Planning Commission
Report
Planning Commission Meeting: November 16, 2016
Agenda Item: 9-A
To:

Planning Commission

From:

Jing Yeo, Planning Manager
Francie Stefan, Mobility Manager

Subject:

Study Session on Downtown Community Plan to Review Public Outreach
and Receive Possible Direction on Potential Changes to Final Draft of the
Downtown Community Plan.

Recommended Action
Staff recommends that the Planning Commission review the results of community
outreach, lessons learned, and additional analysis to provide direction to staff prior to the
preparation of a final draft of the Downtown Community Plan.
Introduction
The Draft Downtown Community Plan (DCP) has
been the subject of citywide discussion for the
past five years, as the community, planners, and
appointed and elected officials have engaged in a
dialogue about what the future holds for
Downtown Santa Monica. This conversation has
touched thousands of individuals from all walks of
life who live, work or visit the Downtown, and who
have expressed a diverse range of opinions or
perspectives on its evolution as the historic
crossroads of community, culture and commerce.
The DCP is both a policy plan and a regulatory
one, providing a district-level approach to urban
sustainability, inclusivity and wellbeing.
This report provides a view into the past eight months of intensive outreach and analysis,
which was conducted to address the DCP’s most challenging policy issues, and to identify
areas of agreement to shape the final regulatory and policy framework that will guide all
public and private investment in the Downtown until the year 2030. This work has also
generated new details to personalize the Plan for residents, employees and visitors, and
to strike a balance between Downtown’s many roles as a residential neighborhood, a
regional job center, a local and countywide shopping and entertainment district, and an
international tourist destination.
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Based on additional analytical work and on comments received through multiple outreach
efforts and Planning Commission direction, the current draft of the DCP (released
February 2016) will be further revised into a final format for publication in February 2017
at which time the Planning Commission and community stakeholders will have the
opportunity to review its contents and provide feedback to the City Council, prior to
adoption.
Background
The Downtown Community Plan is a 15-20 year roadmap guiding the evolution of
Downtown Santa Monica, a 229 acre area identified by the City’s Land Use and
Circulation Element (LUCE) as bounded by Wilshire Boulevard and the I-10 Freeway, and
between Lincoln Boulevard and Ocean Avenue. Taking in roughly half a square mile, the
DCP lays out a framework that integrates housing, jobs, mobility, public open space,
infrastructure, and art and culture into a comprehensive long-term Plan. When adopted,
the DCP will guide decision-makers and City departments, property owners and
developers, as well as local stakeholder groups who provide services and programs to
benefit the health and vitality of Downtown Santa Monica and all those who live, work or
play here.
The path that the DCP has taken to get to this final phase began with the adoption of the
LUCE in 2010. The LUCE set forth goals and policies for an expanded Downtown and
called for a Specific Plan (the DCP) to propose strategies to create the conditions for a
sustainable urban lifestyle. This vision included expanding cultural arts offerings, and
adding both intimate and larger open spaces to a growing residential community. It
addressed traffic, congestion and pedestrian safety by upgrading streets, optimizing the
circulation network and integrating the Expo Light Rail into the physical fabric of the
community in order meet the needs of all people navigating the Downtown. Priority was
given to public improvements that would enhance the pedestrian experience and to
standards and programs that foster trip reduction goals by encouraging transit, walking,
and biking as well as Transportation Demand Management (TDM) measures.
Since initiating the Specific Plan process in 2012, several iterations of the DCP have been
introduced, including:






September 2013: Downtown Specific Plan Framework. This document included a
compilation of the primary components of the Plan including all of the issues that
had been discussed to that date. The Framework became the basis of a project
description for the Program Environmental Impact Report.
February 2014: Draft Downtown Specific Plan. The first release of a
comprehensive Downtown Specific Plan came a year later, adding greater detail
to the concepts included in the Framework, and weaving together regulatory
proposals with policy. The Draft Downtown Specific Plan underwent a major
revision and restructuring process in winter 2016.
February 2016: Draft Downtown Community Plan. The latest version of the Plan
was released in February 2016 under a new title of “Downtown Community Plan.”
This effort was conducted to recognize the overarching desire to nurture a longterm community within Downtown’s boundaries, and to make sure that every Santa
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Monica resident feels welcome in the Downtown. The revision included an
overhaul of the document that resulted in reformatting, reorganization, and text
streamlining. The Plan was also made more action-oriented, tying key initiatives
to phasing periods and responsible parties both within and outside City
government.
Six core strategies derived from the DCP’s principles form the framework from which
goals, polices and - most importantly - future actions are generated to usher the
Downtown into its next era. These include the following:
Nurturing the Wellbeing of a Complete Community
Planning policy contained within the Plan recognizes the need for Downtown to be home
to a long-term community. The seemingly separate, but interconnected spheres of
residential and work life are joined together in this document, and are complemented by
actions that potentially expand cultural offerings. New places, events and activities, and
publicly or privately-sponsored programs will help round out the daily routine, and set the
stage for Downtown to develop as the City’s most exciting neighborhood.
Housing, as a primary component of mixed-use development, is strongly promoted. With
the chance to live car-free, or car-lite, in an urban setting with clean air and access to
clean beaches, living and working Downtown may be a logical choice for many, including
families with children. It could mean the opportunity to walk or bike to enjoy local
recreational and cultural activities; to use transit to access the region; to patronize local
businesses, or to become involved in a new neighborhood association that stewards
change.
Creating a Variety of Places
Downtown’s transition into a high quality urban neighborhood is addressed through
careful land use planning and the creation of six new land use districts. These land use
districts nurture a variety of experiences, places and buildings and are supported by
distinct standards and land use regulations. The vision for each sub-area is derived from
its existing character, and its geographic location.
Preserving Character and History
The careful integration of the new with the best of the old is a significant aspect of
sustainability. The DCP aims to carefully maintain and nurture Downtown’s character and
sense of the past through historic preservation measures that include landmark
designation, adaptive reuse and context sensitive infill.
Ensuring High Quality Development and Community Benefits
The City expects new development to build sustainably and contribute to the improvement
of the Downtown through the provision of new public spaces, cultural experiences and
destinations, mobility improvements and affordable housing. The DCP represents an
important step in the continuum of Santa Monica’s sustainability efforts and showcases
them in the heart of the community by supporting the evolution of memorable streets and
public spaces, framed by elegant, human-scaled buildings. Standards and land use
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regulations that are context specific to the Downtown’s unique conditions and setting are
included in Chapter 4.
Making Streets and Public Spaces Great
Downtown’s streets were first laid out in the late 1800’s, establishing Downtown as the
entertainment, shopping and strolling center of the City. Public spaces – some lively,
some quiet – exist within the Downtown and around its perimeter. New streetscape and
infrastructure projects identified in this Plan, and a solid strategy for increasing the amount
of active – and public – open space within the Downtown combine to create a network of
attractive pathways to vibrant and energetic destinations for all modes and users entering
or moving through the Downtown.
A New Model for Mobility
A new model for mobility is an evolution of how people get to Downtown, and how they
experience traveling within Downtown. Downtown’s success is closely linked to it being a
premier location for walking, and the DCP celebrates and builds upon this in all sections
of the Plan. The last few years have witnessed a rapid change in how transportation in
Downtown works with the initiation of Expo light rail service, completion of the Colorado
Esplanade, the implementation of the Evolution of Blue rerouting of Big Blue Bus service,
the launch of Breeze bikeshare, and the support of the adopted Bike and Pedestrian
Action Plans. Technology and private sector innovation are amplifying the speed of this
change, and the Downtown can benefit if goals and strategies are proactively used to
reach outcomes of sustainability, safety, wellbeing, reduced congestion and emissions.
The DCP can begin to chart a path to embracing technology for the good of the
community, while continuing to emphasize walking, cycling and transit, and on moving
people in every mode, with the goal of getting everyone safely and comfortably to their
destinations.
Community Reaction to the 2016 DCP
The February 2016 release of the DCP was met with mixed reviews. Many were
complimentary about the Plan’s improved legibility and organization, and expressed
support for the Plan’s new actionability. The preservation community, in particular,
provided positive feedback supporting the strengthened approach to the preservation of
historic resources and interest in the retention of character-defining buildings.
However, the positivity surrounding the DCP release was overshadowed by concern over
the presence of several development-related standards surrounding larger-scale
projects, as well as a perception that the public review process could be eroded by the
City’s attempt to reduce the number of projects seeking a Development Agreement. The
standards in question were the following:


A provision to allow projects up to 100,000SF to be processed through a
Discretionary Review permit, which is considered by the Planning Commission,
but not by the City Council unless on appeal (Chapter 2A Downtown Districts, page
25). This threshold had been increased from the original 60,000SF proposed in
previous versions of the Specific Plan.
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The proposal to allow for a non-negotiated Tier 3 process (Chapter 4 Standards
and Regulations, page 162-163). The community and Planning Commission did
not take exception to the idea of a non-negotiated Tier 3, but at the time staff had
not conducted the analysis on the potential fee increases for that particular
entitlement.
The citation that staff would explore the community’s appetite for allowing three
site specific projects to exceed the traditional 84 foot (7 stories) height limit up to
a maximum of 130 feet (12 stories) (Chapter 4 Standards and Regulations, page
164).

