Neighborhood Conservation Workshop

Santa Monica Main
Public Library
Tuesday, June 2"
6:.30 PM—9:30 PM

The Land Use and Circulation Element (LUCE) update reflects an ongoing dialogue
with the community that has included more than a dozen well-attended workshops
over the past two years. During this time, the City has listened intently to the
community’s concerns on a variety of issues that include preserving neighborhoods,
establishing stringent requirements (public benefits) for development like open space,
affordable and workforce housing and childcare facilities; and developing effective
new tools for historic preservation and adaptive reuse.

Continuing the series of citywide community workshops, the Planning and Community
Development Department (PCD) held an evening workshop to explore the concept of
Neighborhood Conservation—a LUCE Framework approach to maintaining the quality
and character of the City’s residential neighborhoods through the exploration of new
tools and procedures.. Nearly 100 residents, property owners and members of the
business community participated, receiving information and engaging in a dialogue
about the attributes of their neighborhoods, what challenges they faced, and which
solutions might deliver the most positive outcome.

Following is a synopsis of the presentation [DOWNLOAD] and a summary of the
attributes, challenges and solutions raised by each neighborhood in group discussions.

Quick facts about Santa Monica’s Neighborhoods

e About 90% of City’s land area is
residential
= 8 incorporated neighborhood
organizations in Santa Monica
= Friends of Sunset Park
< Mid-City Neighbors
e North of Montana Assn.
* Northeast Neighbors
e Ocean Park Assn.
e Pico Neighborhood Assn.
e Wilshire Montana Assn.
e Sunset Park Associated
Neighbors



PROGRAM AGENDA

I. Welcome and Introductions
Eileen Fogarty, Director of Planning & Community Development
Daniel lacofano, Principal, Moore, lacofano, Goltsman (MIG)
A Planning Commission Roll Call
A Introductions and Workshop Purpose
A Agenda Overview

At the Planning Commission’s request, the workshop was convened as a Planning
Commission meeting and was called to order by Commission chair, Terry O’Day.
Present were Commissioners Newbold, Reiss, Johnson, Pugh and Chair O’Day.

II. Presentations — The LUCE & Neighborhood Conservation
Eileen Fogarty, Director of Planning & Community Development
Daniel lacofano, Principal, Moore, lacofano, Goltsman (MIG)

Hal and Frances Phipps, Principals, The Phipps Group

THE LUCE

Ms. Fogarty delivered a brief presentation outlining the policy framework of the LUCE
update, which is being developed as a blueprint for Santa Monica’s future. Over the
past several years, the LUCE has evolved to embrace important community values
such as preserving our City’s character, enhancing transportation systems, expanding
healthcare services, maintaining quality of life, encouraging creative arts and small
businesses, increasing mobility for all who live, work and visit here and ensuring the
long-term social, economic and environmental sustainability of the City. The new
LUCE is philosophically supported by six key elements:

Six Framework Elements:

Integrated Land Use and Transportation
Pro-Active Congestion Management

Public Benefits with Incentives

Urban Character and Form

A Sustainable Santa Monica

Neighborhood Preservation and Enhancement

In order to achieve these policy aspirations, the LUCE continuously evaluates
community needs and attitudes towards the timing and pace of growth to the effect
that, at any time, the community can ‘put on the brakes’ to ensure that future change
contributes to the community. The LUCE also makes a renewed committment to the
public process & increased community involvement.
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From the LUCE: A New Public Input Process

NEIGHBORHOOD CONCERNS

Following Ms. Fogarty, Mr. lacofano briefly discussed community-endorsed urban
design principles on landscaping, streetscapes and architectural quality. Mr. lacofano
later addressed citywide concerns, which include, among others:

A The demolition of existing homes and loss of affordable residential units which
precipitate the loss of long-term residents as well as the diversity of incomes.
A The loss of courtyard apartment buildings, which are a character defining
element of many residential neighborhoods and a quality public space for social
interaction
A The size, scale, and intensity of new infill development
A Inconsistent with surrounding neighborhood patterns
A Impact to light, air and access to views
A Design quality erodes neighborhood character and aesthetic
A Development standards do not adequately address this concern
A Cut-through traffic and congestion
A Lack of adequate parking in neighborhoods
A Conflict with school parking

