hollister Avenue, and $4.8 million are for either interchange improvements along
Hollister Avenue or for street and alley improvements on the south side of Hollister Avenue.
The cost estimates were initiaily generated by Airport Department staff and later reviewed and
revised by the engineering firm of Penfield & Smith. In addition, ERA reduced the
contingency factor from 25 to 15 percent and the engineering and administration factor from
30 to 15 percent. We are of the opinion that the original factors were overly conservative; but
if the- City builds the improvements a few years from now, it be higher.

Loss of Rent-Producing Building

Currently on the south side of Hollister Avenue the Airport Department owns and
leases to tenants approximately 106,000 square feet of building improvements. These 21
tenants pay annual rent which totals slightly over $750,000. Using a capitalization rate of ten
percent, these buildings and the underlying real estate have a value of approximately $7.5
million. If we assume that two-thirds of the total value can be atiributed to the buildings, or
‘an average value of 347 per square foot, these buildings have a value of 35.0 millien. The
Specific Plan calls for the removal of these buildings over a 15 year period and the conversion
of this area (Sub Area 1) to aviation use. The total cost of the Plan is therefore the sum of the

Economics Research Associates 2
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Airport Specific Plan: Preliminary Infrastructure Cost Estimate

Page 2
Description Unit Unit Cost Quantity Total
Botello Road
Clear & Grub LS 3 2,500 1 3 2,500
Remove Existing AC CcY 3 30 370 3 11,100
Excavate & Prep ' CcYy 3 12. . 1,481 3 17,772 .
Aggregate Base . .. Ton 3 15 1,675 H 25,125
Asphalt Concrete Ton $ 40 952 3 38,080
Curb & Gutter . LF 3 15 1,860 3 27,500
Sidewalk SF Y 4 . 13,020 3 52,080
24" RCP Storm Drain LF 3 60 930 5 55,800
Curb Inlet EA Y 2,500 4 3 10,000
Concrete Driveway Apron EA 3 2,000 8 3 16,000
New PVC Sewerline LF 3 35 930 S 32,550
Street lights EA 3 4,000 4 3 16,000
Striping, Marking, & Signage LS 5 5,000 1 3 5,000
Subtotal 5 309,907
Kiester Road
Clear & Grub : LS 3 10,000 1 3 10,000
Remove Existing AC . CcYy h .30 173 b3 5,190
Excavate & Prep ' CY $ © 12 711 S 8,532
Aggregate Base . Ton $ 15 . 804 $ 12,060
Asphalt Concrete Ton 3 40 - 436 3 - 18,240
" Curd & Gutter LF $ 15 . 1,200 $ 18,000
24" RCP Storm Drain LF 3 60 600 3 36,000
Ciub Inlet EA 3 2,500 4 3 10,000
Concrete Driveway Apron EA 3 2,000 8 3 16,000
New PVC Sewerline " LF 5 35 600 3 21,000
Street lights . EA $ 4,000 3 3 12,000
Striping, Marking, & Signage LS - 3 5,000 1 3 5,000
Subtotal $ 172,022
Lopez Road
Clear & Grub ' ‘ L3 $ 3,000 ' i 3 3,000
Remove Existing AC
- Excavate & Prep CY 3 12 1,767 3 21,204
Aggregate Base Ton 3 15 1,598 3 29,970
Asphalt Concrete . Ton 3 40 ' 1,135 3 45,400
Curb & Gutter LF 3 15 . 2,500 3 37,500
Sidewalk ‘ , SF $ 4 2,800 3 11,200
24" RCP Storm Drain LF 3 60 1,250 . 3 75,000
Curb Inlet EA $ 2,500 6 - § 15,000
Concrete Driveway Apron EA ) 2,000 2 3 16,000
New PVC Sewerline LF $ 35 600 $ 21,000
Sirest lights EA ¥ 4,000 o 3 24,000
Siriping, Marking, & Signage 18 $ 5,000 1 $ 5,000
Subiotal 3 304,274



Morth Side Stvest Construction Totel 2,084,983
Contingencies @ 153% 3 312,748
3 2,395,736
All Engineering and Administration @ 13% 5 359,660
[ Total Norhside § 2,157,197
SOUTH SIDE & INTERSECTION IMPROVEMENTS
Aero Camine & Road to South
Al improvermnents (like N side siresis) ' SF 5 3.50 25,000 3 213,300
. Subtatal 3 212,500
Hariley Flace & Roud o Soush
A1l improvernenis (like M side streeis) EF 5 2,30 24,000 b 204,000
Subtotal 3 204,000
Griggs Road & Hollistzr
A1 improvements (like M side sirests) SF k3 3.50 10,0600 3 85,000
Tralfic Signal 100,000 1 3 100,000
Subiotal 3 185,000
 Firestone Hoad
All improvemeniz (like I¥ side streets) sF 5 2,50 250,000 5 2,125,000
Subtotal 3 2,123,000
Undergrounding off Elecirical Power 13 3 110 8400 924 000
- South Side Street Improvemenis Totzl 5 3,650,500
Contingencies @ 15% 3 547,575
3 4198073
All Engineering and Administration @ 15% 3 629,711
{ Total Sonthside 5 4,827,730
5B Adrport Specific Plan Infrastruciure Cost Summary
Nertk Side Improvements kS 2,757,397
Seuth Side & Intersection Improvemenss 5 4827786
3 7,585,1830.




required infrastructure construction and the planned removal of these rent producing buildings
or approximately $12.6 million.

FINANCING OPTIONS

~In the financing of public improvements, there is a typical menu of options available.
In this case, because the properties affected by the capital improvements are to a very large
extent owned by the City, there are some limitations as well as opportunities not typically .
present. The financing options for public improvements to this situation are reviewed briefly

below:

Revenue or General Obligation Bonds

The City of Santa Barbara has the ability to sell bonds to finance this cost. In theory;
the bonds could be backed by the future operating revenue of the airport. In reality, because -
of the Airport Department’s commitment to finance the Terminal Improvement Project, the
Airport does not have c‘a'pacity to amortize this additional level of cost from future operaticns.
The bonds for these improvements would most likely need to be supported by the general
obligations of the City of Santa Barbara. - Since the Airport is a department of the City, the
difference may be academic. “ .

Benefit Assessment District

A special assessment is a charge imposed on teal property for a local public.
improvement of direct benefit to that property. The rationale is that the assessed properties
receive a special benefit over and above that received by the general public. The assessments
are secured by liens against the property. Since the City owns a large majority of the
acreage which would benefit from the capital improvements indicated in the Specific Plan, an
assessment district could be considered which spreads a minor portion of the cost of these
improvements to the privately owned properties nearby which receive some benefit.

While the legal basis and economic rationale may exist for the City to attempt to
recover some of the Specific Plan improvement costs from nearby privately owned properties
through an assessment district, ERA recommends against such a course of action for some
practical reasons. Given the limited amount of cost which could be equitably spread to non-
City properties, the administrative cost of establishing an assessment district, and the likely
vocal opposition from a number of private property cwners, ERA believes that the potentisl

Economics Research Associates 3



D
ae-half or more o

the proposed disirict.

Again given that the proposed improvements pmvide general community benefit and
considerable property enhancermneni benefit to City owned properties, any attempt (o Impose 2
Melio-Roas tax on neighboring private propertiss would be met with vocal resistange. Given
the limited amount of cost which could be recovered fom piivaie interesis, ﬂ@ likely

community facilities district, ERA reconmymends against this approach.

Caltrans Aeronautics Frogram

The State Department of Transportation {Calirans) has an Asrcnautics Program which
provides funding for municipally owned airports. The program is not particularly well funded,
and most of the funding is intended for “alrport and aviation” purposes rather than to facilitate
comimercial or industrial development.

=3

Federal Avigiion Administrafion

The Federal Aviation Administration (FAA) has programs for publicly @Wﬂ@d_airpdﬂzs,
FAA funds are intended for aviation related purposes, and capital improvements to industrial
or commercial property north of Hollister Avenue would have great difficuliy gualifying. -
However, as the area south of Hollister converts from ihe current industrial and commercial
uses to aviation-relzted use, FAA granis could be used for the construction of ramps, taxiways

and roadways serving these aviation related uses.
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More Intense Use of Real Estate Asseis

Because the Airport Department owns a substantial amount of real estate and some of |
this acreage is not intensively used, increased utilization of this asset needs to be explored.
This approach appears most promising for the area north of Hollister Avenue.