While the DCP presented these standards as concepts for testing through future
outreach, the concepts were not embraced by the community and caused negative
reactions to the draft Plan and misinformation to be disseminated throughout the
community.
Planning Commission Reaction to the DCP
The Planning Commission discussed the DCP on March 2nd 2016 shortly after the release
of the Plan. During that meeting, the Planning Commission expressed similar concerns
raised by the community over the development standards noted above, and directed staff
to study revisions to entitlement thresholds, district boundaries, and parking standards
that would encourage more local-serving land uses. Further, the Planning Commission
directed staff to pursue an intensive outreach process to provide the community with the
opportunity to weigh in on height, density and other challenging aspects of the Plan that
had not been met with consensus or agreement. A breakdown of Planning Commission
comments can be found in ATTACHMENT A.
Beginning shortly after the Planning Commission meeting, staff launched an
unprecedented outreach campaign to community groups, employing the Office of
Communications as a partner in diversifying the input opportunities and in reaching new
voices within the community. While the original intention was to conclude the outreach
and planning effort by June 2016, the schedule was adjusted to extend into fall 2016 in
order to give ample opportunity for everyone to participate. PART 1 of this report provides
a detailed description of the 8 month outreach effort that followed the Planning
Commission meeting in March 2016.
Program Environmental Impact Report (PEIR)
On February 3, 2016, the Draft Program EIR was released for a 90-day public review
period (exceeding the minimum 45-day public review as required by law). The project
description of the Draft Program EIR reflected the 2014 draft of the Downtown Specific
Plan. Subsequent to the release of the Draft Program EIR, changes were made to the
plan and a revised draft DCP was published. These changes included a name change in
the plan to the Downtown Community Plan, reduction in the number of large sites,
inclusion of a future Gateway Master Plan, and consolidation of Downtown subareas.
Although the revised draft DCP does not significantly alter the analysis or produce
substantial new information in the Draft Program EIR, a number of public comments
received on the Draft Program EIR called for the recirculation of the Draft Program EIR
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to minimize confusion and to provide clarity. As such, portions of the Draft Program EIR
were recirculated in conjunction with the release of the latest revised draft of the
Downtown Community Plan.
DISCUSSION
PART 1 – OUTREACH CONDUCTED SINCE MARCH 2016
Since staff’s last presentation to the Planning Commission on the draft DCP in March
2016, a lengthy outreach campaign has confirmed central elements of the Plan, and has
yielded new information about some of the Plan’s more challenging issues. In total, nearly
2000 people have weighed-in individually on the February 2016 DCP. The following
describes the range of effort taken on by the planning team and its partners.
New and Improved Website (8,700 Sessions)
In order to provide the community with the
opportunity to better review Plan content and
track the outreach process, staff developed a new
interactive
website
hosted
at
www.downtownsmplan.org. This website was
created to be a repository of all information related
to the DCP and to serve as a chat board for those
wishing to leave comments on the Plan from the
comfort of their home, workplace or mobile
device.
During the outreach process, staff posted all
presentation
materials,
calendar
events,
workshop presentations and exercises, and other
information for anyone to review and download.
Continuously updated, the website now serves as
the most comprehensive source of information
and documentation on this five-year process.
Because of the website’s dynamic content
features, staff was able to coordinate many of the
outreach activities that are described in this report
from this central portal, including RSVPs to events
such as workshops, walking tours and
Community Conversations. The site also served
as a collection point for interested individuals to
leave their emails for future updates. In total, six emails were sent to provide updates on
the status of the Plan and all the opportunities to weigh in. The open rate for these emails
averaged 35%--a very high open rate for email marketing campaigns.
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Finally, the website also allowed staff to store relevant videos and articles germane to the
planning process and to direct users to external websites that contained key analytical
tools like the SeeDowntown2030 website, which is described below. In total, the
www.downtownsmplan.org website has experienced over 8,700 individual sessions with
unique users since its initiation in March 2016.
Presentations to Groups (32+ Meetings)
An important component of the outreach strategy involved meeting face-to-face with
established communities within Santa Monica to educate, inform and listen, as well as to
dispel misinformation or misunderstandings about the DCP’s policies and standards.
Over the course of the past 8 months, staff met personally with over 30 groups during the
day, evening, and weekends to present both global concepts about the DCP as well as
specific detail of particular import to certain stakeholders. These meetings drew various
perspectives into the conversation, and helped define a core set of issues that would later
be addressed in workshops and an online questionnaire (discussed later in this report).
In total, approximately 600-700 people were involved in the presentation outreach.
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Workshops (3 Events)
Staff conceptualized, organized and executed a summer series of three workshops that
addressed core elements of the DCP to allow participants with the opportunity to weighin on Plan concepts. These workshops were designed to be non-traditional, interactive
gatherings in order to draw in many people and give energy to the community
conversation on topics that have been debated since the Plan’s inception, five years ago.
Structured to involve objective expert voices from outside the local discussion, these
workshops utilized a variety of formats to provide information and engagement forums on
Placemaking, Historic Preservation, Development Trends, and Mobility.
I Love Downtown Because… - June 9th 2016
The summer’s first workshop was held at the Civic
Center East Wing, and featured urbanist and
architect John Bela of Gehl Architects as a
speaker on Placemaking. The purpose of this
workshop, which was attended by 130 persons,
was to strengthen consensus for Plan concepts
dealing with Art and Culture, Public Open Space,
Pedestrian Improvements, and Streetscapes.
The themes addressed at this workshop
represented approximately 75% of the DCP’s
vision for Downtown, and enjoyed broad support
among the audience. It is important to note that
the “I Love Downtown Because…” workshop did
not cover the issues surrounding growth, height or density, which were the subject of the
following workshop.
Preservation and Change – August 23rd 2016
The second summer workshop was held at the
historic Santa Monica Bay Women’s Club, and
featured a variety of speakers from the
development industry involved in historic
preservation, affordable housing development
and market rate mixed-use projects. The purpose
of the Preservation and Change workshop was to
highlight the DCP’s urban design approach, which
balances the preservation of older, characterdefining buildings with design standards for new
structures. At this workshop, which was attended
by over 130 people, the audience engaged in a 4hour program that was intended to inform,
educate and extract critical information on the Plan’s most vexing issues, such as
residential growth, building height, community benefits and mobility. The event’s agenda
included:
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1. Video clips of nearly 20 community members expressing differing views on
topics related to the DCP, including:





What Downtown Means to Me
The Role of Preservation
The Role of Change and Evolution
How to Engage in the Downtown Community Plan

2. Moderated discussion with professional experts about the relationship between
the past, present and future and how building form and the design of a city is a
living record of human activity. The following speakers headlined the 1-hour
speaker session:




Hamid Behdad, President, Central City Development Group. Hamid served
three Mayoral Administrations for the City of Los Angeles, where he earned the
title “Czar” of Adaptive Reuse Projects for the city.
Robin Hughes, President and CEO, Abode Communities. Robin is a Los
Angeles-based nonprofit developer, architect, manager and operator of
service-enhanced affordable housing.
Dan Rosenfeld, Real estate investor. Dan is a private real estate investor who
alternates between private and public-sector service, having served as Director
of Real Estate for the State of California and City of Los Angeles, and as a
Senior Deputy for Economic Development with Los Angeles County.

3. Staff presentations on how the DCP addressed Preservation and Change
through its policies, design standards and guidelines.
4. Facilitated break-out groups that brought together nearly 100 people of different
backgrounds to weigh-in on the session’s main topics. Each group member utilized
an illustrated discussion guide to record his/her position on nearly 20 questions,
and a facilitator captured general comments on nearby flipcharts and a table map.
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The Future of Mobility – October 29th 2016
The third workshop was conducted as part of the
day-long Community Climate Action Summit held
at St. Monica Catholic Community in the Wilmont
neighborhood. This two-part “workshop” was
integrated into a larger event addressing the
pressing challenges of global climate change.
The event highlighted climate adaptation and
tasked Santa Monica to respond to changes to
our natural environment. The City’s emerging
Climate Action and Adaptation Plan (CAAP)
newly identifies that 65% of community
greenhouse gas (GHG) emissions are produced
by transportation. A partnership was formed
between the DCP and CAAP because of this direct challenge to Santa Monica. The DCP
has the potential to effect a positive shift in the utilization of sustainable transportation
options, and contribute significantly to the goal of becoming a carbon neutral community.
The portion of the agenda dedicated to the DCP included:
1. Moderated discussion with three experts on the rapidly changing landscape of
mobility created by new mobile phone technology, private enterprise, and ondemand services, and its effect on a city’s built form. The speakers were:






