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City of Buellton 
Presents . . .

“THE AVENUE”
Specific Plan – Public Workshop #2

Pea Soup Andersen’s Buffet Bar
376 The Avenue of Flags, Buellton

October 21, 2015
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“WELCOME!”

• Marc Bierdzinski, City Manager
• City of Buellton Planning Team

• Irma Tucker – team coordinator
• Andrea Olson – land use and technical analysis
• Rose Hess – infrastructure
• John Rickenbach – land planning and circulation
• Greg Ravatt – urban design
• Allicia King – urban design
• Ken Hira – economics 
• Joe Dieguez – economics

• City of Lancaster, Chenin Dow, Downtown Coordinator
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OVERVIEW OF WORKSHOP #2
I. Introduction and Background

A. Workshop Purpose
B. Why Is the Specific Plan Process Important
C. Translating Vision Into Action
D. Economic Development Realities

II. Presentations: Downtown Revitalization Case Studies
A. City of Santa Clarita – Old Town Newhall
B. City of Lancaster – The Blvd. (Chenin Dow, City of Lancaster)

III. The Avenue: Planning for Buellton’s Future
A. A Vision for Downtown: Planning Overview
B. Medians and Roadways
C. Circulation and Road Alignment Options
D. Parking Analysis
E. Economic Feasibility
F. Land Massing / Building Forms / Architectural Elements

IV. Discussion and Next Steps

4
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A. Workshop Purpose

To present the Specific Plan 
framework and economic strategy for 
the future of The Avenue and 
revitalization of Buellton’s downtown
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B. Specific Plan Process & Importance
• The Avenue has long been an unrealized opportunity (1990s – early 2000s)
• General Plan and Vision Plan carry planning momentum forward for 

The Avenue (2008 – 2012)
• Planning for The Avenue continues:

• Bicycle & Pedestrian Master Plan
• Avenue of Flags Corridor Constraints Study
• Cal Poly Urban Design Concepts

• City Council authorizes Staff and Consultant Team to prepare Specific 
Plan for the Avenue (March 12, 2015)

• Recognizes the need for a Specific Plan

• Avenue of Flags Workshop #1 (June 27, 2015) 
• Provided direction for the content of the Specific Plan

6

C. Translating Vision Into Action
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D. Economic Development Realities

7

• Post‐RDA Economic Development

• Economic Benefits of a Specific Plan

• Public Private Partnerships: A Case Study of Santa 
Clarita Old Town Newhall

8

1. Analysis
a) Economic & Demographic Profile (Households, Industries)

b) Market Supply and Demand Analysis (Retail/Industrial/Office)

2. Strategy
a) Economic Development SWOT Evaluation

b) Trade Area Retailer Voids

c) Opportunity Site Assessment

3. Implementation
a) Targeted Retailers / Developers / Businesses

b) Matching with Prioritized Opportunity Sites

c) Marketing/Outreach Activities

d) Evaluation of Fiscal Impacts and Economic Benefits

e) Post‐Redevelopment Financing / Zoning Strategies (e.g., DOR)

Post‐RDA Economic Development
Kosmont prepared an Economic Development Strategy and Implementation Plan 
for the City:
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Post‐Redevelopment Economic Development Tools
for Public‐Private Projects

These tools often work best when blended together

DOR

9

Economic 
Development 
Real Estate 
Project

Real Estate & 
Property

Special 
Districts 
(Tourism, 
BIDs, etc.)

Taxes & 
Revenue Based 

Financing 

P3 + 
Infrastructure

Land Use 
/ Zoning 
(Higher 
Density; 
Parking)

Economic Benefits of a Specific Plan

• Facilitates and guides development for specific area

• Clear policies, development standards, vision from city / 
community

• Removes land use, entitlement and environmental constraints

• Paves way for private sector investment and corresponding 
fiscal impacts and economic benefits  (e.g. sales and property 
taxes, job creation)

10
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Land Use/Zoning as an Economic Development Tool
Specific Plan that incorporates a Development Opportunity Reserve (DOR):

• Goal: Incorporate and convert Economic Development priorities to zoning policy 
objectives, rewarding developers of preferred uses

• Problem: Up‐zoning used to stimulate economic development often results in a 
windfall to existing passive landowners, not active investors and users

• Bright Idea: Combine Specific Plan (SP) with DOR = Econ Dev “Kicker”

‐ Incentives protect/advance community desires pursuant to the SP

‐ Incentives (e.g., density bonus, parking reduction) in “Reserve Account,” as 
opposed to distributed automatically on a per‐parcel basis

‐ Incentives allotted to new projects that comply with pre‐set “community 
benefits or objectives” (e.g., public restrooms/parking/art, trail/library fees)

‐ Economic value of “DOR” goes to desired projects vs. inactive owners

‐ Example: Burbank Media District Specific Plan and Overlay Zone (1991 –
present) allows more density through CUP for projects that meet community 
goals (e.g. infrastructure)
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Public Private Partnerships (P3)
Projects require cooperation from both the public and private 
sectors in order to achieve market and financial feasibility.