SOUTH SIDE STRATEGY

Construction of Improvements

According to estimates provided to us by City staff and its engineering consultants, the
south side improvements, including the intersections along Hollister Avenue, amount to
. approximately $4.83 million. If we build-in a1s percent cost factor for bond sales and debt
service reserve, the bond issue required for these improvements is $5.55 million. Assuming a
25 year bond and 6.5 percent interest rate, the annual debt service ambunt is $455,000

Before comﬁlitting to fund these ifnprovements, City staff should review each
component to insure that it is essential to the image and function of the airport-and its
commercial and industrial area. The cost of the project could be reduced by deleting
improvements which are desirable but not essential. Of the portions which are essential, the
Airport Department has three likely options:

s The first is to construct these improvements through the normal City of Santa
Barbara capital improvements budgeting process. ‘

s The second is to bond for these improvements with bond amortization supported
either Airport operating revenue and/or the City’s General Fund.

¢ - The third is the use of FAA grants for qualifying improvements.

Offset the Loss of Buildings

The demolition of approximately 106,000 square feet of buildings over 15 years will
cause the Airport Department to lose $750,000 per year in revenue based upon current rents.
There are four ways for the Airport Department to offset this revenue loss:

¢ When the land is re-leased to aviation uses, some new revenue will be generated.

s Some maintenance and operating cost associated with these buildings will be also

eliminated when the building is demclished.

Economics Research Associates 5



Alrport Department staff has identified 45 dcres of property, net of currsnt streets, on

the north side which do not have long term lease encumbrances and which could be more
intensively utilized. Of this total, a portion could be leased to a master developer and the
balance could be used by the Airport Department to accommodate the relocation of tenants
displaced from the area south of Hollister Avenue. For this analysis, we are assuming that
approximately 25 acrss with frontage on Follister Avenus (ses Figure 2} will be considered
for a master lease. This acreage currently has 63,000 square feet of buildings on it in various
configurations. With three buildings not leased, total leased square foctage is 49,300 square
feet. The fand area under lease, including the areas with buildings, is 108,900 square feet or
about ten percent of the total area. Most of this area is leased on 2 month-to-month basis.
The total monihly lease income from the buildings and the land is $40,100. The annual lease
income from this 25 acres therefore toials $481,200. '

2 o

Thig property includes-the Hollister Avenue frontage designated in the Specific Flan
for commercial use and the back portion designated for indusirial use. Considering this
combination of commercial, industrial and recreation property, ERA estimates its average land
value to be $8,50 per square foot. While a detailed evalustion of sach building on this
property is not part of the assignment, the 63,000 square feet in building improvements has
some value. While some of thess buildings wounld be. demolished in any serious
redevelopment effort, others which have been recently improved would remain and generats
incoms during the inftial phases of redevelopment. For planning purposes, we are assigning

an average value of $12 per square fooi to these 63,000 square feet of building area.
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Figure 3

AIRPORT COMMUERCIAL/AINDUSTRIAL SPECIFICPLAN SITE

U.s. 101
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Lease Informatcn

City Limits

‘ Santa Barboss Aviation
" Lease Tersninates July 2013
26+ Actes

@ Lucas Aviation
Lesse Terminates May 2018
20.0 Acres .
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™ Lease Tenminates Dec 2034
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("4} 123 Dovid Love Partnership
" Leese Terminates Nov 2032
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" New Lease Under Negotiation
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David Love Pl
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) Lease Terminates Auvg 2016
7.16 Aces
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Lease Terminaies Aug 2002
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Powell Peralta

) Lease Terminates 2003
< 1 Acge ’

La Patera Road

New Tower Locatio

-
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Lopez Read

Source: Sania Barbara Munic_ipal Airport (April 1994).
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spread all of the n_@ﬂ'h side capital improvement cost over thi;% acreage, ine cost burden is
$2.48 per square foot of land area. Tt is ERA’s @pinﬁ@m that these improvements would
increase the marketzbility and vzlue of this real estate; however, the amount of increase would
be considerably less than $2.48 per square foot of a’l@cat@d cost. Clearly, the Specific Plan
capital improvements are intended to serve a broad cormunity building purpose in additdon o

a narrow land enhancement purposs.

Time io € fmmge Course

For this 235 acre asset on the north side of Hollister Avenus, the City of Santa Barbara

o

Alrport Department is confronted with the following set of constraints and opportunities:

o Ii is generaiing 2 returm on its current assst value in the four o fve percent range

which is below what could be @xp@@t@d,

o It is faced with Specific Plan capital improvements which will likely further
deteriorate the investment versus return relationship when viewed from the narrow

perspective of 2 land owner.
o There is curently substantial under utilization of this property.
@ Most of the tenant leases in this area are on 2 month-to-month basis.

or the Cliy to seriously evaluate lis

l=¢3

Given this situation, ERA believes it is time
options rather than to coniinue the current m@d@ of operation. We believe the City has two

basic choices

foy i camfle A om 5 g
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e To move from its past role of landlord who partakes in small increment, piecemeal
development to that of a serious land developer armed with additional staff
resources and risk capital.

» To master lease the property to a developer on a long term basis (50 years is the
‘maximum allowed by City Charter) and earn income through the developer.

ERA recommend that the City seriously consider master leasing on a long term basis
to a developer. However, the final decision to master lease should be reserved until 2
satisfactory lease agreement has been successfully negotiated- with the selected develop'erf
“The reasons we recommend the master developer approach is as follows:

o Public agencies are not in position to sustain very much financial risk, and land
development is inherently a high risk business. The political cost of any sizable
financial loss would be considerable regardless of previously accumulated financial

gain.

o An experienced and high quality developer can attract more substantial and better
paying tenants to the property through contacts, creative planning, and marketing

savvy.

» Because a private development entity is not constrained by formal bidding
procedures and prevailing wage requirements as the City would be, it can most

likely build capital improvements at lower cost.

While we believe a private developer will be able to bring more value to the property,
there is no guarantee that the any portion of that value increment will accrue to the City. To
realize some portion of the added value a déveloper is able to bring, the City needs to first
market the opportunity aggressively to a number of highly qualified developers and to then
negotiate skillfully with the selected deve-loper: ' |

Possible Financial Return of Master Lease

In a long term lease to a master developer, the City should be able génerate income in
excess of currently levels or reduce cost obligations in four ways: '

e ‘Based upon an estimated asset value of $10.45 million and an annual lease factor in
the 8.0 to 8.5 percent range, the annual rental income could jump to the $836,800
to $889,100 range. The is well above the current $481,200.

Economics Research Associates g
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onsumer price index {CPI).

o The success of these negotiations will depand upon the strength of the real estate
market as reflected by the intensity of developer interest. Since the negotiations
will be committing this propesty to a developer for probably 50 years, it is in the
City’s interest to solicit developers when the marke! iz “hot” rather than in the
depth of a recession. With steady recovery of the California economy, demand for
the very limited supply of commercial and iﬂdusﬁrﬂdpm@e:y in Santa Barbara
should be stronger in the next two years {1996 and 1997) than it has been during

ihe past several years.
RECOMMENDED APPROACH

The Phasing of Infrastructure Consiriction

For the infrastructure improvements which neads to be buili, ERA suggests a phasing

approach which does the following:
o First, construct the roadways which are essential 1o facilitate land development.
o Second, build the improvements which can be funded by FAA grants.

o> Third, build the improvemnents which have the greatest visual impact from Hollister
Avenue. The objective in this step is 1o enhance the marketability of the property.

Economics Research Associares 2



» Fourth, build the remaining improvements as is essential for public safety and for
the marketability of the interior parcels.

For example, the relocation and reconstruction of Kiester Place should not be
undertaken simply to conform 1o the Plan but should be under taken to accommodate specific

tenant needs.