Mr. lacofano acknowledged that these concerns were felt in many parts of the City,
and that emerging LUCE policy, including Neighborhood Conservation, was being
developed to provide solutions. At this point, Mr. lacofano introduced the Phipps
Group, who has been hired by the City to refine the LUCE policy and to identify
specific residential neighborhood programs. Additionally, in collaboration with the
City and the local neighborhoods, the Phipps Group intends to identify ways to give
the community more control over the types of changes occurring in the
neighborhoods



NEIGHBORHOOD CONSERVATION

Hal and Frances Phipps (the Phipps Group) introduced the concept of Neighborhood
Conservation as a distinct from Historic Preservation. Whereas Historic Preservation
(typically administered by the City’s zoning ordinance and Landmark’s Commission)
focuses on architectural quality and/or the historic significance of structures or groups
of structures, Neighborhood Conservation looks at broad patterns of development
from cultural, social, political, aesthetic & architectural aspects. Further,
Neighborhood Conservation typically seeks to preserve and enhance the major
attributes of a neighborhood - allowing evolution over time

The Phipps Group presented a menu of solutions that could be tailored for each
neighborhood depending on the neighborhood’s attributes and challenges. The
following is a brief synopsis of each conservation tool:

A
A

A

A

< Conservation Overlay District

Identification of a geographic area with boundaries
May be combined with zoning district to improve
development standards and review processes
Takes effect with the adoption of a plan (e.g.,
LUCE) and implemented by ordinance

May require proposed private projects or public
improvements be consistent with the purpose of
the district

Conservation Overlay Districts often the focus of policy changes;
modified development standards; changes in the development
process; management programs for transportation and parking
issues, and demolition regulations

< Modification of Development Standards

> Modification may deal with:

A Lot coverage

Setbacks & height
Transitions

Ground level open space
Building articulation

A
A
A
A
A Building quality

< Demolition Reqgulations

> May require:

A Evaluation of building contribution to the
neighborhood historical, cultural,
architectural context

A May require review of impact on housing
opportunities for low/moderate income
households (legal question)




> Noticing requirements:

A May require written notification of adjacent
property owners

A May require large sign posted

A May require time period for review

< Process Changes

A

A
A

May expedite review of development proposals
which demonstrate compatibility

May require more time for public comment
May require departmental decisions to be in
context with neighborhood conservation goals

< Poli;:v Changes

A

A

May identify specific property type (e.g., courtyard
housing) worthy of conserving

May focus infrastructure improvements

May use management approaches to address
transportation & parking issues

May provide technical support/design

May identify neighborhood conservation areas as
priority

May prepare Specific Area Plans

< Educational Programs

A
A
A

A

Teaching Santa Monica history in schools
Tours of the neighborhoods/Landmarks
Speakers program for real estate professionals,
architects and developers

Riders on real estate contracts

The presentation concluded with a reminder that Neighborhood Conservation tools
are highly adaptable to the unique conditions of each neighborhood. Further,
depending on the attributes and challenges, a “mix of solutions” might be preferable

to a single action.



A

At this point, the Phipps Group challenged the audience members to identify major
attributes and challenges of their neighborhood, as well as a mixture of solutions
(tools) that could help in conserving the neighborhoods.

Audience members were asked to split into groups by neighborhood. The following is
a report of the comments generated by the breakout groups.






Santa Monica’s Industrial Lands Workshop
July 21% 2007

The Sunset Park Neighborhood
Group identified the following
attributes

A
A

N

Trees

Openness

Amenities: schools, parks,
shopping, library

Scale of street “suburban”
Architectural diversity
Views (Bryn Mawr area)
Room around structures
Local markets (Bob’s)

The Sunset Park Neighborhood
Group identified the following
challenges

A Traffic

A Scale of new development
A Airport

A Limitations on use of garage

The Sunset Park Neighborhood Group identified the following solutions:
A Architectural Review “Lite”: focus on scale and massing

A

Pattern Book Guide

A Potential Historic District (Pico Place South to Ocean Park Place

North & Cloverfield Ct. to 21st St.)

Tree-lined streets Architectural diversity Walking distance to

amenities
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Mid-City Neighborhood Comments

Mid-City Neighborhood




The Mid-City Neighborhood
Group identified the following
attributes:

A Residential character
through active front yards

A Walkability; close to

everything

Affordable housing

Diversity of housing stock

Small-scale multi-family

Creative arts presence

Close to Bergamot Station

Neighborhood commercial

markets in walking distance

Access to good schools

Close to jobs

Bike paths

Tree-lined streets

Quiet at night

> I I I I

The Mid-City Neighborhood
Group identified the following
challenges:

A Loss of affordable housing
and rent controlled units

A Congestion and volume of

traffic

Limited parking

A Residence above business,
parking required?