• Market feasibility:
– Supply and demand
– User interest
– Investor appetite

• Financial feasibility:
– Acceptable developer risk‐adjusted return on investment
– Legitimate financial feasibility gaps must be filled by decreased project 

costs (e.g., infrastructure, fees) and/or increased operating revenues

12
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II. PRESENTATIONS

A. “Main Street” - Old Town Newhall, City of Santa Clarita
• Speaker:  Mr. Ken Hira, Kosmont Companies
• Key elements that stimulated economic growth, renovation of  Main 

Street and public/private sector partnerships

B. “The Blvd.” - Downtown Lancaster
• Speaker: Ms. Chenin Dow, Downtown Coordinator - City of Lancaster
• How creative re-design of Lancaster Blvd. helped spur an economic 

revitalization of the city’s downtown

DOWNTOWN REVITALIZATION EXAMPLES
“Success Stories”

13

II. PRESENTATIONS:

A. SANTA CLARITA – OLD TOWN NEWHALL

14
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1997 – Former Santa Clarita Redevelopment Agency establishes Newhall 
Project Area

2005 – Downtown Newhall Specific Plan adopted
• Evaluated history of Newhall, existing conditions, and revitalization strategies
• Established new code and zoning for Old Town Newhall
• Transformed Main Street (approx. 0.4 miles) into a pedestrian oriented, 

downtown district with mixed use

Case Study – Old Town 
Newhall  

15

OTN Economic Development Role

• Kosmont was retained by Santa Clarita for economic 
development advisory services in 2011
– Market and economic analysis

– Property acquisition and redevelopment strategy

– Developer Request for Proposals (RFP) drafting and distribution

– Developer selection for catalyst site

BUT Redevelopment Dissolution slowed down progress!

16

• Kosmont re‐engaged in 2015 to evaluate public‐private 
partnership
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City Investment
• City of Santa Clarita made substantial investment in public 

improvements and amenities in OTN

• Return to the City is fiscal impacts and economic and 
community benefits
– Sales tax, property tax, other fiscal revenues

– Jobs, wages, spending

– Revitalized downtown core

– Clean, safe environment, quality of life

17

Developer Investment
• RFQ process to select targeted developer

• Developer commitment
– Market drives investment decisions
– Acquisition of property (equity)
– Entitlement of project
– Construction (loan)
– Operations with project income that provides risk‐adjusted return on 

investment

• Proposed mixed‐use project on catalyst site in OTN

18
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• Create an Arts and Entertainment 
District
– Live theater entertainment
– Special events
– Night life
– Museums
– Art galleries

• Alternative to the mall
– Unique shopping and dining 

experience

Vision for Old Town Newhall

19

Before After

20

Streetscape Improvements
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Mixed-Use Library and Public Improvements

22

Façade Improvements
(Building Improvement Grant)
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Façade Improvements
(Building Improvement Grant)

24

Marketing / Events
(“Senses on Main”)
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PARKING STRUCTURETHEATER

RESIDENTIAL / RETAIL MIXED‐USE RESIDENTIAL / RETAIL MIXED‐USE

Proposed Mixed Use Project Concept – 1.7 Acre Catalyst Opportunity Site

II. PRESENTATIONS:

B. LANCASTER – THE BLVD.

MS. CHENIN DOW, CITY OF LANCASTER

26
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10 MINUTE BREAK

“THE AVENUE”

. . . and now, 
City of Buellton 

presents . . .