Ashley Hand, a co-founder of smart city
advisory company CityFi. In 2015-16
she authored the Transportation
Technology Strategy for the City of Los
Angeles, an action plan for a customerfocused and data-driven integrated
mobility system that reflects current
state of the art mobility practices.
Previously, she was the Innovation
Officer for Kansas City.
Amanda Eaken, the Director of
Transportation and Climate for the
Natural Resources Defense Council
who been instrumental in formulating
and implementing two of California’s
most significant transportation planning laws in decades – SB 375 (2008),
which directs regions to cut carbon pollution through transportation policies and
investments, and SB 743 (2013) which eliminates an antiquated, auto-oriented
transportation metric from the California Environmental Quality Act.
Colin Peppard, Manager for Outreach and Strategic Relationships with the
Office of Extraordinary Innovation at LA Metro. Colin works with stakeholders
to develop public-private partnerships, and explores how emerging
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technologies could improve and expand Metro’s service. He manages the
Agency’s Unsolicited Proposal Process, which is one of Metro’s key innovation
tools.
These expert speakers engaged in a lively discussion about today’s mobility landscape,
and how past and future innovations are changing the way we move around cities.
Collectively, they noted that the rate of change is increasing with the availability of mobile
transportation information and communication, and entry of private sector players into the
market. This trend is creating new opportunities and challenges for cities and public
agencies, who are the traditional providers of public transportation. The major themes
that were discussed by the panel included the following:








Mobility options are exploding: Smart phone technology and private sector
innovation have accelerated the pace of change. They have required public
agencies to examine how they provide services effectively within the new
landscape, and forced a reflection upon how to meet public expectations in an
increasingly competitive marketplace. A key question is how cities engage new
mobility choices to meet core city values such as sustainability, safety, equity
and wellbeing.
Shared Use Mobility: On-demand services like Uber and Lyft, including
UberPool and LyftLine where users share rides, are growing rapidly and are
prevalent in Downtown Santa Monica. From a policy perspective, some feel
that the convenience of on-demand services compete with more sustainable
public transit while others see on-demand services providing first/last mile
connections and/or filling system gaps. The Natural Resources Defense
Council is currently studying this issue to understand how these services can
be part of a sustainable mobility solution.
GHG Emission Reduction Approaches: Sustainable transportation experts are
looking at the relative roles of clean fuel versus active and higher density
transport in reducing emissions. These modes have the added benefit of
supporting quality of life, human-scale urban design, and equity within cities.
The Frontier Group recently released 50 Steps toward Carbon Free
Transportation that concludes that fuel, urbanization and smart growth, shared
vehicles and public transportation must all work together to achieve carbon
neutrality.
Autonomous Vehicles: Major companies like Ford, Google and Uber are
investing in and accelerating this change which will come to cities in a matter
of years. Los Angeles was selected in November 2016 for a self-driving vehicle
pilot funded by Bloomberg Philanthropies and the Aspen Institute. Panelists
were concerned that passenger miles travelled could soar because of the
resultant ease of using a vehicle. In contrast, autonomous vehicles could also
reduce GHG emissions by 95% if they are regulated to ensure that they are
only shared fleet vehicles, powered by renewable energy, and use lighter
materials to reduce resource consumption. Public agencies need to manage
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the emergence of this new technology to ensure that it fits into a policy
framework.
Convenience and Quality of Experience: Small decision points (e.g. how much
to pay, where to pay, how much money is on your TAP card, where to load
money on the card, where to lock your bike, etc.) can cumulatively become a
barrier for someone to try transportation options other than driving. Simplifying
that experience and taking a perspective of the consumer can change behavior.
Panelists recommended that the public sector should measure the quality of
experience in thinking of how transportation services are delivered, and could
consider metrics like “Transportation Happiness” or “Mobility as a Service.
Metro Innovations: Colin Peppard shared an update on areas of innovation
being explored by Metro including on-demand “micro transit” or smaller vehicle
transit that adapts routing to the passengers. Risk is inherent in innovation, and
public sector agencies need to reconsider risk tolerance if they want to
innovate. Emphasis should be on evaluating regularly, and changing/adapting
quickly when trying new approaches and accepting that not all trials will be
successful. Agencies should provide flexibility if the spirit of regulations are met.
Pressure to Innovate: All panelists acknowledged that now is the time to start
trying new things. Climate change, congestion, and private sector innovations
necessitate change. It was discussed that Santa Monica residents have
adapted over time by changing travel behavior based on time of day,
convenience, and cost. A focus should be on shaping pressures so that
community values are achieved like sustainability, equity, safety and access.
The panel advocated for the potential introduction of congestion pricing.

2. Open house immersive display and engagement on the history of mobility
Downtown, how public investment has
shaped our transportation network, and
what the future portends as technology
continues to provide new choices for
human movement. This staffed open
house also solicited comments from the
community regarding gaps in the
transportation system, where future
transportation investment should focus
next, and approaches to new mobility
options. In response to questions
regarding future Downtown mobility
improvements, participants demonstrated
enthusiastic support for:
 Pedestrian and bike infrastructure, and improvements to the transit experience,
 Exploration of other modes including a Downtown circulator, electric ferry, and
shared ride services, and
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Trying new technologies even if they might not always succeed.

