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FLEXIBLE DESIGN | Design Principles for a Flexible Street

A new flexible street design can
reconcile conflicting community issues
around mobility and use, while also
creating a place thatis useful, beautiful,
and enjoyable for all local stakeholders,
and as well as visitors.

The key principles for this design are:

1. Clear access schedule
2. Method of operation

3. Pedestrian, cyclist, and transit
phase

4. Business and service phase
5. Reduced traffic conflicts

6. Event ready infrastructure
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FLEXIBLE DESIGN | Retractable Bollards

Retractable bollards, installed at each
intersection along State Street, provide
a dependable system to safely close
streets to vehicular traffic temporarily,
and as programmed or needed. They
function to:

1. Protect pedestrians and all state
street users

2. Encourage flexible community
use

3. Maintain emergency access
4. Support increased transit access

5. Support deliveries and services
needs
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STATE STREET MASTER PLAN | Intersection Design Details

The design of intersections should
prioritize pedestrian activity and
accessibility while reinforcing the
downtown’s historic character.

Each intersection should provide
safe, intuitive crossings, clear ADA-
accessible paths of travel, and design
cues that encourage slower vehicle and

bicycle speeds.

1. Raise pedestrian crossings at cross
streets

2. Create unique intersection
designs

3. Increase seating and landscaping

4. Incorporate artistic bollard
designs

5. Introduce public art features and
public fountains
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STATE STREET MASTER PLAN | Street Transformation

Before: State Street looking towards the Grand Paseo in the Civic District.
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STATE STREET MASTER PLAN | Street Transformation

Affter: State Street looking towards the Grand Paseo in the Civic District.
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STATE STREET MASTER PLAN | Street Transformation

Before: State Street looking towards the Granada Theatre in the Arts District.
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TECHNICAL SUMMARIES | Landscape Analysis and Recommendations

Examining the Existing Landscape Conditions

900 800

Trees to remain Not a candidate for
due to structure, long-term success
s1ze, or rarity

Proposed Tree Palette

Civic District Arts District and Entertainment District

700

Trees worth keepin Missing
unless design would

be sigmificantly better

without

Root Suitable for Raised
intrusion  lransplant planter

Australian Willow

Island Oak Jacaranda Crown of Gold Tree Tulipwood Tree
London Plane ‘Columbia’ Western Sycamore African Tulip Tree Chanese Pistache Naked Coral Tree Weeping Bottle Brush
Moule&Polyzoides
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TECHNICAL SUMMARIES | Urban Landscape Opportunities

Open Space Opportunities

Plaza de los Naranjas (Marbella, Spain) Jardins de Rubié @ Lluch (Barcelona, Spain)
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TECHNICAL SUMMARIES | Transportation Analysis and Recommendations

Pedestrian Safety Emergency & Service Operations Formal Bike Infrastructure Slow Vehicular Speeds
* Shorten crossings  Expand transit service * Design pavement patterns for safe and * Reduce curb radii from 25’ to 15’
e Install adequate lighting * Establish standard transit stops continuous routes * Use cobble or textured pavers
* Increase pedestrian zone * Ensure delivery, emergency, and * Increase bicycle parking
* Slow travel lane traffic maintenance access e Install B-Cycle stations at regular
* Maintain clearance for emergency intervals
vehicles

Bicycle Volumes - 2022 Summer Counts (6AM-7PM)

Total: 1,900 weekday / 2,400 weekend Weekday volume (Weekend Volume)

Retractable Bollards

\_

;gljg’;éj curb radius 8 retractable bollards per block
proposed curb radius 12 fixed bollards per block
R=15
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TECHNICAL SUMMARIES | Retail Analysis of Downtown Santa Barbara

1. Encourage a wide selection of businesses,
brands, and price points that appeal to the
community and visitors.

2. Consider block-by-block management to
better respond to changing market trends and
community preferences.

3. Implement store, civic and brand wayfinding
system along State Street.

4. Support and expand the Business Improvement
District’s resources.

5. Execute a robust performance-based parking
management approach, that considers pricing

and peak-hours to encourage turnover and Entertainment District
availability. 400-600

6. Convert Anacapa St.,Chapala St., Gutierrez
St., Haley St. into two-way thoroughfares

7. Re-purpose under-utilized commercial
properties for housing, community uses, and
commercial space.

8. Explore public programming and events that
encourage diverse activities and celebrations.

9. Initiate a specific plan to enable in-fill housing.

10. As this plan is being executed, the City should
propose a schedule for reducing the time
necessary to issue retail licenses on State Street.

Cvie Dustrict Arts District
700-900 1000-1200
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STATE STREET MASTER PLAN CONCLUSIONS

Since the 1960s, State Street has operated as a regional retail destination.
Designed to explicitly privilege the pedestrian experience of its users,
parking was eliminated from its right-of-way and concentrated in adjacent
parking garages at great public cost. Sidewalks were expanded and richly
streetscaped. Since the 2020 COVID-19 pandemic, and while the street
has been entirely closed to vehicular traffic and given over to pedestrians,
its form has become fragmented, its range of retail offerings has been
reduced, and its public realm maintenance has become inadequate. As a
result, its primacy as the civic and commercial center of your city 1s now
being questioned.

Before 2020, State Street was one of the premier retail venues in
California, its unique form, reputation, and performance steadily increasing
over time. Since 2020, several important national retail trends have
conspired to reduce its expected evolution: the expansion of internet sales,
the collapse of the department stores at Paseo Nuevo, and the erosion of
its development potential due to uncertainty about its future. Yet, despite
being subject to all these negative trends, its appearance remains poor
and its current mix of modes chaotic; however, sales and tax receipts have
plateaued, but not decreased.

A flex scheme reorders the form of State Street according to its
traditional 75-year pattern as a multi-modal, park-like place. It recognizes
its subdistricts and takes advantage of the ample garage parking that serves
them. It acknowledges mode mixes unique to the mobility needs of citizens
and visitors alike. It proposes infra-structural and ecological improvements
and offers recommendations for the many actions the city needs to take
in support of the proposed changes. Continuing the traditional trajectory
of this extraordinary place will strengthen its claim as the commercial
center of your city. Its physical regeneration also stands a good chance of
achieving the full range of social and financial objectives expressed by the
citizens of Santa Barbara.
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APPENDIX B.b

STATE STREET master plan

ARCADIA
STUDIO

landscape architecture




Existing

The 00-1200 block of downtown State Street is desighated

as a “Mixed Species” street tree corridor by the City of Santa
Barbara’s Parks & Recreation Division. This designation is unique
within the city, as it is the only block without a single designated
primary street tree species (and alternate). During the design
of the downtown State Street blocks, City Council directed the
introduction and encouragement of tree diversity.

The existing tree species and layout reflect a deliberate
relationship to adjacent uses and built elements. Clusters of
Mexican Fan Palms are planted along both sides of the street.
These palms serve as skyline markers for pedestrian crossings at
intersections and mid-block pedestrian crossings. At prominent
building frontages, pairs of trees are planted symmetrically with
storefronts or entry doors. This symmetry reinforces the architectural
relationship between buildings and the streetscape. Trees are also
selected and placed to highlight paseo intersections along the
sidewalks.