28
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III. The Avenue: Planning for Buellton’s Future

A. A Vision for Downtown: Planning Overview
B. Medians and Circulation
C. Road Alignment Options
D. Parking Analysis
E. Economic Feasibility
F. Land Massing / Building Forms / Architectural 

Elements

29

III. THE AVENUE: PLANNING FOR BUELLTON’S FUTURE

A. VISION FOR DOWNTOWN: PLANNING OVERVIEW

30
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CREATING A PLAN FOR THE FUTURE OF 
THE AVENUE OF FLAGS

• Vision for Downtown and The Avenue
• Lessons Learned from Studies and Workshops
• Key Principles Guiding Planning Efforts
• Presenting a Planning Framework for the 
Future of the Avenue

32
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BUELLTON VISION 2012

Goal 1:  Branding (Buellton needs to be distinct)
Goal 2:  Healthy and Active Living
Goal 3:  More Arts and Cultural Opportunities
Goal 4:  Positive Change through Planning and Design
Goal 5:  Create a Vibrant Downtown based on the Avenue
Goal 6:  Create a Strong Sense of Community
Goal 7:  Encourage Environmental Sustainability
Goal 8:  Foster Economic Development

33

BUELLTON VISION 2012 – cont’d

Goal 5:  Create a Vibrant Downtown 
based on The Avenue

34

Vision Priorities for Downtown Buellton
Activity
Attractive appearance
Public space for events
An environment that encourages walking
Enhanced parking and circulation for vehicles
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IMPLEMENTING THE VISION

Avenue of Flags Specific Plan
Appropriate document to guide long‐range development 
A “Mini‐General Plan” for the Avenue
Builds on General Plan goals and City vision

What does a Specific Plan contain?
Land Use Plan
Circulation Plan
Development Standards and Regulations
Infrastructure Requirements and Phasing
Economics: Cost and Financing Mechanisms

35

PRIOR STUDIES & WORKSHOPS

Avenue of Flags Urban Design Plan (December 2002)
General Plan 2025 (revised December 2008)
Bicycle and Pedestrian Master Plan (January 2012)
Buellton Vision Plan (February 2012)
Avenue of Flags Corridor Constraints Study (April 2012)
Cal Poly Urban Design Concepts (Spring 2012)
Avenue of Flags Workshop #1 (June 27, 2015)

36
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WORKSHOP #1:  LESSONS LEARNED
Economics and Implementation

Minimize infrastructure costs
Provide incentives, not roadblocks, for development
Minimize disruption to businesses as Avenue is updated

Circulation and Parking
Generally maintain existing pattern (do not reinvent the wheel)
Seek opportunities to create more public space 
Open to a variety of parking strategies (public lots, shared 
private lots, on‐street, behind businesses)
Need to address truck parking

37

WORKSHOP #1:  LESSONS LEARNED – cont’d

Land Use
Maintain a mix of residential and commercial uses
Include civic amenities consistent with Vision

Urban Form
Maintain small‐town character and scale
Include high quality urban design elements
Open to a variety of architectural styles treatments
Redesign medians to encourage public use

38
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MOVING FORWARD: 
A FRAMEWORK FOR PLANNING

The Goal: Create a vibrant downtown core with a thriving mix of 
land uses and public activity

Circulation
Need to maintain safe automobile circulation
Need to maintain access to businesses
Need to integrate bike and pedestrian circulation into the Avenue
Need to maintain access to truck services

Parking
Is there enough right now?
Need to coordinate land use/density with future parking needs
Need to provide for truck parking

39

MOVING FORWARD: 
A FRAMEWORK FOR PLANNING – cont’d

The Goal: Create a vibrant downtown core with a thriving mix of land uses 
and public activity

Land Massing and Building Forms
Identify target areas for future development or reuse
Need to coordinate density with parking requirements and economic reality
Integrate parking, public spaces, and proximity to businesses
Create attractive building forms with well‐defined access 

Economics and Implementation
Determine appropriate mix of land uses based on market analysis
Develop economic pro forma
Identify appropriate development incentives for different parcel sizes or land uses
Identify key infrastructure needs and create achievable phasing and financing plan

40
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KEY PLANNING ELEMENTS

Specific Plan Districts 
Index to Median Planning Areas 
Medians and Roadways – Concept Sketches
Parking Analysis 
Land Use Massing and Building Forms
Economic Feasibility
Architectural and Design Elements

41
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III. THE AVENUE: PLANNING FOR BUELLTON’S FUTURE

B. MEDIANS AND CIRCULATION
CONCEPT SKETCHES  &  CROSS-SECTIONS

44
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PLANNING CONSIDERATIONS

Medians & Circulation
Generally maintain existing pattern (do not reinvent the wheel)
Seek opportunities to create more public space 
Safe pedestrian, bicycle and automobile circulation
Convenient access to businesses, residents and community 
events
Maintain access to truck services

45

• Insert graphics
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• Insert graphics
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• Insert graphics
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• Insert graphics

49

• Insert graphics
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• Insert graphics
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• Insert graphics
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• Insert graphics
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• Insert graphics
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• Insert graphics
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• Insert graphics

56



10/22/2015

29

III. THE AVENUE: PLANNING FOR BUELLTON’S FUTURE

C. ROAD ALIGNMENT OPTIONS
CONCEPT SKETCHES

57
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• Insert graphics – 9 sketches from MNS to be inserted.
• Will have Tuesday morning.