Comments generated from all workshops are incorporated into ATTACHMENT B. All
graphic displays showcased at the three workshops are included in ATTACHMENT C.
Community Conversation Focus Groups (7 Meetings)
Stemming from the Preservation and Change
workshop, staff initiated a series of small format
focus groups to collect more information about the
community’s position on residential growth,
building height, community benefits and mobility.
In total, seven facilitated group meetings were
conducted by staff and an outreach consultant for
a collective audience of over 100 people.
Meetings were held at the Santa Monica Main
Library at convenient times, and registration was
limited to 18 individuals in order to maintain a
small group setting where all could be heard. One
additional off-site Community Conversation was
held at the Christian Towers senior residences to
ensure that members of the senior community, who make up 15% of Downtown’s total
population, had the opportunity to discuss Downtown’s future.
To guide participants through the conversation, each was given the option to use a webenabled iPad with a pre-loaded questionnaire, or the discussion guide that had been
developed for the Preservation and Change workshop. In either case, the content was
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identical. Comments generated from the Community Conversations are incorporated in
ATTACHMENT D.
Online Questionnaire (1200 Respondents)
Recognizing that person-to-person outreach does
not appeal to everyone, particularly youth and
working
families,
an
interactive
online
questionnaire was developed for people to weighin on their personal computers or mobile devices.
Mimicking the content of the Discussion Guide
from the Preservation and Change workshop and
Community
Conversations,
the
online
questionnaire provided the opportunity to quickly
register sentiments on residential growth, building
height, community benefits and mobility. Of the
1200 people who started the questionnaire, 900
fully completed it, making this survey a broad
reaching and accessible way for people to
participate in the development of a long-range plan. Comments generated from the online
questionnaire are incorporated in ATTACHMENT D, and serve as the basis for several of
the recommendations outlined in this report.
Downtown Walking Tours (3 Tours)
Prior to the Preservation and Change workshop,
staff, the Santa Monica Conservancy, and
Downtown Santa Monica, Inc. partnered to
conduct a series of weekend walking tours
throughout
Downtown.
Approximately
80
individuals participated in these tours which
focused on Downtown’s rich history (including
present day), and showcased a variety of historic
buildings, points of interest and new additions that
create the environment we know today. Many
participants of this tour expressed appreciation for
the lesson on Downtown’s evolution and the
motivations behind several major changes to its
physical and land use profile over the years, such
as the 1990’s policy to encourage the production of housing through development
incentives that gave rise to the residential community that lives Downtown today. Each
2.5 hour tour was co-hosted by a docent of the Conservancy and members of the DCP
planning team.
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See Downtown 2030 Build-Out Web Tool (1100 Page Views)
One of the most frequent misconceptions
broadcast about the DCP is the amount of growth
that it anticipates, and ultimately allows. The
amount of square footage anticipated by the DCP
is 3.22 million net new square feet, which is
consistent with the percentage of redevelopment
that occurred in the previous 20-year cycle under
the 1984 General Plan. To address the
misinformation issue and provide transparency,
interdepartmental staff from Planning and
Information Services took on an additional
analytical effort to create an online user interface
that allows people to click through a set of
assumptions
about
the
likelihood
of
redevelopment on each of Downtown’s 476 parcels. Using multiple data sets , in-field
analysis and professional real estate and retail input, the SeeDowntown2030 website
demonstrates where planners anticipate change to occur and at what scale. Additionally,
it illustrates for the layperson the complexity of developing in Santa Monica, and why
certain parcel conditions (ownership, adjacencies, zoning, previous investment, etc.) are
more suited for development than others.
To launch the website, staff held an open event on August 11, 2016 in Council Chambers
that attracted over 70 interested individuals to learn about how to use the tool and ask
clarifying questions. In total, over 1100 unique users visited the web tool, spending an
average of over 3 minutes on the site. A memorandum explaining the full scope of
assumptions and inputs into the build-out tool is included in ATTACHMENT F.
Social Media & Grassroots Engagement
All outreach conducted since March 2016 was bolstered by a sustained social media
campaign using #ThePlanSM. The goal was to drive traffic to downtownsmplan.org,
increase awareness and registration for workshops, walking tours and Community
Conversations, and to get people to take the online questionnaire. More than 150 staffgenerated posts and tweets were shared on the City of Santa Monica’s Facebook, Twitter,
and Instagram. This effort saw 569 retweets, more than 800 mentions, and impressions
totaling 4.6 million. Staff used a Santa Monica geo-targeted “boost” on Facebook to drive
traffic to the online survey. This yielded 985 link clicks and a total reach of 17,844. This
social media effort kept the conversation going online between events and drove
consistent traffic to the website as well as SeeDowntown2030 and the online
questionnaire when they launched.
While a great deal of energy was focused on building enthusiasm for the Plan on social
media, staff also leveraged the use of “street teams” to share flyers and information on
workshops. This grassroots-style marketing totaled nine engagements during which
individuals armed with DCP event flyers visited farmers markets, events and popular
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Downtown destinations to encourage residents to attend the DCP events to weigh in on
the future of Downtown. Planning staff set up a large installment in front of City Hall for
the open streets event, Coast, in June, to share the Plan with the community and to
encourage attendance at the first workshop. Another grassroots-style outreach was a
long-running installation in the lobby of City Hall featuring large infographic boards
created for the first workshop, which ran from August to October.
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PART 2 - 10 THINGS WE LEARNED FROM THE COMMUNITY
The summer outreach campaign was specifically designed to shed light on the DCP’s
most controversial issues, which have been enumerated earlier. In the course of
conducting the outreach, however, new detail emerged from community voices on a
variety of other topics that will help personalize the Plan for many residents, and
strengthen its core concepts. Below are important lessons learned that support staff’s
recommendations for updating the DCP to its final version.
#1 Downtown’s Wellbeing Index Provides a Framework for Planning
The Wellbeing Project was the City’s winning entry in the 2013 Bloomberg Philanthropies
Mayors Challenge. It is a public initiative that uses the science of wellbeing to better
understand the community by looking beyond traditional performance measures or
economic indicators and using a new method to gain an understanding of how all of these
factors interact and affect residents’ quality of life. The core of the project is the Wellbeing
Index, which provides the City with a snapshot of its current wellbeing strengths and
needs by analyzing data collected from residents, city departments and social media to
gain a robust understanding of how the people of Santa Monica are doing across multiple
measures known to influence wellbeing.
Staff analyzed the
results
of
the
Wellbeing Index for
zip code 90401,
which
wholly
encompasses
Downtown and 4square blocks of the
Mid-City
neighborhood. The
findings
demonstrate
that
Downtown residents
benefit from many positive dimensions measured in the Wellbeing Index, such as access
to healthy food, proximity to culturally enriching experiences and institutions, use and
enjoyment of Downtown’s outdoor spaces, and frequent use of the many mobility options
provided. However, the Index also points to areas of concern that highlight the growing
pains of a residential neighborhood in its infancy. The metrics for stress, stability and
life/work balance all register slightly higher Downtown than any other neighborhood in the
city. One indicator of particular concern to the planning team reveals that Downtown
residents do not feel connected to one another in the way that fosters community, trust
among neighbors, and social interaction.
Identifying these strengths and weaknesses provides the opportunity to reframe the
narrative of the Downtown Community Plan with an eye towards improving the wellbeing
of its residents. Tying the results of the Index to Plan policies and standards strengthens
the logic for prioritizing affordable housing, public open space, new neighborhood serving
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uses, youth and senior services, and many others. These aspects are discussed in more
detail later in the report.
#2 Downtown is Heavily Used by Local Santa Monicans as a Central Gathering Place
A key indicator to a place’s authenticity is the
degree to which it is utilized by its local
community. Throughout the outreach process
staff asked community members a series of
questions about their use of and experiences
Downtown, including their favorite places and
what they liked to do. The nearly 1200 responses
indicate that locals visit Downtown with great
frequency, and participate in a variety of activities
that are highly social, such as shopping, dining,
entertainment, coastal viewing and people
watching. A 2013 survey commissioned by
Downtown Santa Monica, Inc. provided data to
suggest that 72% of locals frequented the
Downtown monthly. This number comports with
the responses received through the outreach process, and may in fact be even higher
than 72% who visit Downtown on a monthly basis, as many respondents reported going
weekly or even daily.
This information reinforces the DCP’s approach to supporting a land use and public space
strategy that would continue to provide the local Santa Monica community with a high
quality, inclusive gathering space that is programmed with land uses that appeal to
residents’ needs, as well as to the regional visitor and employee.
#3 The Creation of Public Space is the Community’s #1 Priority for Downtown
Because Downtown was largely developed as a
commercial district it contains very few dedicated
public spaces where groups can congregate.
Many of the existing parks or public spaces that
are utilized by Downtown residents and visitors
are located in other districts, leaving only the
public right of way, and places like the Third Street
Promenade, Santa Monica Place, and the Santa
Monica Main Library as Downtown’s dedicated
public open space offerings. Recognizing this,
respondents to the online questionnaire
overwhelmingly identified the maintenance,
enhancement or creation of public space as the
#1 priority for Downtown’s evolution, even above
the City's time-honored prioritization of Affordable Housing development. Over 35% of
respondents selected Public Open Space when asked about their priorities for investment
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in the Downtown, whereas 30% selected Affordable Housing, and 17% selected
Pedestrian/Bike Improvements.
Smaller scale public spaces, such as pocket
parks, courtyards and plazas generated more
interest than larger open spaces such as a central
park or recreation fields.
Additionally,
respondents demonstrated an interest in
improving
the
quality
of
Downtown’s
streetscapes, emphasizing their role as public
spaces and the opportunity they provide to further
pedestrianize the area through wider sidewalks, a
larger more verdant urban forest, and street
furnishings that would make the walking
experience more enjoyable. Parklets also scored
favorably in the online questionnaire over other
smaller interventions like mid-block paseos,
which are a feature seen on the Promenade on several locations, and which have been
incorporated into at least one new project approved on Lincoln Boulevard (Denny’s site).
This information about the community’s preference for public space type will be coupled
with comments received during the course of the outreach campaign about public space
design. Meetings with several groups, including the Commission on the Status of
Women, the Senior Commission and the Disabilities Commission, and staff discussions
with Downtown’s senior population, yielded a great amount of detail on what design
elements are critical to creating public spaces that are inclusive, accessible and safe.
Going forward, the DCP will integrate these principles into the design guidelines so that
future public space projects can benefit from this direction.
#4 The Community Values Downtown’s History and Character
Historic preservation is important to many Santa Monicans. This notion is strongly
supported by the questionnaire respondents who on average feel that Downtown is
attractive due to the presence of older buildings and styles of construction. On a 1-100
scale (1 being not very important and 100 being very important), more than 50% of
respondents to the online questionnaire moved the slider beyond 80. The average of all
730 responses to this question was 73. This sentiment speaks to the popularity of certain
sub-areas, such as the Third Street Promenade and neighboring 2nd and 4th Streets that
largely retain a profundity of older, character-defining buildings (half of Downtown’s
landmarks and Historic Resource Inventory buildings are located in this area).
Adaptive reuse, or the repurposing of existing buildings with new uses and/or minor
additions, were viewed as a very favorable method for preserving an authentic record of
Downtown’s evolution throughout time while still allowing for new buildings to coexist and
potentially create “new landmarks” (a term used by Dan Rosenfeld, Preservation and
Change workshop) that would be appreciated by future generations.
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The summer’s discussion on Downtown’s historic and/or character-defining older
buildings has clarified for the planning team the role that preservation must play in the
overall urban design strategy. Changes to the Plan that address the conservation of
buildings, incentives and exemptions for adaptive reuse and procedural modifications to
the Landmarks Commission review process are described in PART 3 of this report.
#5 There is Support for the Strategy to Concentrate Height and Density Around Expo and
Keeping the Status Quo for Height on Established Large Sites
A capital set of questions posed by the summer’s outreach concerned height Downtown,
which has traditionally been set at 84 feet (7 stories). Using group meetings, workshops,
focus groups and the online questionnaire, staff asked people to weigh-in on three main
concepts related to height. Responses to these essential questions provided valuable
insight, and demonstrated that while some people in the community advocate for less
height or more height, there are many more people who are comfortable with the status
quo of 84 feet, which was adopted in the 1984 General Plan. Generally speaking, those
individuals who provided responses to various outreach support the direction of the Plan
to establish higher densities near the transit station. The following questions reveal the
outcome of outreach on the height topic:
Should the DCP reduce maximum heights in the majority of Downtown to preserve scale
and character, while allowing the greatest potential height and density towards the Expo
Light Rail?
Overall respondents in workshops, Community Conversations and on the online
questionnaire were supportive of the building height strategy represented in the DCP.
More than 50% ranked this at least 70 on the 1-100 scale. The average of the 686
responses was 58, which was pushed lower by a contingent of strong opposition, with
19% ranking this in the lowest segment (“I completely disagree with this strategy”). The
highest end of the scale (“I completely agree with this strategy”) had 29% of responses.
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Should certain large scale projects capable of
providing features to improve Downtown be
allowed to construct higher than 84 feet?
On the subject of exceeding the traditional height
limit of 84 feet for certain “Established Large
Sites,” the results of the outreach demonstrated
some interesting outcomes. While advocacy for
increased height above 84 feet was frequently
mentioned during the Community Conversations,
the results of the online questionnaire presented
the following:






Total: overall, the majority (54%) of
respondents do not support large scale
projects exceeding the 84 foot height limit.
Santa Monica Residents: 60% of Santa Monica residents do not support larger
projects exceeding the 84 foot height limit.
Downtown Residents: 52% of Downtown residents do not support larger projects
exceeding the 84 foot height limit.
Visitors: 52% of visitors do not support larger projects exceeding the 84 foot height
limit.
Employees: the only group that supported additional height were Downtown
employees who demonstrated that nearly 70% would be amenable to heights
above 84 feet.