A New development
inconsistent with existing

A Auto dealers are dead
zones

A Encroachment of hospitals
into residential areas

A Encroachment of
commercial into residential
areas

A Need better neighborhood
commercial, like a yogurt
shop

A Noise and activity from bars
and clubs

<

Diversity of housing stock Small-scale multi-family Affordability



Santa Monica’s Industrial Lands Workshop
July 21% 2007

The Mid-City Neighborhood Group identified the following mix of
solutions:

A Encourage non-polluting businesses

A Overlay district near station, incentives for local-owned business

A Need to preserve light industrial area, because adds diverse creative
work force

Stricter design standards: no “Tuscan” prefabs

Hotels on SM Boulevard need to be upgraded

> >
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North of Montana Neighborhood Comments

\ North of Montana

Neighborhood



Santa Monica’s Industrial Lands Workshop

July 21% 2007
The North of Montana The North of Montana
Neighborhood Group Neighborhood Group
identified the following identified the following
attributes: challenges:
A Tree-lined streets (each A Mansionization
street has its own species) A Lot divisions
A Courtyard apartments A New buildings that are out
A Smaller scale residential of scale & garish
A Proximity to retail, library, A Lack of park/open space
movie theater A Grassy parkways and paved
A Variety of transportation alleys are unsustainable
options (bus, bike, etc.) A Beach access is very limited
A Walking community
A Very safe neighborhood
with excellent schools
A San Vicente Median
A Open space connection

The North of Montana Neighborhood Group identified
the following solutions:

A

N

Protect trees on private property, while still

allowing for development

Establish design guidelines for new construction
o Ocean Park-style regulations

More landscaping on Montana

Enhance beach access

Make landscaped parkways sustainable

Use alleys more for parking, etc.

Seniors give up cars for golf cars

Less water for lawns, no grass on parkways

An educational campaign might help

Neighborhood-serving retail on Montana

Franklin and Roosevelt should be enhanced to be

more park-like and serve residents better when

school is not in session

Enhance non-auto transportation options

Protect courtyard apartments.
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Pico Neighborhood Comments

Pico\eighborhood



Santa Monica’s Industrial Lands Workshop
July 21% 2007

The Pico Neighborhood Groups identified the following attributes:

b~

Educational institutions
Cultural Diversity of
population
Parks and open space

o Stewart Park

o Memorial Park
Family orientation
Low income housing
Mobile home parks and
transit center on north side
Locally owned business
Neighborhood institutions
Teen centers
Schools
Churches
Cemetery
Farmer’s Market

Access to parks and open space

> >

Santa Monica College
Alleys (allows more front
yard space)

On both sides of freeway
Bus transportation on Pico
Ave.

Diversity of ages
Maintenance of property
(especially trailer park)
Trees: Eucalyptus, Liquid
Amber

Courtyard buildings
(Delaware/21st)

Olympic Boulevard Coral
Trees

Height limits

Cultural diversity and family
orientation
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The Pico Neighborhood Groups identified the following challenges:

A

A

b~

N

> >

Demolition of existing
affordable housing
North-south connectivity,
via bike or foot (I-10
Freeway) a problem
Light rail is a divisive
element (like freeway)
Lack of basic community
services

o Post Office

o Library

0 Banks
Profundity of liquor stores
on Pico Boulevard
Dead-end streets
Lighting is not pedestrian
friendly
Vacant lots
Rent control units moving to
market rates
Gentrification
Vacant or derelict multi-
family
Loss of affordable housing

o Trailer park

o0 Rent controlled units

Uncared for or neglected properties

> >

p N

p =N

0
Impact of freeway
Impact of proposed
maintenance yard
Vacant lots

Dilapidated buildings
Incompatible adjacencies
(freeway, auto shops next to
residential)

SM College is a bad face to
Pico (West Corner)
Crossing streets, Stewart &
Pico Boulevard

Lack of available parking
and residential units

Lack of attention to Blvd.
Lack of open space, but
leads to walking dogs and
socialize

Potential impact of
Bergamot Station when it
becomes transit center
Fast food establishments
Noise and health, safety
generated by traffic

Auto dealership & auto
Body use

Loss of affordability



The Pico Neighborhood Groups identified the following solutions:

b ~—N

> >

Facilitate reinvestment in the neighborhood by the neighborhood
Realize the proposed Pico library

SM Freeway and Cloverfield (sound wall)

Bike along Olympic Blvd.