Planter pockets are distributed throughout the corridor to support
the symmetrical door-tree layout. The planters were originally
intended as a protective buffer for pedestrians from major
vehicular traffic. However, with positive trends in pedestrian and

bicycle circulation and the post-COVID closure of the road to cars,

such landscape features obstruct sightlines into storefronts and
impede across-street shopping across the street. Breaks in curbside
planters are strategically located. These openings accommodate
bike parking, bench seating, and drop-off areas as dictated by
traffic patterns.

Existing plant material largely reflects the original design intent of
the 00-1200 block corridor. Refer to Sheet 2 for the existing tree
inventory and analysis.
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n 71 1 1 1 The 700-900 blocks of State Street are envisioned as a The over-arching goal for the landscape in these blocks is to
Civic Commercial District 99 P

) flexible and safe public space featuring an allee of broad, create maximum usability of the ground plane emphasizing
Carrillo St - Ortega St leafy shade trees to ensure uniform coverage and maximum pedestrian comfort with shade and predictability, while
700 - 900 flexibility. This block should use a planter configuration that preserving significant skyline trees and specimens as a part
covers the tree root ball with tree grates, hiding irrigation and of the inherent, historical nature of the corridor. Selection of
root containment measures. This will maximize the ground existing at-grade planting locations to remain will be done to
plane flexibility, site lines and enhance the architectural encourage the program function or to emphasize hierarchy of
facades of the block. site elements as they relate to the future use of the space.
Proposed Tree Palette
Platanus racemosa Corymbia citriodora
Platanus acerifolia ‘Colombia’ Quercus tomentella Lophostemon confertus Angophora costata

STATE STREET master plan Proposed Landscape



Entertainment District
Ortega St - Gutierrez St

400 - 600

The 400-600 blocks of State Street currently have heavy
vehicle circulation, a dense tree canopy and narrow
sidewalks. Thinning the dense canopy, while preserving
the majority of the specimens will allow more natural

light and sightlines. Proposed trees throughout these
blocks are selected to emphasize a more intimate scale
experience with lower canopies. These blocks contain the
main outdoor dining spaces. These spaces will benefit
from a uniform food and alcohol barrier design, expanded
sidewalks, select at-grade plantings, uniform paving
approaches and modular raised planters for greenery

at the pedestrian and seated level. A uniform approach

to lighting and paving materials will create a cohesive,
comfortable pedestrian experience.

Arts District
Victoria St - Caurrillo St
1000 - 1200

The 1000-1200 blocks of State Street contain a greater
variety of tree species; assessment of failed tree species
or planted locations informs the proposed tree selection.
Trees to remain and proposed trees are selected to
encourage a sense of scale most appropriate with the
mixed use of retail and dining found throughout. Some
skyline trees will be preserved to aid in visual cohesion of
the downtown corridor. At-grade planters previously meant
to buffer pedestrians from the street will be minimized

or removed where necessary. Proposed planting will
consist of both native species as well as character
defining naturalized species. Utility connections should Ulmus parvifolia
be undergrounded to minimize clutter in the pedestrian
corridor, and raised beds should be removed unless

they contain significant specimen trees that cannot be
transplanted. A uniform lighting strategy for evening
gathering areas creates less visual clutter during the day
and establishes a cadence throughout the street in the
evening.

Harpullia pendula

E Sola St - E Victoria St
1300

The 1300 block serves as a transition from the downtown

portion of State St. to the standard commercial blocks.

The most evident signal of this transition is the difference

between the downtown mixed species tree blocks, 00-

1200, and the singular species tree designation of the

next six blocks, 1400-1900. Containing a variety of palms

from both designations, this block would retain the

existing palms and add shade trees to respond to and Callistemon viminalis
complement historically significant structures.

STATE STREET master plan

Jacaranda mimosifolia

Spathodea campanulata

Metrosideros excelsa

Proposed Landscape

Cassia leptophyla

Tristaniopsis laurina

Olea europaea
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Agenda 01 Project Context
02 ExistingConditions
03 DesignPriorities
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State Street Mobility Context

State Street looking southeast, open to vehicle traffic before COVID

Pre- COVID

Vehicle oriented corridor with decreasing storefront
occupancy, destinations, visitors, and pedestrians

Emergence of Funk Zone and neighborhood destinations
shifted local and visitor preferences away from State
Street

Needs a cohesive strategy for mobility, streetscape,
economic, and neighborhood dynamics of a
nelghborhood evolving from one that is visited to one
where people live, work, and play

State Street looking southeast, closed for nighttime activities

Present

Pedestrian/visitor activity anchored by public/social
space

Support active storefront occupancy, expand outdoor
dining and widen sidewalks

Flexibility for managed State Street Loop, service, and
emergency access (MTD Downtown - Waterfront
Shuttle May — Sept)

A third space for the entire community and visitors

I-ehr &Peers
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State Street Pre - COVID Mobility Activity

(Data below pre - COVID)

@ P
100+ <9,400 74% <100

Bicycle/Pedestrian Daily Vehicle Volume Parking Occupancy Daily Transit Riders
Activity
e 2016 BMP shows study » State Street daily

area bike counts in the volumes less than 9,400
hundreds per day

 Parking structures 70%  * Pre-COVID, MTD

occupied (July 2019) Downtown shuttle
averaged <125riders/day

| . Anacapa/Chapala less Weekdays/Saturdays
« High State Street than 12,000 vehicles/day 2,300 - 2,400 occupied * MTD Downtown -
pedestrian and biking ’ spaces Waterfront Shuttle
activity suspended during COVID

lFehr &Peers State Street Master Plan Mobility | 02 Existing Conditions | 4


Presenter
Presentation Notes
Parking Data
Data available for summer peak demand (July of 2019, 2021, and 2022)
Systemwide occupancy ranges from 70% (2019) to 50% (2022) 



10,300

e Vehicle Volumes ANACAPA ST
Pre-COVID Daily Traffic (2015-2019) 9,400

STATE ST

« Chapala Street volumes < 11,800daily vehicles
 Anacapa Street volumes < 10,300 daily vehicles
o State Street volumes < 9,400 daily vehicles CHAPALA ST

11,800

Values shown as Daily Trips

Fehr&Peers State Street Master Plan Mobility | 02 Existing Conditions | 5



State Street Existing Mobility Activity

(Existing data below from 2022 -2025)

@ P
2,400 0 52% ~200

Peak Weekend Daily Vehicle Parking Occupancy Daily Transit Riders
Bicycle Activity Volume

e Parking structure

« Upto 1,250 peak « Post 2020 no vehicles on In July/August 2025
R occupancy decreased to :
directional volumes State Street, excluding 50% Fz Julyy2022) State Street Loop
« Strong weekend activity the 400 block and Weekdave/Saturd averaged 175riders/day
i . eekdays/Saturdays
(up to 2,400 daily) fcrs(;ﬁ?;d: Theater ek 1);00 occupi%ad . Positive survey feedback
« High pedestrian activity J s;oaces ’ for State Street Loop

Fehr&Peers State Street Master Plan Mobility | 02 Existing Conditions | 6



Bicycle Volumes e RN o
Existing Activity” Al i
worrseoue [} | | { ] L]
High Bicycle Activity, especially on weekends -
. Northbound volumes 650- 900 (wkdy) and 750- 1,150 (wknd) 00—
. Southbound volumes 600- 900 (wkdy) and 650 - 1,250 (wknd) 2 2 Hi i ﬂi i A
*  Upto 1,900 weekday/2,4 00 weekend total (NB+SB) volume ~ SOUTHBOUND | ) | | || | | || | | ]| |
Values shown as Weekday Volume (Weekend Volume) *Data collected summer 2022 (6AM- 7PM)
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Design Priorities