Interestingly, when males are isolated from females in the questionnaire, nearly 65% of
them support additional height for larger projects. This statistic is in polar contrast to
female respondents, as only 35% of all females support additional height for larger
projects.
#6 Smaller Scale Uses and Storefronts are Desired, with Some Exceptions
One of Downtown’s inherent tensions is the degree to which its land uses cater to the
diverse needs of residents, visitors and employees. Because Downtown is now an
established residential neighborhood, as well as a local and regional entertainment
center, and an international tourist destination the effort of designing a land use pattern
that works for everyone has been a challenge for the planning team.
Information gleaned from the various outreach events and tools has indicated that both
locals and visitors alike prefer smaller scale land uses that serve daily needs. This
preference is also colored by a desire to see more independent business operators and
to foster local entrepreneurialism. Several exceptions were noted, however, as many
respondents indicated a desire for a modicum big box retail such as Target, or medium
sized grocers such as Trader Joe’s.
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This information is helpful in developing standards that prescribe the footprint of ground
floor retail space, as well as the types of land uses that could be added to Downtown’s
existing offerings. Additionally, the community’s preference for independent small
businesses will help in conceptualizing strategies to maintain or attract smaller scale
entrepreneurs.
#7 Walking is the Primary Mode of Transportation Downtown
Since the inception of the planning effort for Downtown, a core concept has been to further
encourage walking as the fastest, healthiest and most cost effective form of
transportation. This notion has been validated by the various discussions held on the
future of Downtown and through the analysis of data collected during the outreach
process, which demonstrated that once people arrive Downtown (26% do so on foot, an
equivalent number to those who arrive by car), over 70% get around by walking.
Pedestrian traffic counts collected in 2013 and 2015 demonstrate that walking is trending
upwards Downtown, and in many spots there are more people on foot in Downtown’s
public right of way than there are people in vehicles. Respondents to the online
questionnaire prioritized improved pedestrian crossings and sidewalks above many other
active transportation improvements (only additional bike lanes and bike parking scored
higher), and identified key pedestrian thoroughfares for streetscape enhancements, such
as Wilshire, Lincoln and Santa Monica Boulevards, and 4th Street.
#8 Convenience Plays a Role in the Perception of Mobility
Downtown benefits from the densest concentration of mobility choices in the city with a
variety of light rail, bus, vehicle, pedestrian, and bicycle connections dispersed throughout
a relatively compact geography. In fact, over the past 5 years, Downtown has
experienced many transportation improvements that have changed the mobility
landscape, such as the installation of the Colorado Esplanade and the opening of the
Expo Light Rail; the addition of green painted bike lanes, Breeze bike share, and the most
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heavily utilized Bike Center in the nation; and most recently the conversion of 11
intersections into all-way pedestrian scrambles, including two “creative crosswalks.”
Despite the prevalence of transportation options
and dedicated infrastructure (such as over 10,000
publicly accessible parking spaces) many people
still express frustration about getting to, and
moving around Downtown. Delving deeper into
the source of people’s dissatisfaction, staff
learned that convenience and visibility of
transportation options and infrastructure play a
significant role. People need help to understand
how to use mobility options, and a user-focused
approach that reduces barriers. Many innovations
have centered on addressing the friction points
that make public transportation potentially
inconvenient such as ease of payment,
timeliness, and trip planning.
#9 Continue Mobility Options that Makes Downtown Great, but Also Try New Things
Downtown is a place where people love to walk,
and want to ride a bicycle and transit. But people
are ready to try new things. Residents,
employees, businesses and visitors alike
overwhelmingly supported continued investment
including more protected bike lanes, more bike
parking, pedestrian crossings (such as the new
scrambles), dedicated pickup/drop-off areas, and
improved frequency and timeliness of transit
service. There was strong support to continue
future investments in these areas while also
agreement that the City should pilot new
programs and explore other modes including a
Downtown circulator, electric ferry, and shared
rides. There was also significant support for the
City to seek partnerships with the private sector to reduce barriers and improve a
customer-focused approach.
#10 The City Should be a Leader in Shaping Autonomous and Shared Vehicle
Implementation
During the past 8 months, Santa Monica discovered that 65% of greenhouse gas
emissions originate from transportation, up from 40% known before. In response to
questions regarding whether new technology can address mobility and climate change
issues in Santa Monica, participants at the Mobility open house expressed support in
seeking solutions that balance both technological advancement and existing mobility
options. Experts acknowledge that autonomous vehicles, in the absence of sharing and
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electrification, will increase the miles that people drive and associated emissions. Policy
and advocacy to avoid this outcome is needed. On behalf of the larger community, the
City should take a stronger role in shaping technological advancements, particularly in
the arena of autonomous vehicles and ridesharing, to ensure that these mobility
innovations best serve the City’s goals for sustainability, wellbeing, safety, equity and
accessibility. This will mean a strong focus on shared, electric autonomous vehicles
rather than an increased fleet of personally-owned vehicles.
PART 3 – RECOMMENDED CHANGES TO THE DOWNTOWN COMMUNITY PLAN
The goal of the past 8 months of outreach was to listen and learn from the community,
and to use the feedback to inform revisions to the Plan. Many of the experiences,
conversations and lessons learned during the outreach process affirmed key components
of the Plan, such as the prioritization of new public spaces, the diversification of art and
cultural offerings, and the approach to enhancing Downtown’s pedestrian environment
through building setbacks and improved streetscapes, to name but a few. In other cases,
however, outreach challenged several concepts that had been proposed in various Plan
editions and provided meaningful detail to guide revisions for the final Plan document.
This section of the report outlines staff’s recommendations to revise the Downtown
Community Plan.
Recommended Minor Changes
Staff intends to review every page, diagram, and graphic included in the current DCP to
verify its accuracy and relevance to current day. Therefore, the revision process will likely
include a variety of minor changes to the text and layout, including:









Improved Detail on Plan Narrative, Policies and Actions: the effect of speaking to
so many groups and individuals (including City departments) is that richer detail
has emerged about the collective vision for Downtown and where areas of
consensus exist. Further, special considerations to make Downtown an inclusive
community have been highlighted by various groups that staff had not engaged in
previous outreach efforts, and this detail will be included in the Plan.
Clarified Standards and Guidelines: the previous effort to mirror the DCP’s use
table, development standards, and design guidelines to the Zoning Ordinance
format was met with the constructive criticism that it was difficult to understand.
Staff is reorganizing and simplifying the standards and guidelines for improved
usability and clarity.
Parking Requirements: the parking requirements in the current draft do not include
all land uses. Staff is conducting a comprehensive review of the parking
requirements for Downtown using Parking Overlay 1 as a basis and addressing
Planning Commission’s concerns about parking standards and local serving uses.
Improved Graphics and Diagrams: an intent of the Plan is to provide a visually
accessible document that pairs text with graphics. To realize this goal, staff will
update a handful of graphic illustrations and diagrams for improved legibility.
Updated Numbers and References: since the release of the current DCP in
February 2016, new reference information has been published that updates some
of the content in the Plan. This information will be updated with the most current
data available.
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Many of these content changes will be recorded in a redline edition that will be published
concurrently with the illustrated Plan release.
Recommended Major Changes
The major changes proposed for the final version of the DCP generally fall under the
themes of Preservation, Change, and Mobility, which were the capital issues discussed
over the past months with the larger community in workshops, focus groups, and in the
online questionnaire.
1. The Preservation Approach
Significant improvements to the Historic Preservation chapter were added to the
February 2016 edition of the DCP, and were broadly supported by the conservation
community and local advocates. Based on this positive response, staff tested several
new preservation concepts through the outreach process to develop greater controls
for the conservation of older, character-defining buildings, particularly in Downtown’s
core pedestrian areas. This approach has yielded three proposed modifications to the
Plan:
Expand Bayside Conservation District to West Side of 2nd Street
The existing Bayside Conservation District boundaries identified in the DCP extend
from 4th Court to the east side of 2nd Street and the south side of Wilshire Boulevard
to the north side of Broadway. This area, which is anchored by the Third Street
Promenade, hosts a high concentration of pedestrians and local serving amenities
that make it a favorite destination for many people.

In evaluating the district as a whole, staff determined that the west side of 2 nd Street
was more characteristic of the Bayside Conservation District than it was of the Ocean
Transition District to which it had previously been assigned. 2nd Street’s building scale,
streetscape, land uses, building materials and other features relate more to Bayside,
and there is value in maintaining a comfortable symmetry between the east and west
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sides of the street. Therefore, staff recommends expanding the boundaries of the
Bayside Conservation District to retain the area’s cohesive environment. This change
also supports the following recommended addition to the DCP.
Reduce Building Height in the Bayside Conservation District to 60 feet with Some
Exceptions
In order to protect the character and scale of Downtown’s traditional core, staff
recommends reducing the maximum building height to 60 feet, with an exception to
84 feet to accommodate the important network of public parking garages. While an
84 feet building height limit has existed in the Bayside District for decades, very few
projects have been proposed to this height limit until very recently. Further, limiting
the building height will be the first steps towards ensuring the success of a future
Neighborhood Conservation Overlay District, discussed in the next section.
Establish a Neighborhood Conservation Overlay District Over the Historic Core
The LUCE and Zoning Ordinance define a zoning tool described as a Neighborhood
Conservation Overlay District, which is a set of additional regulations “that apply to
specifically delineated areas of the City for the purpose of identifying, conserving,
maintaining, strengthening, and enhancing a neighborhood’s cohesive and distinctive
architectural or physical characteristics” (SMMC Section 9.47.010). The Zoning
Ordinance cites a variety of standards, such as building heights, setbacks, massing
or even streetscape elements that could be applied to conserve the broader
characteristics that provide neighborhood character.