Southside

It is ERA’s view that the public improvéments for the intersections along Hollister and

for the streets and alleys south of Hollister should be viewed as traditional municipal capital

improvements and be built as such. ERA, however, recommends against thé demolition of

rent-producing buildings, which do not conform to the Specific Plan, until actual demand for

aviation-related uses materializes for the property occupied by these buildings. If the

buildings are demolished first and demand for aviation uses do notvmaterialize, then the
Airport Department would have sustained a revenue loss for no reason.

~ Northside

_ There is an opportunity for the City to both increase its real estate lease income and/or
reduce its capital improvement cost obligation on the north side by master leasing property to
a developer on a long-term basis. This opportunity exists because most of the tenants on this
property are on a month-to-month lease, and the property is relatively under utilized. In order
to realize this opportunity, ERA recommends that the City of Santa Barbara pursue the
following course of action: '

s Secure an appraisal of the property intended for master lease assuming both “as is”
condition and condition after the Specific Plan improvements are built. This
provides the City with the benchmarks necessary for negotiations with the selected
developer.

s Prepare a marketing package for this acreage describing its location and other
advantages, the capital improvements which the City intends to construct, status of
current leases and opportunities for developer to convert current tenants to longer
term leases or to receive other tenants relocating from the south side.

¢ Send a request for developer qualifications (RFQ) along with the marketing
package to a large number of reputable developers.

Economics Research Associgres i0
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o

ERA. is of the opinion that for the 45 acres free of longer term lease obligations on the
north side, a master lease of a poition of this property to 2 developer provides the City
Alrport Department with the potential to increzse income and/or reduce capital improvement
cost obligation. The City of Santz Barbara has the opportunity to earn a poriion of this value
increase through a}ggressiv& marketing o reputable developers and skillfial negotiaticns with

the selected developer.
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City Council Resolutions Adopting the Afrport Industrial Specific Plan

No. 97-132
No. 98-114



WIIEREAS, the Planning Commission has held the required noticed public hearing and

took public input on an application io adopt the Specific Plan Economic Development Alternative
and related Airport Zoning Ordinance Amendments, Local Coastal Program Amendments and Gene-
ral Plan Map Amendments and the Applicants were present; and

WHEREAS, the Airport Commission, on a 7-0 decision, voted to recommend o the
Planning Commission and City Council that the Alrpert Indusirial Area Specific Plan Economic
Development Alternative and related actions be approved with amendments; and

WHEREAS, the Planning Commission, on a 7-0 decision, voted to recommend o ihe
City Council that the Alrport Industrial Area Specific Plan Heonomic Development Alternative and
related actions be approved with amendments; and

WHEREAS, on September 16, 1997, the City Council set a date for a public hearing
on the Specific Plan and related actions; and

WHEREAS, on September 16, 1997, the Council Ordinance Commiiiee reviewed the
proposed Alrport Zoning Ordinance Amendments necessary o carry out the Alrport Specific Plan
and, on a 3-0 decision, recommended to the City Council that the ordinance be approved; and

WHEREAS, on September 23, 1997, the City Council introduced the Airport Zoning
Ordinance Amendments necessary to carty out the subject Specific Plan; and

WHEREAS, on Cctober 7, 1997, the City Council held a properly noticed public hezar-
ing in order to hear public input on the subject Specific Plan and related actions;

MNOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Santa
Barbara approves the Ailrport Indusirial Area Specific Plan Economic Development Alternative (Mo.
6} shown in Exhibit 1 and as amended by the Planning Commission and the Airport Land Use Com-
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mission, the Local Coastal Program Amendments shown in Exhibit 2 and the General Plan Map
Amendment shown in Exhibit 3, making the following findings and determinations:

A. Environmental Findings:

1.

The City Council has read and considered the Airport Industrial Area Specific Plan
Environmental Impact Report/Environmental Assessment (EIR/EA) (ENV93-0137) and
the August 29, 1997 Addendum and has determined that the Final EIR/EA has been
completed in compliance with the California Environmental Quality Act and Guidelines
and reflects the independent judgement of the City.

The Airport Industrial Area Specific Plan EIR/EA identifies significant unavoidable
traffic, air quality and solid waste impacts. While mitigation measures have been re-
quired, no feasible mitigation measures have been identified which could reduce these
impacts to a less than significant level.

Changes and/or alterations have been required in, or incorporated into, the Plan which
avoid or substantially lessen the following significant effects identified in the EIR/EA:
construction-related air quality, hazardous materials, water quality, cultural resources
(archaeologic and historic resources), biotic communities, wetlands and ground trans-
portation (U.S. 101 SB Ramps/Los Carneros Rd. only) impacts, as follows:

a. Construction-related air quality impacts will be mitigated by the inclusion of ap-
propriate dust control measures on all grading and building plans.

b. Hazardous materials impacts will be mitigated by the preparation and implementa-

tion of a Construction Contingency Plan including provisions outlined in the
EIR/EA.

¢. Water quality impacts will be mitigated by the preparation and implementation of a
Drainage and Erosion Control Plan for each project which requires grading, in-
cluding provisions outlined in the EIR/EA.

d. Cultural resources impacts on archaeological resources will be mitigated by requir-
ing that all ground disturbances which occur in the high and moderate Prehistoric
and Historic Native American sensitivity zones be subject to preparation of a Phase
1 archaeological study, including trenching, prior to construction and those in the
low sensitivity zone be subject to preparation of a Phase 1 surface survey, consis-
tent with City Master Environmental Assessment Cultural Resources Section and
the Phase 1 Archaeological Assessment, Santa Barbara Municipal Airport, pre-
pared by Snethkamp & Associates, August 1993, If determined to be necessary by
the Phase 1 study, additional Phase 2 and 3 studies shall be carried out and imple-
mented.

e. Cultural resources impacts on historic resources will be mitigated by the documen-
tation of all buildings eligible for Structure of Merit designation by a qualified

Page 2 of 27
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Weilands impacts will be further mitigated by the inclusion of a policy in the Spe-
cific Plan which is consistent with the Airport and Goleta Slough component of the
Local Coastal Plan Policy C-4 which requires a 100 foot setback from wetlands in
the Coastal Zone, except when determined necessary for human health and safety
or the protection of the wetlands themselves. The policy further stipulates that on-
.y compatible land uses shall be allowed within the 100 foot setback, sxcept for ex-
isting faciliiies necessary for Airport operation and that native vegetation shall be
planied and maintained within the setback whenever feasible.

Traffic impacts at the U.5. 101 Southbound Ramps/Los Carneros Road iniersection
would be mitigaied by the payment of traffic impact fees 1o the County in order o
assist in the funding of improvemenis at the intersection necessary to mitigaie pro-
ject-specific and cumulative impacis at this intersection.

Specific economic, social or other considerations make infeasible the project alterna-
tives identified in the Final EIR/EA for the following reasons:

2

(]

The Reduced Size Aliernaiives will mot meet the objectives of the Ajrport to pro-
vide revenues necessary o support Airline Terminal and Runway safety improve-
ments and ongoing operation and maintenance, nor will they meet the City’s goal
of atiracting high tech economic development businesses to the South Coast.

The Environmentally Superior Alternative (the Specific P an) will not provide as
mich revenue to the Airport as would the Economic Development Alternative for
the purpose of supporting Airline Terminal and Runway safety improvements or
ongoing operation and maintenance of the Alrport.

=]
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onmentally Superior Alternative will not provide for the 30,000 square
nomic Devp‘ﬂopmhm Alternative which is intended to replace lost jobs and
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to provide more economic diversity through the provision of higher paying jobs in
high technology and related industries.

d. The Economic Development Alternative will provide greater tax revenues to both
the City and the County than will the Environmentally Superior Aliernative.

B. Statement of Overriding Considerations

The Planning Commission has balanced the benefits of the Specific Plan Economic Devel-
opment Alternative against the unavoidable environmental impacts and has concluded that
the benefits of the Plan outweigh the significant solid waste, air quality and traffic (Fair-
view Avenue/Hollister Avenue intersection) impacts sufficiently to justify approval of the
Specific Plan Economic Development Alternative. The Planning Commission makes the
following Statements of Overriding Considerations which support approval of the Specific
Plan Economic Development Alternative notwithstanding the identified impacts that are not
mitigated to a level of insignificance:

1.