Maintain Emergency

Improve Safety for All
State Street Users

» Enhanced ADA compliance,
shortened pedestrian crossings at
intersections, and signals and
crossing treatments midblock

* Increase visibility, pedestrian
space, and accessibility

» Separate space for people
walking and on bikes

Access

» Design for fire and first responder

24/7 access

Provide required width/clear
space for FD/PD

400 block remains open for
response time and waterfront
access

Preserve Service Slow Vehicle Speeds
Functionality
* Maintain loading, deliveries, and » Reduce curb radii and road widths
business access to buildings on to calm vehicle speed at
State Street intersections

» Midblock crosswalks and signals

I-ehr &Peers
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Improve Pedestrian Safety and Slow Vehicles

» Wider sidewalks (+50 —60%) increase pedestrian space and visibility
« Narrower travel lanes (10 ft) calm speeds and reduce aggressive driving

« Smaller curb radii (15 ft) slow turning vehicles and reduce pedestrian
exposure

« Curb extensions shorten crossing distances by 50-60% (20 —30 ft)
« Improved visibility and yielding at intersections

 Textured roadway treatments increase driver awareness
(vibration/noise)

State Street typical intersection treatments plan view

Fehr&Peers State Street Master Plan Mobility | 03 Design Priorities | 9



Strategies for Maintaining Emergency Access

o Street network: 400 block remains open, maintaining critical first
responder routes to/from coast

o Street width: proposed curb to curb road width is 20’ with
additional 3’ of clearance on each side to maintain minimum 26’
width required for emergency vehicle access

 Rolled curbs: proposed to account for additional clearance
without further widening

 Retractable bollards: controlled by PD/FD/public safety with
options for remote or RFID control

0 Bollard retraction time estimated at less than 10 seconds

Fire code minimum width requirements

Fehr &Peers State Street Master Plan Mobility | 03 Design Priorities | 10



Bollard - Protected Application

Palm Springs Santa Monica State Street

v Strategic bollard placement
and operation

Sample southern California bollards installations: bollards should be consistent with historic material district standards

5'-5.5" spacing allows State
St Loop vehicles, while
restricting general traffic

Bollards raised:10AM —10PM
Bollards lowered:10 PM-10AM

Manual removal option in case
of remote operation
malfunction

Fehr &Peers State Street Master Plan Mobility | 03 Design Priorities | 11


Presenter
Presentation Notes
Other examples include:
- Knoxville, Tennessee, USA — Retractable metal bollards installed around Market Square, a key downtown pedestrian zone and public space. 17 bollards were added on Union Avenue (between Walnut and Gay streets) and Market Street (between Clinch Avenue and Market Square) to enhance safety during special events, farmers markets, and weekend street closures. They replace temporary barricades, improving aesthetics, efficiency, and visibility for pedestrians.  Understood to be automated and have contacted staff for information.  
 
- New Orleans, Louisiana, USA —Bourbon Street uses retractable/removable bollards for street closures. Installed years ago to prevent vehicle incursions (in response to global incidents), the system supports temporary pedestrian-only modes in this iconic downtown zone, though maintenance issues have been noted in some reports.  Investigating whether new installation following incident are automatic or not (initial understanding ins NO).  Have contacted staff for information.
 
- Fayetteville, Arkansas, USA — Retractable bollards installed at corners of the Downtown Square to facilitate street closures for events (e.g., Lights of the Ozarks). They create protected pedestrian areas more efficiently than temporary barricades during approved closures.

- Northville, Michigan, USA — Retractable bollards in downtown streets (e.g., at intersections like Main and Hutton, Center and Dunlap) for easy closures during parades, festivals, and events, enhancing pedestrian safety in the historic downtown area.  Understood to be manually retractable.

- Singapore (central business district and entertainment areas) — Intelligent retractable bollards are deployed in central areas to dynamically create car-free zones during festivals, parades, peak pedestrian hours, or events. They integrate with smart city systems for remote control, retracting for deliveries or emergencies, supporting flexible use of public plazas and districts.  Indications are these bollards operate with automation.
 
  
Other mentions appear in contexts like New York City (e.g., Times Square area with retractable steel columns for pedestrian protection) and Melbourne, Australia (temporary/retractable in areas like Federation Square), but these are often more security-focused or temporary rather than extensive for ongoing plaza/pedestrian mall flexibility.  Understood to be manually retractable.  
 
European cities (e.g., in low-traffic neighborhoods or superblocks in places like Barcelona or London) commonly use similar retractable or timed bollards for pedestrian-priority zones, though specific "extensive" downtown plaza examples are less highlighted in English-language sources compared to U.S. cases.



Typical Block Bollard Implementation

State Street bollards (at travel lanes and curb ramps)

e 20 per block — 4 in roadway and 6 at curb ramps at each end of the
block

e 7 blocks (Haley St to Victoria St)

)
e 140 total bollards for 7 block area
8 crash - rated retractable bollards _
per block (4 at each intersection leg) o
12 crash rated bollards per block
@ 0 (min. 3 per corner curb ramp, 4 >
corner curb ramps per block)
N ——
1’55 5 55 7T
Bollards provide additional safety and
separa tion State Street bollard spacing option prevents general vehicle

access but allows for State Street Loop access

Fehr&Peers State Street Master Plan Mobility | 03 Design Priorities | 12



Preserve Service Functionality: Cross- Streets

Allow pick - up/drop - off & short -term parking

 Area for additional bike parking or bike share (sidewalk
or on-street):

o0 4 - 5racks = parking for 8 — 10 bikes; or
o Bike share station

 Designated loading & service access to support
businesses and short- term needs

e Maintain first responder and vehicle access
* Flexibility for delivery access 24 /7

 Design and materials will help delineate areas for
pedestrians, bikes, vehicles, and deliveries

Plan view of intersection with proposed State Street configuration

Fehr &Peers State Street Master Plan Mobility | 03 Design Priorities | 13



Downtown's Existing Transit
State Street Loop

v 4 free EV shuttles operate Thurs—Sun, noon—7 PM

v 11 stops between Stearns Wharf and Victoria St.

v/ 700 average weekly riders (~175/day), locals and
visitors (avg <100 riders/day for slowest week)

MTD Downtown - Waterfront Shuttl e State Street Loop EV shuttle fleet

v Electric shuttle vehicles operate every 20 minutes, Fri-
Sun, 10AM- 6PM

v Various stops include SB City College, Stearns Wharf, SB
Zoo, Amtrak Station, Library, Arlington Theater, and SB
County Courthouse

v Operates May- September on Cabirillo Blvd., State St.
(south of Gutierrez), Anacapa St., and Chapala St.