Recognizing the concentration of Landmark and HRI listed buildings within the
Downtown, and the community’s interest in protecting the scale and character of the
historical core centered on the Third Street Promenade, staff is proposing, as a key
action of the Plan, to establish a Neighborhood Conservation Overlay District (NCOD)
with possible boundaries in the area bound by Wilshire Boulevard and Broadway, and
by 1st Court and 4th Court. Taking into account 18 block faces, this 53 acre area
(23% of Downtown) contains 45% of Downtown’s Landmarks, as well as 45% of all
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structures listed on the HRI. A NCOD would provide a more restrictive overlay to the
zoning standards proposed by the Bayside Conservation District, and may regulate
scale, materials, streetscape elements and other distinguishable features that are
determined to contribute to the area’s distinctive character.
An NCOD may be initiated by the Planning or Landmark’s Commissions by resolution,
or by an application signed by at least 50% of the property owners and/or tenants
within the proposed area.
Improve Incentive and Exemption Process for Adaptive Reuse
The February 2016 DCP included exemptions for adaptive reuse projects for any 5S3
or 5S3* contributing buildings throughout Downtown, including:




Exemptions from new parking requirements based on change of use
Exemptions from new open space requirements based on change of use
Use of the State Historic Building Code for tenant improvements or minor
additions

While this approach provides preservation incentives, concerns were received during
the outreach process that the approach does not adequately provide an incentive to
owners of HRI-listed buildings to pro-actively seek Landmark status or commit to
ensuring the protection of the historic resources. To this end, staff recommends that
the above exemptions be made available on the condition that a property-owner
record restrictions in a form approved by the City that would aid in the retention of
non-conforming conditions. Additionally, staff recommends that all of the incentives
for adaptive reuse described in the zoning ordinance for designated resources (SMMC
9.01.050) be integrated into the standards for the DCP.
Tenant Size Limitations on Existing Buildings
The online questionnaire pointed to a growing sentiment among residents, visitors and
employees that small and medium scale retail/restaurant spaces are greatly preferred
to large “big box” spaces, with some exceptions for Trader Joe’s type grocery or an
urban Target. While acknowledging that Downtown needs office space to support its
economic vitality, staff studied various limitations on tenant size that would support
the Plan’s vision for a local-serving land use pattern. In consideration of this, the
following options for the retention of older small scale tenant spaces are presented for
the Commission’s consideration:
A. Prohibit the combination, or “merging,” of adjacent tenant spaces in existing
buildings, or
B. Permit the combination of adjacent tenant spaces up to a total not to exceed
5,000 SF, or
C. Permit the combination of adjacent tenant spaces up to any size, but require
that the uses be active and pedestrian-oriented
2. The Change Approach
New development Downtown is anticipated on approximately 15-20% of the existing
land area. The shape and intensity of this change has been the subject of great
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debate over the life of the Plan, and has focused the community on issues of height,
community benefits, neighborhood protections, and level of public review of new
projects.
Since the release of the February 2016 DCP, staff has taken on a number of analytical
efforts and additional outreach to provide the Planning Commission and City Council
with a better sense of where people stand on the big issues. This outlook has
produced several recommended changes to the Plan’s built form standards and
regulations, which are discussed below.
Reduce Development Agreement Threshold to 60,000 SF for Mixed-Use Projects
The February 2016 DCP includes a provision that would allow projects up to 100,000
SF to be processed through a discretionary permit and provide fixed community
benefits. The provision was drafted to respond to community concerns regarding the
number of Development Agreements that were being proposed Downtown and to
provide clarity to the applicants regarding the City’s requirements. The intent of this
provision was to reduce the number of projects that would be processed through a
Development Agreement, and therefore limit the City and community’s need to
negotiate for community benefits on a case-by-case basis. This approach was
unpopular with many residents who expressed concern about allowing large projects
of this size to shortcut the extensive discretionary review that is provided by the
Development Agreement process. Staff recommends reducing the Development
Agreement review threshold back to the original 60,000 SF. This change would
require all projects over 60,000 SF to be processed through a Development
Agreement process.
Modify Mixed-Use Boulevard (Lincoln Blvd.) Development Standards
It is anticipated that Lincoln Boulevard will experience substantial change over the
next 15-20 years both to the quality of the streetscape and to the buildings that frame
the right of way. The effort to develop the SeeDowntown2030 website clarified the
need to modify Lincoln’s Mixed-Use Boulevard standards to better shape the
outcomes for new residents and for residents in existing adjacent multi-family
neighborhoods. Staff recommends four changes to the development standards for
Mixed-Use Boulevard:


Eliminate Tier 3 on Lincoln Boulevard to Conform to Zoning Ordinance.
This change is proposed to make the DCP standards for Mixed-Use
Boulevard consistent with the Zoning Ordinance, which does not include
any Tier 3 provisions for this land use designation.



Reduce Building Height from 60 feet to 50 feet on the East Side of Lincoln
Boulevard.
This change creates a better transition to the adjacent Mid-City
neighborhood, which is predominately one- and two-story buildings. Similar
transition standards have been advocated for in the Plan for Wilshire
Boulevard and Ocean Avenue.
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Stimulate Housing Development on Lincoln with Height and FAR Incentive
Staff recommends incentivizing the creation of residential on Lincoln
Boulevard by establishing a maximum allowable height limit and floor area
ration for mixed-use residential that is 10 feet (1 story) higher and 0.5 FAR
greater than what would be allowed for commercial-only projects. No project
would be able to exceed the maximum height limits or FAR established by
the DCP (see below). This change supports the vision for Lincoln Boulevard
to transition to a more livable street and sustain new residential
communities. Tier 2 projects that propose housing, in addition to active
ground floor commercial, would be able to achieve 60 feet (5 stories) on
Lincoln’s west side, which is similar to the height in the neighboring
Neighborhood Village district but with reduced FAR for a sensitive transition
to adjacent residential neighborhoods. Mixed-use housing projects on
Lincoln’s east side would be able to achieve 50 feet (4 stories).
Mixed-Use Boulevard (Lincoln Blvd.) Proposed Modification to
Development Standards
Height
Floor Area Ratio (FAR)
Tier 1
32’
1.5
Tier 1 – With Housing
39’
1.5
Tier 2
East – 50’ 40’
East – 2.25 1.75
West – 50’
West – 2.25
Tier 2 – With Housing
East – 60’ 50’
East – 2.25
West – 60’
West – 2.25 2.75
Tier 3
60’
2.75
Tier 3 – With Housing
60’
2.75

Feasibility Study to Evaluate Possible Fee Increases
At City staff’s request, HR&A Advisors, Inc. (HR&A) reviewed the upper limits of
feasibility for the City’s adopted fees that could be charged on incremental increases
in floor area in Tier 2 and Tier 3 developments located within the Downtown
Community Plan area. These fees include:




Transportation Impact Fee
Parks and Recreation Impact Fee, and
Affordable Housing Commercial Linkage Fee

In order to understand the range of possibilities, HR&A evaluated two possible
approaches to testing feasibility:



Option 1: Uniform fee increase applicable to all new projects
Option 2: Fee increase based on project type

Similar to the feasibility study that established the uniform 14% increase in fees for
Tier 2 projects in the Zoning Ordinance, HR&A estimated the upper limits of a uniform
percentage increase to all three of these fees based on a financial feasibility analysis
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for three mixed-use commercial and residential development prototypes provided by
City staff, which reflect potential projects that could be developed under the
development standards set forth in the Draft DCP. The prototypes all assume an equal
amount of ground-floor retail. Above the ground floor, the prototypes include the
following land uses:
1. Office within a prototype in the Transit-Adjacent District of the Community Plan;
2. Market rate and affordable housing also within a Transit-Adjacent District
prototype; and
3. Market rate and affordable housing within a prototype in the lower-density
Mixed Use Boulevard District.
HR&A’s analysis found that Tier 2 and 3 projects can support fees well above Tier 1
fees. Recognizing that fees cannot exceed the maximum fees analyzed in each nexus
study, HR&A estimated a “surplus feasibility” to determine if there is any further room
for other project features if maximum nexus study fees were applied to each prototype.
The results showed that there are varying amounts of “surplus feasibility” available,
depending on project type. Assuming that the City would want to fill this surplus
feasibility gap, further nexus studies would be necessary to justify this increase for
any projects approved by discretionary permit, in accordance with the Mitigation Fee
Act. Development Agreements are specifically exempted from the Mitigation Fee Act.