The lease revenues generated by the development of the Specific Plan Economic Devel-
opment Alternative will assist the Airport in maintaining and operating the Airport as a
self supporting entity, including the needed expansion of the Airline Terminal and as-
sociated improvements and the construction of the Runway 7/25 Safety Areas necessary
to meet Federal Aviation Administration requirements.

The Specific Plan Economic Development Alternative will provide economic develop-
ment for the South. Coast consistent with the City’s Economic Development Plan and
Implementation Program (EDPIP) and will further result in the creation of needed
highly paid employment.

The Economic Community Project and the EDPIP call for encouragement of new high
technology business, especially in the business clusters of software development, medi-
cal biotechnology and telecommunications. Approval of the Economic Development

Alternative will allow the City to pursue development of such uses in the Airport area.

As part of the Specific Plan Economic Development Alternative, the City will provide
$240,000 to offset its impacts on air quality on the South Coast. In addition, the devel-
opment generated by the Specific Plan Economic Development Alternative is consistent
with the amount of development projected as part of the 1996 Clean Air Plan.

The Specific Plan includes a new Policy SW1 and related Actions which require that
new construction and major remodelling projects develop and implement a solid waste
management plan, subject to review by the County Public Works Department Solid
Waste Division. It also requires that developers contract with disposal companies that
recycle construction and demolition debris and that the Airport educate its employees
and tenants to reduce waste. However, the impacts on solid waste will remain una-
voidably significant. At the same time, the Santa Barbara County Public Works De-
partment Solid Waste Division continues to develop methods to reduce the waste
stream, works with haulers to find additional methods for such reductions and is pursu-
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Chapier 2 of Division I of Title 7 of the Californ Zoning Law {Govern-

ment Code Sections 65450 through 65457).
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The Specific Plan Economic Development Alternative is consistent with both the Gen-
eral Plan and Local Coastal Plan in that the General Plan Map will be amended io rei-
lected the changes in land use designation on the north side of Hollisier Avenue includ-
ed in the Specific Plan and thai the Local Coastal Plan will be amended to incorporate
the adopted Specific Plan and make other changes for consisiency purposes.

With respect to Section 1507 of the City Charter, the Specific Plan Economic Develop-
ment Alternative, with the proposed mitigations, policies and aciions, does not allow
the development to exceed air quality, traffic, water or wasiewater treatment capacity
in the City. Although there will be significant unavoidable impacts on solid wasie, the
City has 0o control over the development of landfill facilities. However, the County
has started preparation of an EIR for expansion of the Tajiguas Canyon landfill and
continues to work with the cities and waste haulers to further reduce solid waste. The
City of Sania Barbara is presently working with Browning-Feiris Industries to further
encourage waste recycling, reuse and reduction through education and changes in haul-
age methods.

With respect to Section 1508 of the City Charter, the Specific Plan Economic Develop-
ment Alternative, with the proposed mitigations, policies and actions, is consistent with
this Section because the square footage proposed in Specific Plan Economic Develop-
ment Alternative would be within the 3,000,000 square foot cap for nonresidential con-
struction. In addition, Section 1508 will be met because the waier demand generated
by the development of the Specific Plan area could be met without impacts on the City
water resources. Also, the City has many programs which promote the development of
atfordable housing in the City, as does the County, snd a policy has been included in
the Specific Plan which requires this area io participate in any future programs which
require Cliy-wide participation; therefore, there would not be a significant impact on

7
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the South Coast housing supply. Finally, the project would not result in significant ad-
verse impacts on traffic within the City.

The Specific Plan Economic Development Alternative is consistent with the provisions
of the Local Coastal Plan (LCP), including the Airport and Goleta Slough component,
the Coastal Act and all applicable guidelines, as follows:

a.

Recreation Policies 3.3 and 3.4 of the City-wide LCP will be met because some
recreational uses will be developed in the Specific Plan area (although outside of
the Coastal Zone) and because the Specific Plan includes a bikeway plan, pedestri-
an walkways and a Transportation Demand Management Plan. The Specific Plan
area within the Coastal Zone is required to be used for aviation-related uses and it
is, therefore, not appropriate to include recreational uses.

Water and Marine Environments Policy 6.1 of the City-wide LCP will be met be-
cause the Specific Plan Economic Development Alternative will have no adverse
impacts on sensitive biotic communities other than those which can be readily miti-
gated to a level of insignificance.

Water and Marine Environments Policy 6.2 of the City-wide LCP will be met be-
cause all relevant laws protecting marine resources, maintaining optimum popula-
tions of marine organisms and maintaining the quality of the marine environment
for the protection of human health will be supported and enforcement encouraged.
The Specific Plan includes policies and actions that will minimize erosion and silta--
tion that could affect the Goleta Slough and marine resources at the mouth of the
Slough.

Water and Marine Environments Policy 6.8 of the City-wide LCP will be met be-
cause Specific Plan development would have no impacts on Coastal creeks that
could not be mitigated to less than significance and the City will continue to parti-
cipate in and support the goals of the Goleta Slough Management Committee.

Water and Marine Environments Policy 6.10 of the City-wide LCP will be met be-
cause setbacks from the top of creek banks will be required for all development.

Visual Quality Policy 9.1 of the City-wide LCP will be met because existing views
to, from and along the coast would not be substantially altered by development of
the Specific Plan Economic Development Alternative. Moreover, all new develop-
ment would be required to include landscaping and additional Urban Design Guide-
lines will be established as part of the Specific Plan.

Visual Quality Policy 9.3 of the City-wide LCP will be met because the Specific
Plan Economic Development Alternative requires that all new development must
include the undergrounding of utility lines and includes an action to set up a prog-
ram to finance the undergrounding of utilities in areas of the Specific Plan that will
not be subject to new development.
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Envjiromneﬂ?[awy‘ Sensitive Habitats Policy C-9 of the Airport and Goieta Slough

LCP will be mei because no dew opment will be approved within wetland areas

Wuhm the Specific Plan area and any impacts toc adjacent wetland areas would be
required to be mitigated.

[ @"
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Visual Quality Policy E-1 of the Airport and Goleta Slough LCP will be met be-
cause the existing Airport design gmd@ ines will be modified and strengthened as
pari of the Specific Plan.

Public Resources Policy G-1 of the Adrport and Goleta Slough LCP will be met be-
cause adequate water, wastewater and parking are available 1o meet the neecs of
the proposed development and because unavoidable solid waste impacis will be
mitigated to the degree feasible for the Specific Plan area. IHowever, there Is ina-
dequate traffic circulation at the Fairview/Hollister intersection for the long-term
because of this Specific Plan and a significant amount of square footage and resi-
dential consiruction proposed in the unincorporated area of Goleta. This intersec-
fion is not in the City’s control and, although ot required, the City has agreed to
pay traffic fees to the County which will assist in mmmz:zng its impact on this
intersection.

Land Use Policy H-1 of the Airport and Goleta Slough LCP will be met because,
even though some wetland areas fail within the Major Public and Institutional Land
Use designation, the Specific Plan will not result in adverse impacts on wetland
habitats in the Goleta Slough ecosysiem because of mitigation measures contained
in the EIR/EA which would be imposed on any developiment project waich might
result in impacts on such habitags.