MTD Downtown - Waterfront shuttle route

Fehr &Peers State Street Master Plan Mobility | 03 Design Priorities | 14



Downtown's Future Transit
Public Transit on to State Street
v 2 transit vehicle loading areas per block

v/ Bollard spacing and operations accommodate State Street Loop
vehicles, MTD shuttle or other vehicles would not be able to access when
bollards are up

Working With Transit Near State Street

v Combined transit services provide access to State St., Anacapa St.,
Chapala St., Cabrillo Bl., and nearby destinations

v/ MTD service currently summer only, State Street Loop can help
connect to Amtrak Station and MTD Transit center in non - summer
months

v Supports accessible mobility for the Santa Barbara community and
visitors

Transit services operating in Study area

Fehr&Peers State Street Master Plan Mobility | 03 Design Priorities | 15
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Stormwater Analysis and Conveyance

Previous Stormwater Analysis
This analysis is based upon and builds upon the previous Create State
Appendix C: Technical Report Stormwater & Utilities (CSAC)

Water quality Volume goal

The CSAC provided an Existing Conditions and Impact Analysis. The present
study aims to provide the entire Scenario 3 Stormwater Quality Volume.
“Scenario 3: Capturing stormwater that falls on State Street plus both tributary
areas (cross streets and adjacent buildings/parcels).” This represents a scenario
where the entire tributary area is managed within the State Street right-of-way.
This would relieve all of the properties within the project area from providing
individual BMPs on their project sites, which could unlock significant
development potential. TOTAL CUMULATIVE WQ VOLUME: 294,777 CU.FT

This stormwater analysis focuses on managing storm water from State Street,
nearby cross streets, and adjacent buildings within the State Street right-of-way.
By oversizing stormwater measures on State Street, individual redeveloped
properties in the area would no longer need to construct their own stormwater
systems, thus supporting development opportunities along State Street. In order
to support this “off-site compliance,” the total storm water volume that needs
to be managed is 300,000 cubic [EM1.1][PC1.2]feet. To handle this volume, the
proposal suggests permeable pavers along the entire project length. These
pavers sit on a gravel base layer that may provide storage space for the
required stormwater volume. The system is designed to absorb water quickly.
Permeable pavers typically allow water to infiltrate over 100 inches per hour
through the pavers themselves. It can handle runoff from surrounding
development, absorbing a 1.0” rainfall event occurring
[EM2.1][PC2.2][PC2.3]within one hour, which is the upper end of rainfall
intensities in Santa Barbara[EM3.1][PC3.2]. The soil beneath the pavers and
gravel subsequently absorbs the stored water, making space for subsequent
storms. Additional block-by-block analysis will be conducted to maximize the
feasibility of an expanded stormwater system as part of the State Street Master
Plan. In steeper blocks, bioretention planters and other underground storage
solutions may be required to achieve the desired capacity.

Hydraulic Capacity/Conveyance of Street Section at the Surface:

The hydraulic capacity of the street section must be not less than the present
hydraulic capacity. The typical existing cross-sectional flow area is 28.0 square
feet while the proposed inverted crown section provides 34.6 square feet of
cross-sectional drainage area. As well, the reservoir course can be hydraulically
connected to the existing stormwater inlet boxes and culverts to utilize that
pipe capacity.

Stormwater Section (x5 Vertical Exaggeration) The proposed street design improves drainage capacity, and ties into existing storm drains to enhance conveyance
of large storms. Overall, the proposed design manages stormwater within the street, boosts drainage performance, reduces the need for individual private storm
water compliance systems, and helps water soak into the ground. The inverted crown profile of the street continues through intersections. ([EM4.1][PC4.2]1) The
proposed roll curb ends at the beginning of the curb return. (2) The road profile changes to match the cross street’s drainage pattern, and this change happens
behind the permeable pavers and across the crosswalk area. (3) The existing cross pan gutters and spandrels are replaced with a new street shape that continues
through intersections and gradually changes behind the permeable pavers.

1 Santa Barbara State Street Master Plan

April 16, 2026
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Product Specifications

Through-curb Drains
Through-curb drains from adjacent buildings are common throughout the corridor. With the removal of existing curb and gutter, those pipes can be
extended to the new roll curb utilizing a special form for this purpose.

Automatic Retractable Bollards

The flexible nature of the design will be benefitted by the use of automatic retractable bollards, which typically operate as follows:

Primary Operating Mechanisms

The movement is powered by one of these main drive systems:

- **Hydraulic**: The most common for high-performance and crash-rated applications. A hydraulic power unit (pump and fluid reservoir, often
external) pressurizes incompressible fluid (oil) to extend or retract a piston/cylinder connected to the bollard shaft. This provides strong lifting force,
reliability, and impact resistance (e.g., suitable for stopping vehicles). Operation is smooth and fast (typically 3—6 seconds to raise/lower).

- ¥*Pneumatic**: Uses compressed air from a compressor and valves to drive the piston. It's quieter, often faster in some setups, and suitable for
lower-impact or frequent-use scenarios (e.g., pedestrian zones). Less force than hydraulic but adequate for many urban applications.

- **Electromechanical/Electric**: Driven by an electric motor that turns gears or a screw mechanism to move the piston. Simpler in some designs,
with options for battery backup, but generally less robust for heavy-duty security compared to hydraulic.

- **Semi-automatic/Manual variants**: Use gas springs or counterweights for assisted manual lifting (not fully powered), though true retractable
systems are usually automatic.

A built-in locking mechanism (mechanical or electronic) secures the bollard in the raised or lowered position to prevent tampering or unintended
movement.

Control Methods

Retractable bollards are rarely manual in automatic setups; instead, they integrate with control systems for remote or automated operation.
Common methods include:

- ¥*Remote control — Handheld fob, keyfob, or wireless transmitter (range often 30 meters) for authorized users (e.g., security personnel, delivery
drivers).

- ¥*Access control integration*— Keypad, card reader (RFID/proximity), biometric scanner, intercom, or license plate recognition (LPR/ANPR) system.
A signal triggers the control unit (often a programmable logic controller or PLC).

- **Mobile app*— Many modern systems support Bluetooth or internet-connected apps for smartphone control, especially in smart city or
commercial setups. This allows remote monitoring, scheduling, and operation from anywhere.

- **Timer/scheduling*— Programmed via the control panel or software to raise/lower automatically at set times (e.g., pedestrian-only during
evenings/weekends, vehicle access during business hours or deliveries).

- **Button/push-button panel*— On-site control station (e.g., guard booth or wall-mounted) for manual override.

- **Integration with other systems*— Linked to barriers, gates, loop detectors (for vehicle detection), emergency overrides, or central security
software for coordinated operation.

- **Fail-safe features*— In power outages, many default to lowered (for emergency access) or raised (for security), with manual override options
(e.g., key or hand pump).

Operation is typically initiated by sending a signal to the control system, which activates the power unit to move the piston and bollard. Cycle times
are quick (seconds), and systems often include safety sensors (e.g., to detect obstacles) and audible/visual alerts.

These systems are widely used in pedestrian malls, plazas, event spaces, and secure perimeters because they balance security with usability—e.g.,
raised for protection during crowds or events, lowered for normal traffic. Specific brands/models (e.g., from manufacturers like Delta Scientific,
Reliance Foundry, or international suppliers) vary in exact features, but the principles remain consistent across hydraulic/pneumatic/electric types.
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Entertainment District

. . . T R ILDING — EXISTING UTILITY LOCATION DATA RECEIVED FROM THE CITY
Entertainment District - Block Plan FOOTPRINT OF SANTA BARBARA ON 3/18/2026.
EXISTING WATER MAIN — IN*: PERFORATE SIDES AND BOTTOM OF EXISTING INLET BOX,
Entertainment District Drainage: EXISTING SANITARY SEWER MAIN FILL WITH NO. 57 ACCREGATE. REMOVE CURB INLET. COVER
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The inverted crown section carries through the intersections as illustrated. EXISTING WATER LATERAL SIDEWALK PAVERS, NEW RAMPS, PAVING SECTICN.