Option 1: Supportable Uniform Fee Increases for Tier 2 and Tier 3 Projects
The analyses found that fees for incremental Tier 2 floor area could be
uniformly increased by 23 percent above Tier 1 fees (the existing Tier 2 model
allows for 14% above Tier 1 fees), and by 703% for incremental Tier 3 floor
area. This methodology would be consistent with how the fee adjustments were
determined for Tier 2 projects in the zoning ordinance, with the office over
ground-floor retail commercial scenario as the limiting factor for uniform fee
increases across all three prototypes, because it is the only prototype subject
to all three fees (i.e., residential uses do not incur Affordable Housing Linkage
Fees). However, the Tier 3 fee increases of 703% above Tier 1 levels would
reflect a fee level well above the maximum justifiable fees as determined by the
most recent Parks and Recreation and Transportation Impact nexus studies.
Assuming that Parks and Recreation and Transportation Impact fees were
increased to their maximum justifiable levels, there would be “surplus
feasibility,” or additional room to support additional community benefits while
still allowing a developer to achieve market-aligned returns.



Option 2: Supportable Fee Increases Varying by Project Type
Recognizing the limitations of a uniform fee increase across all 3 prototypes,
HR&A performed a subsequent analysis only for the retail/residential
prototypes to test whether there was even greater surplus feasibility. This
analysis showed that fees on incremental Tier 2 and Tier 3 residential floor area
could be increased on incremental Tier 2 floor area between 1358-2033% and
between1915-2400% on incremental Tier 3 floor area for the Mixed Use
Boulevard and Transit Adjacent prototypes, respectively. In both prototypes,
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the fee increases are again significantly higher than the maximum justifiable
fees as determined by the most recent Parks and Recreation and
Transportation Impact nexus studies.


Options for Addressing “Surplus Feasibility”
There are a variety of community improvements that the surplus feasibility
could be directed towards. To illustrate only one example, HR&A prepared a
supplementary analysis for the two mixed-use retail/residential prototypes to
determine financially feasible percentages of on-site affordable housing after
applying the maximum justifiable Parks and Recreation and Transportation
Impact Fees, per their respective nexus studies. More specifically, HR&A found
that the retail/residential prototypes can support between: 17-29% ExtremelyLow Income units; 19-32% Very-Low Income units; and 19-33% Low Income
units, depending on the Tier level and the subarea within the Downtown
Community Plan. However, given the results of the outreach showing strong
interest in additional public open space, there are opportunities to look at other
ways that new housing development could contribute to Downtown’s
community.

More detail about HR&A’s analysis and findings are included in ATTACHMENT E to
this staff report.
3. Mobility Approach
The mobility approach continues to rely on the concept that pedestrians come first in
Downtown Santa Monica. The pedestrian environment and experience is a
cornerstone of the area’s character and a success for residents, visitors and
businesses. Addressing the full range of mobility in the Downtown relies on building
on the investments already in place and strategic investment in infrastructure and
programs to meet the transportation needs of Downtown.
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While reviewing the February 2016 Draft Downtown Community Plan, the Commission
was supportive overall of the mobility strategy and encouraged staff to explore bolder,
more innovative approaches. 2016 has been a pivotal year for transportation in Santa
Monica, with the opening of Expo Light Rail as a hallmark. Transportation systems
and transportation related technology is in a time of flux, with the rise of on-demand
services and the anticipation of autonomous vehicles. While integrating and
leveraging technological change will be reflected in revised language in the plan, there
are five larger changes proposed.
Proactively Engage Autonomous Vehicles and Ridesharing to ensure that
Advancements Meet Community Values
Autonomous vehicles are being tested throughout California and Uber has partnered
with Pittsburgh, Pennsylvania to test autonomous vehicles in that community. The
driverless car of the future appears to be imminent. While legislation and technology
will leapfrog each other, communities are starting to contemplate the implications. It
appears that Downtown Santa Monica may be a good fit for understanding the role
autonomous vehicles may play in our community.
Due to the speed of technology change, the Downtown Community Plan cannot
definitively outline the road map for the integration of autonomous vehicles in our
robust transportation network. A disruption of this magnitude deserves additional
community conversation, and strategic positioning within a rapidly changing
landscape. But the revised DCP can make a first step on the path of this new
technology, and it can play a key role in articulating goals and priorities, and catalyzing
connections that fuel next steps. Our goals should be to ensure that new technology
reduces, rather than increases, the miles that people travel by car and their associated
emissions; that it supports increased vehicle sharing to reduce the burden of auto
ownership; that it provides greater access and safety for all especially our most
vulnerable seniors and youth; and that it supports overall community wellbeing and
quality of life.
Establish Autonomous Car Working Committee
Staff recommends that a working committee should be established to recommend
policies and strategies for driverless vehicles and support testing activities locally. The
working committee could be comprised of representatives of local and regional
transportation technology companies, automakers, research institutions, and
community stakeholders. Specific items that the committee should consider include:





Benefits and Impacts
Assess the potential benefits and impacts of automated vehicles for Downtown
Santa Monica goals. The USDOT report Benefits Estimation Framework for
Automated Vehicle Operations can serve as a helpful guide.
Transit Integration
Work with transit agencies to understand their fleet management needs in order
to incorporate the impacts of driverless vehicles and automation.
Physical Requirements of Driverless Vehicles
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Consider any changes that may be needed in the community to improve safe
operating conditions and what physical space may be needed for storage of
vehicles, hubs and loading/unloading of passengers.
Ensure Local Values
Examine how sustainability, equity, safety, wellbeing, and access for all ages
and abilities can be improved with driverless vehicles. Driverless vehicles need
to contribute to less greenhouse gas emissions, less congestion, and more
people sharing rides. The benefits need to accrue to all members of the
community.

Increase Investments in GoSamo Consumer Marketing Campaign
GoSaMo has been launched since the release of the 2016 Draft Downtown
Community Plan, reaching thousands of people through Coast Open Streets, social
media and graphics. GoSaMo is a multifaceted marketing campaign that amplifies the
new transportation options launched in the past year, including: opening of Expo,
Breeze Bikeshare, the Evolution of Blue realignment of bus service and investments
such as the Colorado Esplanade.
Downtown is Santa Monica’s greatest concentration of public transportation, and
could leverage this to become renowned for its multiple accessibility and freedom of
movement. Marketing efforts can reach people who live and/or work downtown,
people who live in Santa Monica and want to visit downtown on a regular basis, and
visitors who may visit on occasion or as part of a once in a lifetime experience. The
opportunities to get to downtown without driving alone and in different ways than
someone may have experienced before are multifold. And once Downtown, all options
are at your fingertips.
Staff recommends continued and increased investment in GoSaMo with an emphasis
on Downtown. The marketing efforts may include: visitors planning day or overnight
trips, employees with differing needs, residents such as seniors, families, millennials,
and children. High visibility campaigns combined with digital technologies can reach
a wide range of people.
Implement Predictive Traffic Control
The Downtown Community Plan provides an opportunity to retool how the
transportation network can be managed during peak travel times. Recently the City
has implemented ‘Go With the Flow’ automobile traffic management on summer
weekends between Memorial and Labor Days. Staff recommends that the Downtown
Community Plan outlines a new model of managing peak travel demand by
incorporating:


Data Patterns to Inform Deployment
Predict when additional resources are needed to actively manage traffic.
Factors to be considered include: predicted weather in Santa Monica, predicted
weather in inland Southern California, scheduled special events, historic usage
patterns, major movie releases, etc. This could help use human resources most
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efficiently, deploy additional assistance when it is can be most effective and
help inform what permanent changes would be most useful.
Responsive Traffic Control for All
Management of the transportation system should parallel the management of
the transportation system overall – that the transportation network needs to
meet the needs of those walking, riding transit, bicycling and driving.