California Coasial Act Section 30230 - Marine Envirconment - will be me: because
the mitigation measures included in the hazardous materials, water quality, biclogi-
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cal resources and wetlands sections of the EIR/EA have been incorporated into the
Specific Plan and would protect the marine resources of Goleta Siough.

p. California Coastal Act Section 30231 - Marine Environment - will be met because
the mitigation measures included in the hazardous materials, water quality, biologi-
cal resources and wetlands sections of the EIR/EA have been incorporated into the
Specific Plan and would protect the resources of Goleta Slough.

q. California Coastal Act Section 30232 - Marine Environment - will be met because
the mitigation measures included in the hazardous materials and water quality sec-
tions of the EIR/EA have been incorporated into the Specific Plan and would pro-
vide adequate protection from spillage of hazardous materials.

r. California Coastal Act Section 30240 - Land Resources - will be met because the
mitigation measures included in the hazardous materials, water quality, biological
resources and wetlands sections of the EIR/EA have been incorporated into the
Specific Plan and would protect environmentally sensitive habitat areas within and
adjacent to the Specific Plan area. -

s. California Coastal Act Section 30244 - Land Resources - will be met because the
mitigation measures included in the cultural resources section of the EIR/EA have
been incorporated into the Specific Plan and would protect such resources.

t. California Coastal Act Section 30251 - Development - will be met because devel-
opment of the Specific Plan area will not substantially affect views of scenic coas-
tal areas. In addition, urban design and other policies have been included which
will improve the visual appearance of the Specific Plan area.

u. California Coastal Act Section 30252 - Development - will be met because devel-
opment of the Specific Plan will not restrict access to the coast, sidewalks and bi-
cycle paths will be provided as part of the Specific Plan and the use of public tran-
sit and other alternate transportation modes is encouraged.

v. California Coastal Act Section 30253 - Development - will be met because standard
construction practices will minimize potential geologic and fire hazards, all new
development will be required to meet flood requirements and habitable develop-
ment is prohibited in floodways, all requirements of the Santa Barbara Air Pollu-
tion Control District have been incorporated into required mitigation measures and
energy consumption and vehicle miles travelled will be reduced by the mitigation
measures and policies incorporated in the Specific Plan which encourage the use of
alternate transportation modes.

6. The Specific Plan Economic Development Alternative is consistent with the policies of
the General Plan, as follows:
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Plan, including Policies V1, V2, V4, V5, V&

Land Use Element Policy 3.3 will be met because the City will continue o encour-
age and promete economic developmeni of minority businesses at the Alrport as it
does throughout the City.

Land Use Element Policy 2.4 will be met because a Market Flan was prepared as
part of the development of the Specific Plan which viewed the Airport in the con-
text of a regional economy. In addition, Specific Plan policies were developed in
order to enhance the project’s relationship to the surrounding region in terms of
business development, aesthetics and iransportation, including policies V1, V2,
V3, V4, V5, V7, V3, V9, V11 and SAlL.

Land Use Element Policy 5.1 will be mel because the Specific Plan provides for
the special area study caM\;d_ f@r at the Alrport as pari of this policy.

Conservation Element Cultural Resources Policy 1.0 will be met because archaeo-
logical analysis and mitigation wili be required for any development within the
Specific Plan area which has the potential to result in impacts on such resources.
Finally, any buildings which are eligible for designation as City Structures of Merit
will be properly documented prior to demolition and a policy has been incorporated
into the plan that encourages the adaptive reuse of such buildings.

Conservation Element Cultural Rescurces Policy 2.0 will be met because the itwc
original hangars which are eligible for designation as City Landmarks will not be
affected by development proposed in the Specific Plan.

Conservation. Element Cultural Resources Policy 4.0 will be met because the re-
quirements and restrictions of the Historic Landmarks Commission (formerly
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known as the Landmarks Committee) and the Architectural Board of Review have
been incorporated into the Specific Plan.

Conservation Element Visual Resource Policy 1.0 will be met because the Specific
Plan area has already been largely developed and mitigations related to biological
resources, wetlands, water quality and hazardous materials impacts have been in-
corporated into the Specific Plan. This includes the imposition of a 100 foot set-
back requirement from wetlands and creeks and a requirement that native landsca-
ping be provided along creek banks. These provisions will protect creeks and ri-
parian habitats from degradation.

Conservation Element Biological Resources Policy 3.0 will be met because the po-
tential for short-term construction impacts on local creeks which drain into Goleta
Slough will be mitigated through the preparation and implementation of a Drainage
and Erosion Control Plan for each project which involves grading and/or construc-
tion.

Conservation Element Biological Resources Policy 5.0 will be met because no rare
or endangered species are found within the Specific Plan area.

Conservation Element Drainage and Flood Control Policy 1.0 will be met because
the City will continue to participate in the Federal Flood Insurance Program and
development will occur consistent with City and County Flood Control regulations.

Conservation Element Air Quality Policy 1.0 will be met because the Specific Plan
includes policies that support the use of alternate transportation modes including
policies V11, AM1, AM2 and BP1, with the intent of decreasing single occupant
automobile trips.

Conservation Element Air Quality Policy 2.0 will be met because the Specific Plan
includes a plan for bikeways along with Policy BP1, which supports improved bi-
cycle circulation in the Plan area.

Conservation Element Air Quality Policy 3.0 will be met because the Specific Plan
includes policies which support carpooling and the use of alternative modes of tran-
sportation as outlined in Air Quality Policies 1.0 and 2.0 above.

Conservation Element Air Quality Policy 4.0 will be met because industries that
cause significant pollution are prohibited and the Airport has agreed to provide
$240,000 to the Santa Barbara County Air Pollution Control District to be used for
air pollution emission reduction programs.

Seismic Safety/Safety Element policies will be met because there are no significant
geologic impacts and individual projects will require site-specific soils and geolo-
gic analyses, the recommendations of which would be incorporated into building
design.
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Interim Circulation Element Street Circulation System Policy 1.6 will be met be-
cause the Specific Plan includes Policies and Actions which are intended to im-
prove the appearance of Hollister Avenue and other sireets in the Specific Plan
area.

Interim Circulation Element Sireet Circulation System Policy 1.9 will be met be-
cause the Specific Plan includes Policies and Actions that call for cooperation with
the Santa Barbara Meiropelitan Transit District (MTD), the County, Santa Barbara
County Association of Governmenis, Callrans and Amirak regarding mitigation of
significant impacts and expansion of the use of aliernate modes of transportation.

Interim Circulation Element Parking Policy 2.1 will be met because new develop-
ment will be required to meet parking demand and updated parking requirements
are included in both the Specific Plan and the sccompanying Zoning Ordinance
Amendments.

Interim Circulation Element Alternative Transportation Policy 3.1 will be mei be-
cause the Specific Plan includes 3 plan for bikeways along with Policy BP1, which
supports improved bicycle circulation in the Plan area.

Interim Circulation Element Aliernative Transportation Policy 3.2 will be met be-
cause the Specific Plan includes improved pedesirian access to the Specific Plan
area which will aiso include, by law, improved access for the disabled.

Interitn Circulation Element Alternative Transportation Policy 3.3 will be met be-
cause the Specific Plan includes Policies AM1 and AMZ which encourage coopera-
tien with MTD and other agencies {0 provide alternate modes of transportation.



ac.

ad.

Interim Circulation Element Alternative Transportation Policy 3.4 will be met be-
cause the Specific Plan includes policies that support the use of alternate transpoi-
tation modes including policies V11, AM1, AM2 and BP1, with the intent of de-
creasing single occupant automobile trips.

Interim Circulation Element Alternative Transportation Policy 3.5 will be met be-
cause the Specific Plan includes Policies AM1 and AM2 which encourage coopera-
tion with MTD and other agencies to provide alternate modes of transportation.

The following findings are related to the Draft Circulation Element. Although this Element
has not yet been adopted, it is under consideration by the City Planning Commission and
Council and includes Goals, Policies and Implementing Strategies that are relevant to the
Airport Master Plan. This Draft Circulation Element is expected to be adopted in
Fall/Winter 1997. It is quite conceivable that some of the goals and policies will change in
the process.

a€.

af.

ag.

ah.

ai.

aj.

The Draft Circulation Element Comprehensive Goal and Vision Statement will be
met because alternate modes of transportation will be fully available in the Specific
Plan area as well between the area and other areas in the South Coast.

Draft Circulation Element Economic Vitality Goal 1 and Policy 1.1 will be met be-
cause a wide range of alternate and standard modes of transportation will be availa-
ble with the development of the Specific Plan area, including access and parking
through the provision of adeguate parking, improvements to pedestrian, bicycle and
transit access and improvements to the internal street system which will enhance
the delivery of goods and services. '

Draft Circulation Element Equality of Convenience Goal 2 and Policy 2.1 will be
met because improved transit stops will be provided, shuttle or similar service will
be provided, pedestrian and bicycle access will be improved, an Amtrak station is
proposed outside the northwest corner of the Plan area, parking supply will be
managed in such a way as to provide adequate parking without providing excessive
parking and the City and Airport will continue to work with other local, regional,
state and federal agencies to improve service for alternate modes of transportation.