The proposed roll curb ends at the beginning of the curb return. The transition
from inverted crown section to cross-street crowned section occurs behind the
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Civil & Commercial District

Civic and Commercial District Drainage:

The typical section prevails through this District with minor if any
modification. Surface runoff tends to drain away from State Street at Cabrillo
Street and Canon Perdido Street; tabling of the intersections could be
considered if that “diversion” is needed.
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Civil & Commercial District

Civic & Commerical District - Block Plan

Civic and Commercial District Drainage:

The cross pan gutters and spandrels are replaced with the inverted crown
section that passes through the intersections, and transitions occur behind
the pervious pavers.
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Arts District
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APPENDIX B.e
Stormwater Retention
Alternatives Analysis

The City of Santa Barbara is evaluating stormwater
retention projects within the 400- to 1200-blocks of the State
Street Master Plan (SSMP) corridor. The goal is to identify
feasible project alternatives that provide meaningful water
quality benefits and an enhanced pedestrian environment,
while generating post-construction stormwater retention
credits for sale to adjacent redevelopment projects.

A screening-level alternatives analysis of stormwater
retention projects was conducted to:

1. Determine beneficial and appropriate project types for
each block (see figure below);

2. ldentify feasible project locations based on
implementation constraints and SSMP design criteria
and delineate the drainage area to State Street;

3. Compare alternatives performance against the Tier 4
retention requirements of the Santa Barbara BMP
Guidance Manual; and

4. Develop initial planning-level cost estimates for project
construction on a representative block (the 1200 block).

Applicable stormwater project types
were selected for analysis based on
the intended SSMP design. The 700-
800 block was limited to subsurface
practices to preserve flexible surface
space for pedestrian circulation, public
gatherings, and events. In the 400-600
and 900-1200, sidewalk level space
allows for the potential use of wide
bioretention facilities.

Bioretention, Gravel Storage, Drywells Gravel Storage, Drywells Bioretention, Gravel Storage

State Street Master Plan | Stromwater Retention Alternative Analysis |1 GEOSYNTEC CONSULTANTS .



Beneficial and Applicable Stormwater
Retention Types

Bioretention Facilities are landscaped depressions
designed to capture, temporarily store, and infiltrate
stormwater runoff from streets, sidewalks, and adjacent
rooftops. These systems offer flexible sizing and
configuration options that can be integrated into public
spaces as landscape features. Bioretention provides the
greatest visible public benefit because it contributes to the
landscaping and pedestrian experience envisioned in the
State Street Master Plan.

Drywells are subsurface infiltration structures designed to
capture and infiltrate runoff in deep holes in the ground.
Runoff may enter directly from roof downspouts and curb
inlets, through storm drain diversions, or from overflow
structures connected to upstream bioretention facilities.
Drywells are typically installed beneath roadway areas or
parking zones where surface space is limited. Deeper
infiltration testing conducted near the project site
measured infiltration rates ranging from approximately 0.5
to 1.33 inches per hour, supporting drywell feasibility in the
upper portions of the corridor. The analysis found that
drywells are feasible within the 1200 to 800 block areas,
based on sufficient separation (greater than 10 foot) from
recorded high groundwater levels.

Pavers and Gravel Storage consists of a permeable
pavement surface underlain by a gravel reservoir that
temporarily stores stormwater runoff prior to infiltration into
surrounding soils. Surface runoff infiltrates through paver
joints and is stored within the void space of the underlying
aggregate layer. Along State Street, the concept includes
grading modifications that direct surface runoff toward the
paved infiltration areas and curb drains that convey runoff
from adjacent building roof tops onto the travel lane and
through the paver. Gravel storage depth is governed by local
infiltration rates (estimated at 0.19 inches per hour) and
sufficient separation from groundwater depth (greater than
5 feet).

Bioretention facilities provide
multiple benefits, including:

Reduction of stormwater runoff volume.

Removal of sediment, trash, nutrients,
metals, and other pollutants through
filtration and biological processes.

Enhanced streetscape aesthetics.

Increased urban greening and
opportunities for shade to mitigate urban
heat.

Potential support for habitat, pollinators,
and urban biodiversity.

Drywells offer several advantages:

Large runoff capture volume within a
relatively small footprint.

Minimal impact on pedestrian
circulation and surface land uses.

Ability to access deeper soils with
improved infiltration characteristics.

Integrated pre-treatment system for ease
of maintenance and to extend service
life.

Flexible integration within transportation
corridors.

Key benefits of permeable pavers
with gravel storage include:

Large subsurface storage volume.

Minimal reduction in pedestrian or
public space.

Ability to integrate directly into
streetscape improvements.

Light shaded permeable pavers reflect
sunlight, reducing urban heat effect.

State Street Master Plan | Stromwater Retention Alternative Analysis | 2
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Feasibility Screening and
Drainage Area Delineation
A GIS-based screening process was conducted to identify feasible bioretention and drywell

locations while avoiding conflicts with existing infrastructure and planned State Street
improvements. Key screening criteria included:

e Minimum setbacks from buildings Protection of pedestrian- and ADA-

and basements accessible routes

 Groundwater separation * Preservation of transit operations and
requirements loading areas

e Utility clearance requirements * Maintaining access through paseo

connections

* Preservation of notable trees * Preservation of planned bollard location

* Preservation of restaurant frontage Clearance for pedestrian ramps at the
areas intersections

The screening process first identified exclusion areas where project installation would not be
feasible (Figure a). The remaining available space was then evaluated for the
implementation of either bioretention facilities (within the furnishing and curb zones of the
SSMP) or drywells (within the travel lanes of the SSMP). The project footprints were refined
based on engineering judgment and operational considerations (Figure b). This approach
identifies potential bioretention and drywell implementation areas (Figure c) while
maintaining flexibility for future design refinements.

A detailed delineation of the
drainage area to each block
of State Street (shown in black
outline) was conducted using
topographic data, aerial imagery,
site walks during storm events, and
field downspout and roof-
line mapping. Future development
of State Street could result in the
redirection of additional parcel
runoff towards State Street (33-
172% more runoff volume per
block) (show in purple).

D Exsiting State Street Drainage Areas

Max Future Drainage Area

Figure a
Figure b
Figure c
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Comparison of Stormwater Alternatives

Alternative 1

Three stormwater project alternatives were developed
to provide stormwater retention benefits and support a future
stormwater credit generation program, but each differs in
storage capacity, cost, maintenance requirements, and
community benefits.

Alternative 1 consists of 20 feet of permeable pavers in the
travel lane underlain by 40 feet of a gravel storage reservoir
for the full length of the block. This approach maximizes
subsurface storage while minimizing impacts to pedestrian
space and surface uses. The gravel storage was split into 50-
foot sections running end to end down each block to account
for existing slope of state street. The lower end of each
section has a gravel storage depth equal to the maximum
allowable ponding depth determined by either
maintaining five feet of separation from high groundwater
levels or maintaining a drain time within 72 hours, whichever
is smaller. The upper end of each section includes the
additional gravel depth needed on top of the ponding depth
due to the street’s slope.

Alternative 2 combines bioretention facilities and drywells. -
Bioretention provides visible green infrastructure, enhanced Alternative 3
pollutant removal, and streetscape improvements, while

drywells provide supplemental underground storage and

infiltration capacity. This alternative uses the maximum

potential area for bioretention facilities and drywells based

on the GIS screening.