Community garden (corner of cemetery)

Safe Route to School (along Michigan Ave from Lincoln Blvd to 19th,
east on Delaware

Tree-line Virginia Ave. (compact street)

Community impact report: social, economic assessment of
neighborhood

Reconnect both sides of freeway

Adopt and codify protections and commitments to preserving
economic and cultural diversity in Pico



Neighborhood Conservation
June 2™ 2009

Ocean Park Neighborhood Comments

Ocean Park
Neighborhood

\

Page 15



Neighborhood Conservation
June 2™ 2009

The Ocean Park Neighborhood Group identified the following attributes:

> >

Farmers market — carnival-like with people sitting on the grass
Architectural diversity

Connection to the beach

Cultural diversity

Redesign of OP Blvd — will unify neighborhoods on both sides of the
Boulevard

Higher concentration of older homes — presence of historic fabric
Small lots, with small development — appropriate scale

Porches in front setbacks where people sit which make the
neighborhood community friendly and walkable

Easy walking & biking access to the beach unlike north portion
Both architectural and social diversity within each block

Main Street — defining character of the neighborhood

Eyes on the street character

Neighborhood serving markets, hotels — mix of residential &
commercial coexisting harmoniously

Nice parks but need more in southern part of OP

Unigque walk streets — e.g. Copeland Court & Hollister

Existing character

Page 16



Neighborhood Conservation
June 2™ 2009

The Ocean Park Neighborhood Group identified the following
challenges:

A

b ~—N

Lack of sufficient trees on parkway e.g. Hill Street & surrounding
area

Overflow traffic & speeding on side streets due to traffic congestion
on OP Blvd.

Traffic passing through Main Street, both volume & speed
Inadequate parking on Main

Bicycle management

Out of scale development

Parking navigation

Conservation district will weaken historic preservation

Need balanced preservation

Some dilapidated apartments from the 60’s need to be addressed -
some are large scale & bulky

Underutilized parks e.g. park on 4th Street

Visitors parking wrong way on one-way streets looking for parking
Sparse number of trees

More parks in South Ocean Park
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Neighborhood Conservation
June 2™ 2009

The Ocean Park Neighborhood Group identified the following

solutions:

A More stop signs & street bumps along side streets

A OP development standard leads to overdevelopment — new
standards should find a balance to preserve fabric of area

A Use redevelopment funds to provide incentives to preserve existing
small developments

A Preserve the footprint of existing buildings when developing new
ones

A Adoptive reuse incentives to revitalize rundown buildings

A Shared parking in the beach parking lots for residential overnight
parking

A Activate Neilson Way right-of-way - potential for large trees if
activated

A More visitor parking directions & better signage

A Shuttle service bringing visitors from parking garages in downtown
area to the beach

A Create a Tree Commission

A Shared community gardens on private property instead of lawns e.g.
Victory Gardens

A Create overlay zones similar to 3rd Street

A Development on Main Street should be low scale similar to Abbot
Kinney

A Consider the financial impact of conservation districts on individual
home owners

A TDR is key when considering public benefit for developments over
3-stories in height

A Low scale commercial development

Page 18



Neighborhood Conservation
June 2™ 2009

Northeast & Downtown Neighborhood Comments

Northeast
Neighborhood

Downtown
Neighborhood

i
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Neighborhood Conservation
June 2™ 2009

The Northeast Neighborhood
Group identified the following
attributes:

A

A

> >

Mature and majestic allays
of trees

Proximity to parks

Scale (1 or 2 stories)
Historic properties around
25 Street

Local services
Residentially connected
Older housing stock
Landscaping, mature trees
Franklin Elementary

Wide sidewalks

Nice streets

The traffic circle

The Downtown Neighborhood
Group identified the following
attributes:

Views (from tower)
Palisades Park

Santa Monica Pier

The beach

Old theatres
Opportunities for social
interaction

Mature trees

Farmer’s Market
Founder’s Tree (at Fairmont)
Regionally connected
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Neighborhood Conservation
June 2™ 2009

The Northeast Neighborhood The Downtown Neighborhood

Group identified the following Group identified the following
challenges: challenges:
A Threat to trees A Threat to trees
A Mansionization A Noisy buses
A Parking overflowing into A Destruction of old theatres
residential neighborhoods A Closed bathrooms (at 6PM)
from expanding commercial in Palisades Park creates
development (especially problems for neighbors
around Douglas Park, 23" throughout the evening
and 24" Streets)
A Threat of development to