Draft Circulation Element Transit Goal 3 and Policies 3.1, 3.2, 3.3, 3.4 and 3.5
will be met because the Specific Plan includes policies that call for cooperation
with the County and Amtrak in the development of the new Amtrak Station outside
the northwest corner of the Specific Plan area and coordination with the MTD to
provide appropriate bus stop facilities and other services in the Specific Plan area.

Draft Circulation Element Bicycling Goal 4 and Policy 4.2 will be met because the
Specific Plan includes a bikeway plan that will improve bicycle access to the Speci-
fic Plan and will coordinate with the Santa Barbara County Bikeway Master Plan.

Draft Circulation Element Walking Goal 5 and Policies 5.2, 5.4 and 5.5 because
the Specific Plan includes improvements to pedestrian access within the Plan area
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to improve transportation to and from the Airport. In particular, the City is paving
County Goleia Valley Traffic Impact fees to help fund necessary traffic improve-
ments to the area, including the South Kellogg Avenue extension and other road
mmprovements and the development of bicycle and pedestrian paths paraliel to Hol-
lisier and Fairview Avemues.

Draft Circulation Element Parking Citywide Goal 15 and Policies 15.2 and 15.4
will be met because Specific Plan Pelicies P1 and P2 provide for adecuate parking
while encouraging the use of aliernate transportation modes, encourage the use of
shared parking by complementary uses and amends the Alrport Zoning Crdinance
to reduce the amount of parking reguired by the Ordinance for most uses.

Draft Circulation Element Other Transportation Facilitics Goal 16 and Policy 16.2
will be met because the Specific Plan addresses circulation issues associated with
this area on the north side of the Alrport.

The Specific Plan Economic Development Alternative is consistent with the Santa Bar-
bara County Alrport Land Use Plan as outlined below:

o
a.

Adrport Land Use Plan Alrport Height Restriction Policy will be met because Zon-
ing Ordinance Amendments included as part of the Specific Plan require that height
restrictions set by the Federal Aviation Administration Federal Aviation Regula-
tions {(FAR) Part 77 will not be exceeded. In addition, the Alrport Land Use Com-
mission will review all projects in the project area and determine whether or not
height restrictions are exceeded.

Airp@mt Land Use Plan Airport Safety Policy will be met because no new uses will
be allowed which conflict with said policy. Inm addition, the Specific Plan includes

T
o]
G
T
w
Q
i
W]
wd



ldnguage that encourages the relocation of the auto dealer buildings out of the
Clear Zone in order to reduce the existing nonconformity with this zone.

¢. Airport Land Use Plan Airport Noise Policy will be met because no institutional or
residential land uses will be allowed in the Specific Plan area.

8. The Specific Plan Economic Development Alternative is consistent with the Airport
Goals adopted by City Council on November 20, 1990, as outlined below:

a. Policies 1A and 1B will be met because a diversity of air transportation services
will be provided be requiring that a priority be given to Airport-related services on
the south side of Hollister Avenue.

b. Goal 2 and Policies 2A and 2B will be met because environmental effects on the
Goleta Slough will be considered prior to approval of any new development that
has the potential to affect the slough, including consultation with the Goleta Slough
Management Comumittee.

c. Goal 3 and Policy 3A will be met because the Specific Plan Economic Develop-
ment Alternative sets out a program for development that will enhance the South
Coast economy while maintaining the Airport’s economic self-sufficiency through
the provision of greater revenues which will allow for Airport to provide for ongo-
ing operation and maintenance funds, as well as funding to provide for needed Air-
line Terminal expansion and runway safety improvements. In addition, a Specific
Plan and related Zoning Ordinance amendments have been prepared which set clear
guidelines for future use of the areas zoned A-C, A-I and A-F.

d. Goal 4 and Policy 4B (Policy 4A does not apply to the Specific Plan) are met be-
cause the City has coordinated its planning with the community, the County of
Santa Barbara and UCSB by: (1) preparing and distributing the "The Guide: An
Overview of the Santa Barbara Airport Master Plan Process;" (2) holding inter-
views with "stakeholders" in the Airport, including members of the County Board
of Supervisors and County staff, representatives of the University of California at
Santa Barbara faculty, staff and students, members of City Council, the City Air-
port Commission, representatives of community, business and environmertal
groups and others; (3) holding three community meetings to gather input from the
public in Goleta; (4) holding periodic meetings with representatives of the County
Board of Supervisors and the County Departments of Public Works and Planning
and Development, UCSB, the Santa Barbara County Association of Government
and City Council to discuss progress and receive input; (3) negotiating with the
County to pay traffic fees to mitigate the Specific Plan’s impacts on County inter-
sections; and (6) inclusion of County and UCSB policy analysis in the EIR/EA.

D). Local Coastal Plan Amendment

1. 'This Specific Plan Amendment also constitutes an amendment to the Local Coastal
Program. It is an amendment to the Implementation Component of the Program. This
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EXHIBIT 1

RESOLUTION NO. 97-132

AIRPORT INDUSTRIAL AREA
SPECIFIC PLAN (NO.6)

(as amended by City Council)

NOTE : Official copy of Exhibit 1 is on file in the office of
the City Clerk, City of Santa Barbara, CA. in
File No. 560.09.14 AIRPORT SPECIFIC PLAN

This document is available at the following locations:

Planning Division
Community Development Department
City of Santa Barbara
630 Garden Street
Santa Barbara, CA 93101

Airport Department
City of Santa Barbara
601 Norman Firestone Road
Goleta, CA 93117

City Clerk’s Office
City of Santa Barbara
730 Anacapa Street
Santa Barbara, CA 93101
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"XHIBIT 2
ASOLUTION NO. 97-132

{

Airport LCP Amendments
October 7, 1997 Page 1

AIRPORT AND GOLETA SLOUGH LOCAL COASTAL PLAN

PROPOSED AMENDMENTS RELATED TO THE
AIRPORT INDUSTRIAL AREA SPECIFIC PLAN

These proposed amendments are primarily focused on changes resulting from the pro-
posed Airport Industrial Area Spec1f1c Plan. Additional changes will be necessary
when the Aviation Facilities Plan is completed including updated information on pre-
sent and projected Airport operations and development, proposed zone changes and
other issues. Changes are referenced to the pages involved and, where appropriate,
changes are shown in steikeout and underline.

Pages 3-11A and 3-11B

Delete these pages and replace with the Existing Conditions map from the Goleta
Slough Ecosystem Management Plan.

Page 3-15

Delete the Tidewater Goby from this list of fish found in Goleta Slough. Its inclusion
is apparently an error. There is no record of any sightings of this fish in the Goleta
Slough in the last several years.

Page 3-16

Add between Mammals and Invertebrates:

Reptiles and Amphibians

The Red-legged frog has recently been listed as an endangered species under the Feder-
al Endangered Species Act. There are no recent records of sightings within Goleta
Slough or its tributary creeks. However, suitable habitat exists in the area.

Page 3-25

Policy C-4

Amend as follows:
A buffer strip a minimum of 100 feet in width shall be malintamed in a natural
condition along the periphery of th@ Wetland commumncsm based on the most

currently accepted delineation, asidentifiedeonthe-hab map and which in-
clude open water, coastal salt marsh, salt ﬂafm? seﬁlmmﬂl W@tﬂgmd meadow, ripari-
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NEW DEVELOPMENT

INTRODUCTION
There are four policies found in the Coastal Act which are sp@c?ﬁcaﬂy directed at the
process of locating and planning new development. Th ese sections ares 30250(a),

1«
30252, 30253(3) and (4} annd 30255.

In summary, these policies state: (1) development should be located in or near existing
developed areas; (2) access should b@ maintained by providing better parking, transit
ete.; (3) development should be releeated correlated to local and on-site recreation so as
not to overload coastal recreation areas; (4) minimize energy consumption znd vehicle
miles traveleds; and (5) give priority to coastal dependent development.