Alternative 3 incorporates all retention options, including
gravel storage, bioretention, and drywells. Gravel storage was
assumed to be only installed under the 20 foot wide travel
lanes, to maintain space for the bioretention in the furnishing
and curb zones. It was assumed that 10 drywells would be
installed per block for the 1200-800 blocks and were placed
within the gravel storage footprint. This alternative maximizes
the use of available space and allows retention options to be
adjusted to balance retention performance, cost efficiency,
and urban design objectives.
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Comparison of Stormwater Alternatives

The three conceptual stormwater

project alternatives were evaluated . Alternative 2: Alternative 3:

for retention of the 1.2 inch, 24-hour Tier 4 Alternative 1: Bioretention and Drywells Pavers/Gravel Storage, Bioretention, Drywells
design storm runoff volume form the (Replaced) | payers/ Gravel (% of Runoff Volume Captured) (% of Runoff Volume Captured)

State Street drainage area for| Block Runoff Storage

comparison with Santa Barbara Volume (% of Runoff Bi .

BMP Guidance Manual Tier 4 cute) | VowumeCaptured) | PO | pryeys Total Gravel Blo- | prywells | Total

projects replacing impervious area).

Future redevelopment could result in
33-172% more runoff volume per 400 14,300 120% 31% - 32% 60% 31% - 92%

block if parcels are regraded.

Alternatives 1 and 3 capture more >00 9,700 182% 72% i 72% 92% 72% i 164%

than the required Tier 4 (replaced)

runoff volume, creating flexibility in 600 6,700 167% 191% - 188% 84% 191% . 272%
how retention is distributed

throughout the corridor. Excess

capacity allows certain blocks to be | 700 10,600 232% - - - 116% - - 116%

scaled back while still meeting runoff

capture requirements, or retention 800 6,900 265% ) 67% 67% 132% ) 67% 199%
options can be strategically overbuilt

in downstream blocks to capture

runoff from upstream areas. This 900 8,800 252% 155% 72% 226% 126% 155% 67% 348%
flexibility enables the mix and sizing
of retention BMPs to be optimized on | 44, 14,400 154% 55% 26% 83% 77% 55% 60% 192%
a block-by-block basis to better
support SSMP priorities,
constructability, maintenance 1100 22,100 99% 32% 65% 97% 49% 32% 51% 132%
considerations, and streetscape
objectives while supporting an offsite | =, /09 20,500 106% 24% 83% 107% 53% 24% 80% 157%
stormwater compliance program.

Total 114,000 155% 51% 40% 91% 78% 51% 41% 169%
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1200 Block Cost Comparison

A line item cost estimate was created for comparison
purposes for each alternative on the 1200 block.
Alternative 1 has the lowest estimated construction
cost, with a cost range of $6 million to $10 million (see
the table below). The relatively low cost of this
alternative reflects the absence of pretreatment
systems and landscaping elements. However,
permeable pavement systems rely on subsurface
gravel storage that is less accessible for maintenance
and rehabilitation. In addition, low infiltration rates
restrict the long-term effectiveness of the system

Alternative 2 has an estimated cost range of $8 million
to $12.5 million. The higher cost is associated with
bioretention construction, pretreatment facilities,
drywell installation, and landscaping improvements.
Although more expensive, this alternative provides
substantial co-benefits including urban greening and
improved aesthetics. Routine maintenance includes
vegetation management, sediment removal,
pretreatment maintenance, and drywell inspections.

Alternative 3 has the highest construction cost,
estimated between $8 million and $13.5 million.
However, the additional investment results in a larger
retention volume while taking advantage of shared
project costs such as excavation, utility connections,
and stormwater conveyance infrastructure. As a
result, Alternative 3 achieves the lowest cost per unit
of runoff retention. Maintenance requirements are
generally the highest because all BMP types require
inspection and upkeep; however, these costs are
distributed among infrastructure that provides the

beyond its available storage volume.

greatest overall retention benefit.

Off-site Stormwater Compliance Program

A key benefit of implementing stormwater retention projects along State Street
is the potential to support a future off-site stormwater compliance program.
Discussions with the Central Coast Water Board (“Water Board”) indicate that
off-site compliance may be achievable through either an approved Watershed
Plan or an Urban Sustainability Area approach. Both pathways allow retention
credits generated by public stormwater retention projects to be used by future
satisfy post-construction runoff retention

The City's drainage area analysis identified several potential watershed scales
that could support an alternative compliance program. The most conservative
approach would utilize areas directly draining to State Street. A broader
approach could include portions of the Mission Lagoon watershed, including
the Laguna Tidal Drain and Mission Creek subwatersheds. The Water Board
indicated that both watershed scales appear viable, although larger watershed
areas would require additional technical justification and program structure.

Implementation of gravel storage, bioretention, and drywell projects along State
Street provides a strong foundation for such a program because the facilities
generate measurable runoff retention benefits while simultaneously advancing
including beautification, urban greening,
pedestrian improvements, and water quality enhancement. As a result, the
proposed stormwater retention alternatives provide both a technically feasible
stormwater management strategy and a potential long-term framework for
supporting redevelopment through stormwater credit generation.

Alternative 1: Alternative 2: . .
1200 Block: Retention ) _ Alternative 3:
Performance and Costs Pavers/Gravel Bioretention
Storage and Drywells AlLBMPs
Tier 4 (Replaced) Current Conditions 20,500 20,500 20,500
Runoff Volume (cu.ft.)
Tier 4 (Replaced) Future Conditions 97.400 97.400 97,400 .
Runoff Volume (cu.ft.) redevelopment projects to
requirements.
Total Storage Volume (cu.ft.) 21,800 22,000 32,200
% Current Conditions Captured 106% 107% 157%
% Gravel Storage 100% - 53%
% Bioretention - 24% 24%
%Drywell - 83% 80%
Total Cost (Low) $6,300,000 $7,800,000 $8,300,000
Total Cost (High, Includes $10,100,000 $12,400,000 $13,200,000
contingencies and escalation)
Cost per cu.ft of Runoff Volume $089 $355 $258 broader community objectives
Retained(Low)
Cost per cu.fjt. of Ruhoff Volume $463 $564 $410
Retained (High)
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Dining 10-20 Minute Drive

Chart 1illustrates the ] _
total amount of food

and beverage places

within a 10 minute

and 20 minute drive

time to Santa Barbara.

This indicates a strong

competition for State

Street restaurants.
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STATE STREET RETAIL
Paseo Nuevo Mall

Paseo Nuevo has historically served as a
primary regional economic anchor for the State
Street retail corridor. However, the closures
of its department store anchors-Macys and
Nordstrom-have significantly reduced its regional
draw, resulting in diminished foot traffic and
substantial vacancies within its approximately
450,000 st retail footprint. The center is located
between Canon Perdido Street and Ortega Street.

Proposed Focus: Reposition Paseo Nuevo as a
regional dining and mixed-use destination serving
residents, seasonal populations, and visitors.
Emphasize a diverse range of food and beverage
offerings—from family-oriented to upscale
dining—to complement adjacent cultural assets,
including the Metro Theatre and the Museum
of Contemporary Art. Strategically repurpose
underutilized retail space for residential and
hospitality and introduce new residential to
support downtown vitality.

In addition, evaluate the introduction
of junior discount and outlet-oriented retail to
broaden market appeal and recapture regional
shopping demand.