Anderson Nursery

The Northeast and Downtown Neighborhood Groups identified the
following solutions:

A

> >

> >

Demolition control:
o Lower criteria for demolition review to preserve character
o Provide incentives to avoid demolition
Shared parking with residential and commercial (on commercial
property)
More buses on Wilshire
Categorize courtyard housing as property type
Ordinances:
0 Protect trees by preserving specimens of certain maturity,
rarity, size, location and contribution to the streetscape
o Adjust development standards: smaller massing, height step
backs
o Ensure maintenance of consistent tree palette
Scale: 1-2 stories
Enhance beach access
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Neighborhood Conservation
June 2™ 2009

Letters from Community Organizations
Regarding Neighborhood Conservation

Ocean Park Association
Attributes of Ocean Park Neighborhood

Ocean Park feels like a small town with a mix of housing on the smallest lots in the city
and a diverse mix of people of all income levels and professions and a vibrant Main St.
business district. It has the most older important buildings in the city both historic and
notable in their settings. There are many gathering places to meet and interact like
the Farmer’s Market, schools, library and coffee shops.

Residential with unique beach character and small town vibe

Connects to city’s biggest asset, the beach at a gentle slope (no bluffs like most beach
access)

Vibrant Main Street Business district and Farmer’s Market

Mix of Incomes and living styles with homeowner and renters in single family homes
and multifamily apartments and condos.

Homes, apartments, condos, and businesses are appropriately scaled and generally
well designed. Homes are mostly one and two stories; businesses are two and three
stories.

Many gathering places to meet friends and neighbors, e.g. branch library, coffee
shops on Main Street, small parks for people and dogs, beach playgrounds, schools.

Residents can walk to many services used everyday, e.g. grocery store, post office, dry
cleaners, hair and nail salon, restaurants, museum, shops, etc.

A shared pride in the community and its openness to diverse people

Challenges to Ocean Park Neighborhood

Ocean Park Blvd. divides area into north and south halves.

Traffic generated by beach access and new development in other parts of city
affecting quality of life. Speed of traffic and congestion add to problems. Fewest
trees and other attractive and healthy landscaped elements in area than other parts of

the city.

Parking is a big issue since there isn’t enough.
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Neighborhood Conservation
June 2™ 2009

Streets are oriented to cars not pedestrians, bikes, strollers, wheelchairs, etc.
Tear down of existing affordable housing and replacement with expensive condos

Tear down of small business buildings and replacement with expensive more massive
buildings

Overbuilding of remodeled homes and apartments to fill lot and infringe on privacy of
adjacent buildings

Loss of ocean view to ever larger, taller and more massive buildings

Some Tools and Approaches to Neighborhood Conservation

Designate Ocean Park beach tract as a conservation area with limits on height, density
and mass; increase setbacks and parking, i.e. downzone building & zoning standards.
Preserve the walk streets near Lincoln Blvd.

Reuse older apartment buildings by remodeling rather than demolish and build,

perhaps with city redevelopment funds or earthquake redevelopment funds.

Make transition zones between Lincoln and Main Street business districts and homes
and apartments with building stepbacks and landscaping.

Enhance Small Park between 3@ and 4™ streets with playground, community building
or other amenities for residents

Widen sidewalks and bike paths on Ocean Park Boulevard and add attractive and
drought tolerant landscaping to encourage connection with side streets

Make demolition of existing properties more difficult by setting a neighborhood
standard for preservation based on district not single property

Grandfather bungalow courts and two story apartments and other affordable housing
that define low scale neighborhoods

Require more affordable housing for replacement of demolished housing
Require more open space by limiting incursion into outdoor space and view corridor
by decks, balconies, and outbuildings and by increasing front, side and backyard

setbacks

No Development Agreements without vote of residents after at least 3 community
meetings to review plans and proposed public benefits

Abolish the 3 building styles (Mediterranean, craftsman, international) currently
mandated for new construction and remodels of existing homes.
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Neighborhood Conservation
June 2™ 2009

Zone community gardens as green space protected from development like the parks
Increase trees and landscaping to city streets and parks

Zone Main Street as low scale, walkable, neighborhood services area with priority on
local owned business

Zone Main Street for shared parking instead of current formula of spaces per building
use

Zone Lincoln Blvd. for low scale development (3 stories maximum) with focus on
neighborhood serving business and more attractive building design and landscaping

Bury utilities underground for safety and clutter free ambiance
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