If the Slough is to remain a wetland habitat, no further dwdﬁp”nmt cann take place
within the Slough. The possibility for new development at the Aurp@ vt exists only in
the vicinity of the presently d@vd@ped portions of the Airport, to the north and east
of the Slough. Plans for further Alrport d@V@E@ment to accommodate increasing user
demand are presently underway. These plans consist of either expanding the present
terminal building or relocating the passenger terminal facilities along Hollister Ave-
aue,

The Alrport is located within an urban area; Any future Airport development will be
located near existing development and is the r@n@r@ consistent with the Coastal Act. In-
fill development would be conducive to encouraging the use of public transit, as major
public transportation routes now service the arcas of possible future development,
However, pmbl@m@ with new development do exist in the-expansion-of-waterand
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Airport LCP Amendments
October 7, 1997 Page 3

wastewater—services; public view protection, provision of visitor serving facilities, ade-
quate circulation and parking and development directly adjacent to a sensitive habitat.
This section will evaluate new development in the Airport by the following analysis:

(1)  General comparison of zoning, General Plan, Redevelopment Plan, existing land
use; and other existing policies.

(2)  Potential development under existing zoning.

(3)  Major coastal issues within the component.

(4) Recommended LCP land use.

(5)  Constraints on development.

COMPONENT 9: AIRPORT AND GOLETA SLOUGH
Existing Plans and Land Uses

Zoning

The Airport zoning ordinance divides the Airport-Slough into four zones. These are
defined by Title 29 of the Municipal Code, and summarized below:

A-A-P: Airport Approach and Primary Surface - Area of airplane operations (runways,
clear zones, etc.) intended for use as open areas; some agricultural uses allowed; heights
limited.

A-F: Airport Facilities - Area in immediate vicinity of flight activities; intended for
uses which are an integral and necessary part of aircraft and airport related activities;
uses not related to aircraft and/or airport activities are excluded; height limit is 45
feet; the portion of the A-F zone designated "Slough" on the Airport Zoning Map is
identified as a natural preserve and no use can be allowed except that which would
preserve the wetland as a wildlife area.

A-C: Airport Commercial - Area for low intensity commercial operations, (e.g., admin-
istrative centers, research and development, general offices, recreation, etc.); general re-
tail and residential uses are specifically prohibited; uses not specifically prohibited can
be allowed if they meet performance and development standards; height limit 45 feet.
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nrehensiy

which is not used for z _r ort functions, Three principles
development of the comprehensive airport plans

(1)  Noise, air polluticn: and cther adverse environmental impacts are to be reduced
and restricted to minimum levels,
(2)  Future use should be of low intensity,

(3

Land Use

All Planning efforts should be coordinated with the County.

S

The passenger terminal and accessory facilities, zoned A-F, are located in the souiheast
auadr@n @f the Airport. This area is approximately 40 acres in size and has a motel

and restaurant located on it. Other alr/flight related uses in this section are private
aircraft parking and a flight school eperation.

The northeast quadrant of the Alrport consists primarily of buildings constructed dur-
ing World War II, a majority of which are leased on 2 month to month basis. Some of
the uses in this area are not consistent with the A-F zone designation. The Airport ad-
ministrative offices are located in this arez.

The northwest section of the Airport, approximately 100 acres, is a combination of the
A-F and A-C zone; 35 percent of this area is developed and leased to private business.
The uses include Airport related activities, commercial facilitiesy and research and man-
ufacturing operations. Les Carneros and Tecolotito Creeks join to form the main
channel draining into the Slough in the western portion of the northwest quadrant,
The Alr Traffic Conirol Tower and the Flight Service facility are located in this sec-
Lo,
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Airport LCP Amendments
QOctober 7, 1997 Page 5

The Slough, greater than 200 acres in size, is located primarily in the south and west
portions of the City owned property. According to Section 29.15.105 of the Airport
Zoning Ordinance, no development is allowed within the Slough except that which is
designed to maintain the Slough as a natural preserve. The numerous archaeological
sites identified adjacent to the Slough are located in this region.

Potential Development - Airport Master Plan

The City of Santa Barbara presently is in the process of developing an Aviation Facili-
ties Master Plan for the future development of the Airport. The objective of the Santa
Barbara Municipal Airport Master Aviation Facilities Plan Study was to formulate a
plan which will guide the coordinated development of Airport facilities over a 20 15
year planning period. The Master Aviation Facilities Plan, in its draft form, has-been

oY o-retect-only P
1990-instead-of-the-year-2000-and has been declared a project fo

ronmental Review.

r the purpses of Envi--

The ten 15 year Plan includeds proposals for development which would accommodate
an increase in airline passenger demand, an increase in general aviation facilities and
improved runway safety features.

Portions of the draft Master Aviation Facilities Plan are in conflict with the wetland
habitats identified in the habitat mapping included in this Land Use Plan. This Plan
will provide parameters for evaluating and locating future development at the Airport
as suggested in the draft Master Aviation Facilities Plan,

Access

Primary access to the terminal area is accomplished via U. S. 101, Ward Memorial; and
[ames Fowler Street Road. A secondary access routing is also possible via Hollister and
Fairview Avenues. It is important to note the design of the Airport access system is
intended to strongly discourage Airport ingress and egress via Fairview and Hollister
Avenues.

MAJOR COASTAL ISSUES

Major coastal issues in this component are: the preservation of the sensitive wetland
habitat and protection for the archaeological value of the Goleta Slough; the hazards
of flooding, tsunami runup, liquefaction, ground shaking, fault displacement and high
groundwater; the increasing demand on Airport access roads; and the adequacy of
parking lots, water; and wastewater facilities.
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RECOMMENDED LCP LAWD USE

]

The recommendec Land Uses for Component § of the City’s Coastal Zone are as fol-

lows (see Map):

Area Designation
Goleta Slough Area Recreational/Open Space
Airport Development Area Major Public and Institution

As described in Chapter 3, the Slough Area will be retained in an Open Space category
and use will be restricted to educational and scientific activities consistent with main-
taining the Slough’s fragile environmental nature,

Land wses within the Major Public and Institution designation will be those allowed
within the A-A-Q (Aircraft Approach and Ogerations), A-F {Airport Pa@imrﬁsw A-C
{Airport Commercial)s and A-I-1 and A-1-2 (Aupmt Industrizl 1 and 2) zoning classifi-
cations. These classifications are based on those included in the Airport Industrial
Area Specific Plan, The Ailrport Industrial Area Specific Plan covers the commercial
and industrial areas on both sides of Hollister Avenue on the north side of the Air-
port. Onlvy the area of the Specific Plan south of Hollister Avenue is within the Coas-
tal Zone and subjeci to the Local Coastal Plan. In creating the Airport Industrial Area
Specific Plan, several existing zones have been rewritten and/or renamed. Tn addition,
the A-C Zone no longer applies in the Local Coastal Plan area. The other zone
changes include the following:

A-A-O: Ajrcraft Approach and Operations - Ares used for aporoach, landing, take-off
and taxiing of aircraft. This zone is similar to the previous A-A-P (Alrport Approach
and Primary Surface) Zone. However, it has been updated to reflect changes in Feder-
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Airport LCP Amendments
Qctober 7, 1997 Page 7

al Aviation Administration terminology and agricultural uses are no longer allowed in
the zone.

A-F: Aviation Facilities - Area in the immediate vicinity of flight activities; intended
for uses which are an integral and necessary part of aviation and Airport related activi-
ties: uses not related to aviation and/or Airport activities are excluded. This zone is
similar to the previous A-F zone; however, motels and accessory uses are no longer al-
lowed. Additional aviation related uses, such as aviation equipment and accessories
sales and/ or repair, aviation storage and aviation related museums have been added to
the allowed uses in this zone. Private parking facilities would be allowed subject to
the issuance of a Conditional Use Permit. The new zone allows short term use (up to
five vears) of vacant buildings and land for non-aviation uses if such uses do not con-
flict with A-F uses, there is limited economic value if restricted to A-F uses and such
uses will not preclude the future use of the property for A-F uses. Residential uses are
prohibited except in association with a fire station. Residential uses are not allowed in
any other zone at the Airport. The uses allowed on a short term basis must be uses
that are allowed in the A-C, A-I-1 or A-I-2 zones. The boundaries of this revised zone
are substantially the same as the old A-F zone.