Santa Barbara State Street Retail Analysis

April 2026

Gibbs Group | April 2026
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STATE STREET EXISTING
ECONOMIC CONTEXT

Becuase State Street is the
largest historic commercial
corridor in Santa Barbara
County and the South Coast
region, this section starts
with a brief discussion of how
the regional shopping center
market has evolved since
1970 to demonstrate that
population growth is no longer
the key market force shaping
demand for retail activity in
the Study Area or the City.

This discussion is followed by a detailed analysis of the
economic conditions for retail, office, housing, and
hotels within the entire State Street Study area, and for
the three individual subareas that comprise the Study
Area. The retail discussion also includes a trend analysis
of retail sales performance by store type. This analysis
shows how retail activities on State Street and the two
adjacent streets have changed over time in a manner
that is consistent with national trends leading up to,
during, and following the Pandemic.

STATE STREET'S CHANGING
REGIONAL CONTEXT

State Street has functioned as a commercial corridor for
over 100 years, with most of the Street’s historic buildings
dating back to the 1920s. Starting in the mid-to late 19th
century and lasting until sometime into the 1970s, State
Street served as the main regional shopping district for
Santa Barbara County and much of the central coast.
This dominant role has slowly diminished in response to
population growth elsewhere in the region. As Figure 2
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LITERATURE REVIEW: SMALL
DOWNTOWNS AND ECONOMIC

HEALTH

Santa Barbara is a small city
that can learn tactics for
reinvigorating its downtown
from both small towns and
larger cities.

To better understand strategies for bringing State Street
back to vibrancy, Strategic Economics conducted a
literature review of small downtowns and economic
health, including COVID-19 recovery outlook. The key
takeaways of this literature review for State Street are
related to incorporating equity, promoting a diverse use
of space, and capitalizing on the place itself as an asset,
as described below.

Asking questions regarding equitable opportunities and
outcomes, such as who is benefitting from public space
investments and whether businesses and consumers

of different races, incomes, and abilities are thriving in
these spaces can capture a better understanding of the
success of various investments and the inclusiveness

of economic impacts. Traditionally, economic value for
public spaces and public investments are measured

by metrics such as land and property values and

costs savings for cities. However, these metrics do not
necessarily capture what makes a place feel vibrant,
inclusive, or exciting.

A 2021 study by Brookings explored whether there are
economic benefits of public spaces that are not captured
by traditional metrics by examining recent public

space investments in Albuguerque, New Mexico, Flint,
Michigan, and Buffalo, New York. Each of these cities
had recently implemented various programs ranging
from small business incubation to more active
programming in public spaces, to subsidizing rent for
vendors and small businesses as part of downtown
revitalization efforts.
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State Street is a unique place
with its own, localized assets
and challenges. Solutions

that have worked in other
places cannot be exactly
replicated to the same effect
on State Street, but thereis
stillimportant information and
ideas that can be gleaned from
other communities who have
been addressing similar issues.

A CASE STUDIES

Strategic Economics conducted three brief case studies
in communities that were suggested by stakeholders,
and which have had similar economic conditions or
planning efforts. Communities studied for this effort
include Boulder, Colorado, Greenville, South Carolina,
and San Luis Obispo, California, and lessons from these
case studies are described in detail below.
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5 KEY FINDINGS

State Street is aresilient area
that has strong opportunities
for repositioning its regional
competitiveness and fostering
inclusive economic growth.

In particular, the outdoor experience, historic
architecture, and temperate climate contribute to the
ongoing appeal of State Street, and these factors create a
strong position for growing experiential based activities.

Based on the State Street Study Area economic analysis,
the literature review and the case studies, the following
key findings emerge:
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Despite all of its advantages,
Santa Barbara is not immune
to the challenges affecting
downtowns across the
country, many of which are
interconnected and have
evolved over the past few
decades.

6 RECOMMENDATIONS

The rapid growth of e-commerce, demographic
changes, and consumer preferences haves changed
shopping habits, leading to the sharp decline in many
of the retail “anchors” that traditionally animated
downtowns across North America. These trends began
well before the COVID-19 pandemic, but the pandemic
prompted a profound change in work habits that has
exacerbated these pre-existing trends. The increase in
working from home, or hybrid work has reduced the
daytime population that supported downtown retail
and restaurants. Combined with the retail changes,
foot traffic in downtowns has dropped, leading to

an increase in vacant storefronts and a sense of
diminishing vibrancy.
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APPENDIX B.h

Economic Indicators/Sales Tax Trends

Sales tax data is available for the State Street Master Planning area from the second quarter of 2019 through the 4" quarter of
2024. Sales tax has fluctuated since Covid, and overall the city as well as the Central Business District downtown, including
the State Street Master Planning area, have seen a slight decline. However, the “Santa Barbara Geo Areas” graph below shows
trends that existed between 2014 - 2019 before a steep drop in 2020 due to Covid. The Central Business District saw a 12.5%
decrease in sales tax between 2014 - 2019. 2024 sales tax data indicates that sales tax has returned to above 2019 levels but
is growing at a slower rate than anticipated and has not exceeded $1,600,000 in sales tax which occurred in 2014-2016. The
Central Business District is growing at a slower rate than other districts throughout the City, and Figure 1 highlights the
fluctuation and trends since 2020 Covid throughout the City’s commercial centers.



Figure 1: Sales Tax Fluctuation by Geographic Area

Several factors may be influencing the slower sales tax growth within the State Street Master Plan area. These include existing
storefront vacancies, the absence of a major anchor business downtown, and the current mix of businesses along the
corridor. In particular, the 600-1000 blocks of State Street lack a clearly defined or cohesive retail identity from block to block,
which can affect overall commercial activity. While some stakeholders attribute economic challenges directly to the street
closure, the available data does not support a definitive conclusion either way.

Since the pandemic, the number of available storefronts has remained relatively consistent, fluctuating between 33-40. As of
Quarter 4 of 2025 for State Street between Haley and Victoria Streets (500-1200 blocks), of the 249 ground floor spaces within
the closure, there are approximately 23 vacant storefronts, 31 storefronts available for lease, and 7 storefronts that are



available but occupied with temporary tenants/pop-ups. The perceived vacancy rate is 9.24%. When accounting for the 400
block and 1300 blocks of State Street as well, vacant storefronts increase to 31 and the perceived vacancy rate is 12.45%. As
of Q4 2025, the 400 block of State Street had the largest vacancies with 8 vacancies on the block, which is double the
vacancies as compared to other blocks.

Sales tax has shifted from since 2019, with sales tax between the 500 — 1200 blocks on State Street in Quarter 1 at
approximately $442,871 and in Quarter 4 at $561,603. Since COVID, the strongest sales tax year was in 2022, with Quarter 4
seeing $602,740 in sales tax for the same area. Sales tax has since normalized and is increasing at a slower rate than the
increase seen in 2022, with State Street in 2025 in Quarter 1 at approximately $499,312 and in Quarter 4 at $538,706. Sales tax
by quarter is shown in Figure 2.

Figure 2: Bradley Burns Sales Tax Earned from 500-1200 Blocks of State Street
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Figure 3: Bradley Burns Sales Tax Earned from 500-1200 Blocks of State Street as Percent

State Street - Bradley Burns Sales Tax by Block 2025 Q4
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While economic data shows a slower growth pattern than other districts in the City, the focus has instead been on the
community benefit to having a closure and the creation of civic space that differentiates Santa Barbara from other mid-size
coastal communities. Additionally, anecdotal information collected at business owner meetings and through public
engagement efforts showed overwhelming support by business owners and community members for the closure, citing
general interest and enthusiasm in maintaining the pedestrian-oriented space. This is despite the Downtown Santa Barbara
Improvement Association, including downtown property owners, requesting that the street be modified to always allow vehicle
traffic, citing reduced rents and challenges with leasing due to the street’s uncertainty.