59
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III. THE AVENUE: PLANNING FOR BUELLTON’S FUTURE

D. PARKING ANALYSIS

68
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PLANNING CONSIDERATIONS

Parking
Is there enough right now?
Need to coordinate land use/density with future parking 
needs
Open to a variety of parking strategies

public lots, shared private lots, on‐street, behind businesses)

Need to provide for truck and visitor parking

69

Existing Parking Along The Avenue of Flags
70
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• Insert graphics / summary data
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III. THE AVENUE: PLANNING FOR BUELLTON’S FUTURE

E. ECONOMIC FEASIBILITY

72
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Public Private Partnerships (P3)
Project Feasibility

Projects require cooperation from both the public and private 
sectors in order to achieve market and financial feasibility.

• Market feasibility:
– Supply and demand
– User interest
– Investor appetite

• Financial feasibility:
– Acceptable developer risk‐adjusted return on investment
– Legitimate financial feasibility gaps must be filled by decreased project 

costs (e.g., infrastructure, fees) and/or increased operating revenues

73

DOR Trade‐Offs
• Incentives support Specific Plan Goals and Objectives and are placed into a 

“Reserve Account” for City to distribute on a case‐by‐case / project basis
• If developers provide specified community benefits / objectives, City 

rewards developers with incentives

Potential Community Benefits / Objectives Potential Incentives 

• Construction of restrooms

• Construction of an off‐site public parking lot

• Payment into, or creation of, a parking district

• Construct off‐site public improvements (curb, 
gutter, sidewalk, street widening)

• Payment of an off‐site trail fee

• Payment of off‐site water / wastewater fees

• Installation of public art

• Payment of a library fee

• Adding additional green building features

• Increase building heights from 35 to 50 feet

• Reduce on‐site parking requirements

• Increase mixed‐use residential density from 
12 units per acre to 18‐20

• Reduced rear yard setbacks

• Allow land uses not allowed in the CR zone, 
such as 100% industrial

• Reduced application fees

• Reduced traffic fees of off‐site public 
improvements are provided

Source: City of Buellton City Council Staff Report, October 23, 2014

74
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Types of Incentives for difference types of development
• Incentives should be aligned to specific types of desired development, and 

tailored to achieve market and financial feasibility

75

Type of Incentive Commercial Development Mixed‐Use Development

Increase potential 
operating revenues 
(i.e. rental income)

• Reduce on‐site parking 
requirements

• Reduced rear yard setbacks
• Allow land uses not allowed in 
the CR zone, such as 100% 
industrial

• Increase building heights from 35 to 
50 feet

• Increase mixed‐use residential 
density from 12 units per acre to 
18‐20

• Reduce on‐site parking 
requirements

• Reduced rear yard setbacks
• Allow land uses not allowed in the 
CR zone, such as 100% industrial

Decrease project 
costs

• Reduced application fees
• Reduced traffic fees of off‐site 
public improvements are 
provided

• Reduced application fees
• Reduced traffic fees of off‐site 
public improvements are provided

DOR in Action
City of Buellton
DOR “Reserve”

Developer A
Project

Developer B
Project

Developer C
Project

Builds
Public 
Parking 
Lot

Receives
Reduction 
in Required 
On‐Site 
Parking

Builds
Public 

Restrooms

Receives
Increase 
in Max 
Building 
Height

Provides 
Off‐Site Public 
Improvements

Illustrative Scenarios

Receives
Residential 
Density 
Bonus

76
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Sample Development Pro Forma Analysis
Development Program

77
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Sample Development Pro Forma Analysis – Cost Summary
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Sample Development Pro Forma Analysis
Operating Revenue and Expenses

80

Sample Development Pro Forma Analysis
Return on Cost Summary
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III. THE AVENUE: PLANNING FOR BUELLTON’S FUTURE

F. LAND MASSING / BUILDING FORMS / 
ARCHITECTURAL ELEMENTS

81

82
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IV. Discussion and Next Steps

A. Specific Plan Timeline

B. Future Workshops

C. Questions and Answers

87

THANK YOU !