AI-1: Airport Industrial 1 - Area designated for light industrial and manufacturing
uses (e.c., research and development, electronic products manufacture, storage, contrac-
tors vards, lumber, sand and brick yards), subject to performance and development
standards. Open vard uses are not allowed south of Francis Botello Road. An area
west of Carneros Creek south of Hollister Avenue is also zoned for A-I-1 uses. Even
though this property is close to the flightline, it is separated from and has no access to
the flichtline because of Carneros Creek. Finally, there are a number of historic build-
ings in this and the A-I-2 Zones. While not all of these buildings can or should be
saved, an incentive which allows greater flexibility in the allowed uses for such build-
ings is included to encourage adaptive reuse of the buildings.

A-12: Airport Industrial 2 - Area designated for light industrial and manufacturing
ses and for related commercial services (e.g., branch bank, printing and photographic
shop. drv cleaning establishment, mailing service, convenience store, secretarial service,
restaurant); new and used car agencies are also allowed. This zone builds on the A-I-1
sone and applies to the area adjacent to and north of Hollister Avenue between Fred-
eric Lopez Road and La Patera Lane. It also applies to a small area south of Hollister
Avenue where there is an existing restaurant.Like the A-C zone. general commercial
retail is not allowed since these uses are available in Old Town Goleta and other near-

by areas.

In order to assure that the future development of the Airport area is accomplished
consistent with the Coastal Act policies regarding locating new development, the fol-
lowing policies shall apply.
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Fuiture development of Alrport properiv within the Airport Industrial Area

Specific Plan area shall be consistent with the policies of said Plan. That por-

tion of the Alrport Industrial Area Specific Plan which applies to property in
the Coastal Zone 1s hereby incorporated into the Local Coastal Plan as Appen-
dix G,
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EXHIBIT 3

RESOLUTION NO. 97-132

GENERAL PLAN MAP AMENDMENT
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WHEREAS, following the public hearing,
cil adopted Resolution 97-132 adopting the 1997 Airport Indus-
trial Area Specific Plan and related Local Coastal Program

Amendment contingent upon certification by the Ca71¢o rnia

Coastal Commission; and .

WHEREAS, on March 12,
proved Amendment 2~97 toe the Cit
B T

HEREAS, on July

ion

@ e
o3 g

recommended that the Council accept the modifications:

NOW, THEREFORE, BE IT RESOLVED THAT
CITY OF SANTA BARBARA:

=
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Ou

[

and

Cx

T
kN

the City Coun-

1398, the Ceoastal Commission ap-
ty of Santa Barbara Local Coasztal
Program Land Use Plan with suggested modificat

v 30, 1998, the Planning Commission re-
viewed the Coastal Commission’s suggested modifications and

CF THE

Acknowledges receipt of and accepts the California
Coastal Commission's Resolution of Certification of the Amend-
ment To the Local Coastal Program Land Use Plan and Implementsa-
tion Measures with suggested modifications related to the 1997
‘Airport Industrial Area Specific Plan. The accepted modifica=-

tions are contained in Exhibit 1.

Adopted: BSeptember 1, 1998
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' ‘ EXHIBIT 1
. _ Resolution No. 98-114
MODIFICATIONS TO THE AIRPORT INDUSTRIAL AREA SPECIFIC PLAN
AND LOCAL COASTAL  PLAN AND PROGRAM

1. Airport Industrial Area Specific Plan Biological Resources
Policy B2 is revised to read as follows:

B2: In the Coastal Zone, a buffer strip a minimum of 100
feet in width shall be maintained in a natural condition
on the periphery of all wetland communities and creeks,
based on the “Environmentally Sensitive Habitats of the
Airport and Goleta Slough Map, dated January 1998,” ex-
cept as may be necessary to provide minor improvements
for flooding and drainage control, and improvements that
would enhance protection of the wetlands or creeks while
protecting adjacent flood prone activities. Within the
Coastal Zone, existing facilities within the creek or
wetland setback necessary for Airport operations may be
retained and maintained in a normal fashion.

Qutside the Coastal Zone, new development shall not occur

’ within 100’ of U.S. Army Corps of Engineers jurisdiction-
al wetlands without a demonstration that encroachment is
necessary for the project, that wetlands within the Coas-
tal Zone will not be adversely affected and that wetland
functions and values shall not be impaired without miti-
gation. Existing facilities in the buffer outside the
Coastal Zone may be retained and maintained in a normal
fashion. Only compatible land uses shall be allowed
within the setback.

In any wetland or creek buffer, native vegetation shall
be planted and maintained wherever feasible (MM 3.16-2
and 3.16-3).

2. Airport Industrial Area Specific Plan Economic Development
Policy EDl is revised to read as follows:

ED1: Of the 240,000 net square feet allowed in the
Specific Plan area, 80,000 square feet 1s reserved for
projects which the City Council determines meet the cri-
teria for Economic Development projects as outlined in
Zoning Ordinance Section 28.87.300 and the goals of the
FEconomic Development Plan and Implementation Program and
the Economic Community Project. Within the Coastal Zone
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ition hab?tatge sxistin cilit
necessary for Alrport operations shall be retained and

maintained in a normal fashion.

Retain the existing Major Public and Institution Land Use
PFlan designation on the seven acre parcel located at the
intersection of Hollister Avenue and Los Carnercs Road.

vi
poxt and Goleta Slough Component of the Local Coastal Plan
to read as follows:

sed the Rare and Endangered Species ZSection of the Air-

Rare and Endangered Species: Serious destruction of Cal-
ifornia’s coastal wetlands has reduced the coastal zone'®
potential for sustaining healthy and varied avian com-~
munities. The loss or degradaticon of coastal habitats is
the primary cause of reduction of bird speciles leading to
their potential or realized endangerment. The importance
of identifying, protecting and preserving endangered spe-
cies is self-evident as each species (or subspecies) is
an lrreplaceable resource contributing to the varisty of
1ife forms in ways not fully understood.

The fcollowing endangered or rare bird species have been
recorded at the Goleta Slough.
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Species' Federal Designation State Designation

California Endangered Endangered
Least tern (Sterna
albifrons browni)

American Endangered Endangered
Peregrine falcon (Falco
peregrinus anatum)

California Endangered Endangered
brown pelican (Pelicanus
occidentalis californicus)

Belding's None Endangered
savannah sparrow (Passerculus
sandwichensis beldingi)

In addition, the California black rail (Laterallus jamai-
censis coturniculus), designated "rare” under State law,
and the Light-footed clapper rail (Rallus longirostris
levipes), designated as “endangered on both State and
Federal law, may have existed there formerly, but no
recent records are known.

Fish: The following species of fish have been identified
in the Slough's channels:

Topsmelt Atherinops affinis
Tidewater goby Eucyclogébius newberryi
Pacific staghorn sculpin Leptocottus armatus
Stickleback Gasterosteus aculeatus
Mosquitofish Gambusia affinis
Fathead minnow Pimephales promelas
California killifish Fundulus parvipinnis
Longjaw mudsucker Gillichthys mirabilis

Historically the Slough supported a recreational fishery
for flounder. Steelhead have been reported in Atascaderc
Creek, and it is claimed that salmon runs throughout the

Page 4 of 5



Brush rabbit

Black-tailed Jackrabkit Lepus californicus
Long~-tailed weasel Mustela frenata

Raccoon Frocycon lotor

Spotted skunk ‘ Spilogale graciles
Stripped skunk Mephitis mephitis
Virginia opossum Didelphis marsupialis
Gray fox Urocyon cinerecargenteus

Inverteorates: The water, mudflats, and marsh of the
Slough support a variety of invertebrates. Included ars
mollusks, insects and other arxthropods (i.e., organisms
of the shrimp and crab families), and annelids. The
Slough has been indicated as an irreplaceable habitat for
many species of macroinver]

3:1.:

ﬁ
m o0
o

=

jat}

Ins

0

[

]
11}
L
£
th
[y

=
1.4