Figure 4 indicates the performance of State Street blocks in Q2-Q4 2019 as well as Q2-Q4 2024 with the 500 and 700 blocks
seeing the greatest amount of growth.



Figure 4: Quarterly Sales Tax by Block of State Street
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Figure 5: Sales Tax Fluctuation by Geographic Area

Santa Barbara Geographic Areas - 2023 - 2026
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Sales Tax by Geographic Area, 2023 Q3 - 2026 Q1

The chart shows quarterly Bradley-Burns local sales tax receipts for eleven Santa Barbara geographic areas across eleven
quarters. The Central Business District is the second-largest generator in the city, behind Upper State. It averaged about $1.35
million per quarter over the period, with a low of $1.20 million in 2024 Q1 and a high of $1.49 million in 2023 Q4. Most of the
movement within any given year is seasonal. Third and fourth quarters run high, first quarters run low, and the same pattern
shows up in every area on the chart. Comparing first quarters to each other gives a cleaner read: the CBD produced $1.20
million in 2024 Q1, $1.24 million in 2025 Q1, and $1.22 million in 2026 Q1, an increase of about 1 percent over two years. On a
rolling four-quarter basis, the CBD is down 1 percent between 2023 Q3-2024 Q2 and 2025 Q2-2026 Q1.

Citywide receipts fell over the same window, from roughly $4.37 million in 2024 Q1 to $4.19 million in 2026 Q1. Because the
CBD held steady while the overall base shrank, its share of citywide receipts rose from about 27 percent in mid-2023 to about
29 percentin 2026 Q1, reaching 31 percent in 2025 Q4. Upper State moved the other way, down 15 percent on a rolling four-
quarter basis and close to 13 percent first quarter to first quarter, and it gave up several points of citywide share. The Westside,
Balance of Jurisdiction, Airport, and Milpas areas also declined. Only two areas grew: the Funk Zone, up 12 percent, and Coast
Village, up 6 percent. The Waterfront was flat. Two limitations apply. The figures are nominal and not adjusted for inflation, so
flat receipts represent a decline in real dollars. Quarterly receipts also respond to individual business openings, closures, and
reporting timing, which matters most in the smaller areas where one account can shift the line.

Downtown Conditions: Radius Commercial Real Estate Q2 2026 Quarterly Report

The most recent private-sector data on downtown storefront conditions comes from Radius Commercial Real Estate's Q2
2026 quarterly report, released July 28, 2026, with field survey work current as of June 23, 2026. Radius has tracked State
Street-facing storefronts on the 400 through 1300 blocks for more than a decade, which gives the City a consistent outside
measure to set alongside its own permit, business license, and sales tax data. Their methodology counts pop-up tenants as
vacant because those leases run twelve months or less, and theyexclude ground-floor offices and banks fronting State Street.



Radius counted 249 total storefronts in both the first and second quarters of 2026. Storefronts listed as available for lease
went from 30 to 31, moving the availability rate from 12.05% to 12.45%. The number of storefronts actually sitting empty
dropped from 23 to 22, which lowered what Radius calls the perceived vacancy rate, the vacancy a pedestrian sees walking
the corridor, from 9.24% to 8.84%. Pop-ups held steady at four. In short, the top-line count moved by a single storefront.
Citywide retail vacancy, measured separately, was 3.0%, down from 3.4% a year earlier.

The more consequential downtown activity in the quarter happened through the entitlement process rather than the leasing
market. Council's June approvals gave direction to the two long-vacant Paseo Nuevo anchors: Yardi's conversion of the former
Macy's building at 701 State Street into its corporate headquarters, and approval for the former Nordstrom building to convert
its second and third floors to residential while retaining retail on the ground floor and lower level. Removing more than 110,000
square feet of Nordstrom office space from the market dropped citywide office vacancy from 9.2% to 6.9% in one quarter.
Radius is clear that several of these properties will remain visibly vacant until construction is complete, and identifies UCSB's
Innovation Center at 410 State Street, the Music Academy at 901 State Street, and smaller projects at 530 and 1315 State
Street as the balance of the long-term pipeline.

Street-level activity continued alongside the larger projects. New leases and openings during the quarter included Bombay
Station at 734 State Street, Free People at Paseo Nuevo, (IN)Larkin at 1235 State Street, the SBIFF Film Center at 916 State
Street, A Royal Suite at 1109 State Street, Gallery Santa Barbara at 1220 State Street, and the reopening of Sandbar following
renovation.

Radius flags the 400 block as the corridor's persistent weak point, with six available storefronts following the listing of 435
State Street, many of them former restaurants and bars. They also note this stretch is the first impression of downtown for a
large share of visitors, and identify the UCSB Innovation Center, continued progress at 330 State Street, Manifattura's
restaurant at 413 State Street, and the stabilization of the office building at 419 State Street as near-term signs of
improvement. That assessment is consistent with the City's own focus on the southern gateway.



APPENDIX B.i

Related Plans and Policies
The City has many adopted plans, policies, and programs that directly relate to State Street and that must be considered when
reimagining the design possibilities downtown.

General Plan

The city’s General Plan provides the blueprint for growth and development in Santa Barbara.
The 1964 General Plan suggested that a portion of State Street be converted to a
“pedestrian-oriented shopping street” that “allows the pedestrian to wander at will.” The
current General Plan prioritizes multi-unit housing development and encourages higher-
density projects Downtown. It also envisions a safe and integrated multi-modal
transportation system with enhanced pedestrian and bicycle facilities.
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Climate Action Plan

The city’s Climate Action Plan is a roadmap to achieve City Council’s aspirational carbon
neutrality goal and helps frame the sustainability and resilience objectives. It aims to
eliminate emissions from the building sector, promotes zero emission transportation
options, leverages natural systems to remove carbon from the atmosphere, and seeks to
reduce material and water use.

Pedestrian Master Plan

The city’s Pedestrian Master Plan provides guidance on how to enhance the City’s
pedestrian system, expand walkability and safety, and increase connections. It envisions
enhancing the paseo network, maximizing opportunities for children to walk and bike

to school safely, safeguarding our community’s health by promoting walking, and
expanding pedestrian facilities as more people live, work, and visit downtown.

Bicycle Master Plan

Additional transportation direction is provided in the city’s Bicycle Master Plan,
which includes a framework to improve bicycle safety and infrastructure citywide. It
designates State Street as the “spine” of the bicycle network and the primary
connection between downtown and the waterfront for bicyclists.
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El Pueblo Viejo Design Guidelines

Relevant design guidance is included in EL Pueblo Viejo Design
Guidelines, which includes a toolkit of appropriate design elements for
El Pueblo Viejo Historic District and will serve as the standard of review
when the resultant projects from the State Street Master Plan are
reviewed by the Historic Landmarks Commission.

Vision Zero Strategy

The city’s Vision Zero strategy provides a mobility design lens through its

aim to eliminate all fatalities and severe injuries in Santa Barbara by

2030 while enhancing safe, healthy, and equitable mobility for all.

Creating the State Street Promenade and limiting private vehicle use advances this strategy by significantly improving bicycle
safety along a portion of State Street that previously had a concentration of vehicle versus pedestrian and bicycle collisions.
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