Invest in Smart and Connected Infrastructure
Additional investment in Downtown is anticipated through new projects identified in
the plan, new investment in private property, and maintenance of the existing
infrastructure. Traditionally, infrastructure has been relatively single purpose – a trash
can holds trash and a street light illuminates the street. Santa Monica has been able
to be more progressive in some matters; upgrades of the traffic signal system have
been paired with upgrading the City’s Wi-Fi network. The density of public
infrastructure in the downtown makes Santa Monica a good fit for multipurpose
infrastructure.
Staff recommends the DCP advocate that new, replacement and upgraded
infrastructure in the Downtown should be multipurpose – street lights could also be
wireless facilities. Infrastructure should be connected – if a trash can is overflowing it
could notify maintenance crews that it needs to be emptied. Infrastructure should be
smart – physical infrastructure and cyber infrastructure can be accomplished
simultaneously with networks and sensors integrated with pipes and poles.
Infrastructure should anticipate future needs – projects should be built that meet the
needs of today and the needs of the future.
PART 4 – GUIDANCE REQUESTED OF THE PLANNING COMMISSION
The above section provided the Planning Commission with a discrete list of changes that
are recommended by staff based on outreach, analysis, and direction from the City’s
Boards and Commissions. Several other components of the Plan require further direction
from the Planning Commission prior to the future revision effort. These questions are
enumerated below.
1. Preservation Questions
To strengthen the Plan’s approach to the preservation of older buildings and the
pedestrian-oriented rhythm of Downtown’s ground floor storefronts, staff requests
guidance from the Planning Commission on the following concepts:
What Special Exemptions or Incentives, if any, Should the DCP Provide for Adaptive
Reuse Projects?
As mentioned in the recommended changes to the Preservation Approach, staff is
proposing that exemptions from open space, parking and other features should only
be provided if a property-owner voluntarily records documentation of historical
significance, such as a Mills Act or other deed-restrictions that would aid in the
retention of non-conforming conditions. Beyond the exemptions or incentives noted
in the above section, does the Planning Commission recommend additional flexibility
for these projects from certain Plan standards?
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To What Degree Should the Scale of Ground Floor Tenant Spaces be Preserved in
Existing Buildings?
One contributor to Downtown’s authenticity is the size of retail/restaurant spaces in
existing, older buildings. Should staff develop Plan standards to perpetuate this
rhythm? Three options are provided for consideration:
A. Prohibit the combination, or “merging,” of adjacent tenant spaces in existing
buildings, or
B. Permit the combination of adjacent tenant spaces up to a total not to exceed
5,000 SF, or
C. Permit the combination of adjacent tenant spaces up to any size, but require
that the uses be active and pedestrian-oriented
What District Characteristics or Building/Streetscape Features should be Addressed
by the Proposed Neighborhood Conservation Overlay District?
Each NCOD is intended to identify what is critical to its conservation. In addition to
regulations, each NCOD may also adopt design guidelines, incentives and other
features.
2. Change Questions
To better formulate the approach to new development, staff requests guidance from
the Planning Commission on the following concepts:
Standards and Process for Established Large Sites
Should Certain Projects on “Established Large Sites” be Permitted to Exceed the
Traditional 84 feet Height Limit up to an Absolute Height Limit of 130 feet?
As described previously, slightly over 50% of all outreach participants opposed
exceeding the traditional 84 foot height limit despite strong advocacy in the 7
Community Conversation small group discussions.
Should “Established Large Sites” be Provided with Design Flexibility in Recognition of
their Special Conditions of Size, Shape, and Geography?
The standards incorporated into the DCP address all projects. However, staff
recognizes that projects of significant scale and impact may require some flexibility in
order to achieve excellent design and community-facing features.
Non-Negotiated Tier 3 Option
Should the DCP Pursue a Non-Negotiated Tier 3 Option Similar to the Construct of
Tier 2?
Planning Commission was supportive of a non-negotiated Tier 3 option in March 2016,
pending the results of the financial feasibility analysis (described in PART 3). This
analysis has demonstrated that there is ample room to charge additional fees and
seek other project elements, including potentially additional affordable housing for Tier
3 projects. The only area of the Downtown that would have a possible Tier 3 nonnegotiated option would be the Transit Adjacent District and any of the established
large sites. The Commission may want to consider that having Tier 3 be nonnegotiated would subject those classes of projects to the Mitigation Fee Act,

35

potentially restricting the kinds of fees and project features that could be requested
due to the need to establish a nexus.
Capturing “Surplus Feasibility” Generated by New Development Projects
Should a Future Action of the DCP Include Exploring a Separate Fee Structure for
Downtown Projects?
As demonstrated in the HR&A financial feasibility analysis, new development projects
Downtown have the capacity to support fees that exceed the maximum fees
established in existing nexus studies, such the Affordable Housing Linkage Fee, the
Parks and Recreation Development Impact Fee, and the Transportation Impact Fee.
Given the community’s prioritization of public open space, affordable housing and
pedestrian/bike network improvements, should a fee structure be created that allows
these fees to be utilized to support improvements only in the Downtown, and vary by
project type
Tenant Size Restrictions for New Construction
Should the DCP Restrict the Size of Tenant Spaces in New Construction to Maintain
Downtown’s Storefront Rhythm? Three scenarios are open for consideration:
A. In most areas Downtown, restrict tenant spaces to a maximum of 3,000-5,000
SF excluding tenant spaces at the Santa Monica Place Mall and on the Third
Street Promenade.
B. In the mid-block areas of Neighborhood Village and all along Mixed-Use
Boulevard (Lincoln) permit tenant spaces to achieve a maximum of 5,000 SF.
C. Provide a maximum square foot requirement for new grocery stores, while
allowing for existing grocers to redevelop to existing volumes.
3. Mobility Questions
To make the Access and Mobility Chapter anticipate the changing nature of
transportation and advance a new model of mobility for the community, staff requests
feedback on how to proceed with the following concepts:
Changes to Additional Street Configurations
Should Staff Investigate Changing the Cross-Section or Allocation of Space for
Different Uses on Additional Streets.
The Downtown Community Plan includes strategies to widen sidewalks and includes
options for signature sidewalks on specific streets like Wilshire, Lincoln, Ocean
Avenue and 4th Street. The question remains if there are additional streets that should
be considered for substantive change to provide wider sidewalks and/or dedicated
bike facilities. Streets to consider in downtown include: Ocean Avenue, 2nd Street,
7th Street and Arizona. Avenue. Changes would need to be evaluated per CEQA at
the time of implementation.
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Evaluation of the Transportation Network
Should the DCP support analysis of the Downtown transportation network that reflects
the full range of transportation that contributes to mobility in the Downtown, with an
emphasis on pedestrian factors.
Until 2010, the Downtown transportation network was evaluated solely on the change
in Level of Service (LOS) to automobiles. The adoption of the LUCE in 2010 included
a goal (T5) and policies (T5.1—T5.5) to establish performance measures that reflect
the City’s priorities looking at the transportation network comprehensively and that
consider streets’ full range of functions. Current environmental evaluations also
included greenhouse gas (GHG) and vehicle miles traveled (VMT) analyses.
The State of California is anticipated to finalize guidance on implementation of SB 743
which requires CEQA analysis based on VMT not, LOS. This will be an opportunity
for Santa Monica to comprehensively address how projects are evaluated for
transportation impacts.
The Downtown Community Plan currently proposes using person capacity, how many
people are traveling on a street not just how many vehicles, to analyze the area’s
transportation network. Staff asks the commission to provide feedback on whether:
 Considerations for pedestrians should be the primary factor when evaluating
downtown’s transportation network,
 The VMT of the downtown should aim to be the lowest in the city,
 Convenience and ease of use by transit users, pedestrians and cyclists should
be considered over convenience and ease of use of automobile drivers, and
 Well-being is an appropriate consideration of evaluating how well the
transportation network functions.
Enabling the Expansion of Use of Electric Vehicles
Should staff pursue including additional measures that support the expansion of
electric vehicle use.
Publicly available electric vehicle charging stations are available for public use in
Parking Structure 6 and at Santa Monica Public Library. The zoning ordinance
(9.28.160 B) requires new buildings to provide one vehicle charging station for
projects with 25-49 parking spaces, 2 charging stations for projects with 50-99
parking spaces, plus one charging station for each additional 50 parking spaces.
The Downtown Community Plan can advance the adoption of EV technology by some
combination of:
 Including specific policy and/or action to support EV infrastructure,
 Creating a goal of what percentage of parking spaces that are available to
public or are in the downtown in total should have EV charging stations,
 Requiring a greater number of EV charging stations based on the number of
parking spaces constructed or other applicability, such as a change of use or
addition of square footage.

37

PART 5 – NEXT STEPS AND TIMELINE TO ADOPTION
Based on the direction of the Planning Commission, and on the basis of the input received
from the Santa Monica community, staff will revise the DCP into a final working document
that will be exhibited in early 2017. The following timeline has been developed to provide
sufficient time to conduct the revision process and provide community stakeholders with
ample time and opportunity to review the Plan’s comments.









Now-Mid December: Recirculation of the EIR
Mid-January 2017: EIR Response to Comments
Mid-February: Final Draft DCP Release
March: Planning Commission Introduction to the Final Draft DCP and EIR
Mid-March: Planning Commission Discussion on the Final Draft DCP and EIR
April: Council Consideration for DCP Adoption
May/June: Initiate Gateway Master Plan, Integrate DCP Policies into Local Coastal
Program

It is also important to note that the adoption of the DCP will require the coordination of a
suite of other planning efforts that will need to be brought before the Planning Commission
and City Council. These include:
A. Neighborhood Conservation Overlay District Resolution of Intention. This
resolution is required to initiate the creation of a NCOD.
B. Neighborhood Conservation Overlay District Ordinance. The NCOD Ordinance will
legitimate the more restrictive standards and guidelines as the rule of law in the
geographic area that has been outlined.
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C. Potential amendment to the existing Parking In-Lieu Program. An adjustment to
the Parking In-Lieu program may be necessary if the Planning Commission wishes
to reduce the fee burdens on new businesses moving into the existing parking inlieu district.
D. Zoning Ordinance Amendments. Amendments to the Zoning Ordinance will be
necessary to integrate Downtown parking standards into the regulations.
The republication of the DCP will follow the format that was established in the February
2016 release, with three distinct formats to provide readers with options for digesting the
Plan’s content.




Illustrated Edition. This version of the DCP will contain a variety of diagrams,
images, charts, call-out boxes and other graphics.
Word Edition. This version will not contain any graphics and will be formatted as a
simple word document.
Redline Edition. This version will contain “redline” changes made to Plan
chapters throughout the revision process so that a reader can see how the Plan
was modified.

Prepared by:

Peter D. James, Principal Planner

Attachments:
A.
B.
C.
D.
E.
F.

Planning Commission Comments on the Downtown Community Plan
Workshop Summary Graphics
Workshop Display Materials
Online Questionnaire Results
Financial Feasibility Analysis
SeeDowntown2030 Build-Out Memo
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