SANTA BARBARA RANCH PROJECT SUMMARY
Staff Report for APAC Meeting of April 6, 2007

RECOMMENDATION OF THE SANTA BARBARA COUNTY AGRICULTURAL
PRESERVE ADVISORY COMMITTEE REGARDING A PROPOSED WILLIAMSON
ACT CONTRACT CANCELLATION AND AGRICULTURAL CONSERVATION
EASEMENT EXCHANGE, WITH CONCURRENT ISSUANCE OF A NEW
WILLIAMSON ACT CONTRACT, INVOLVING PORTIONS OF DOS PUEBLOS
RANCH AND SANTA BARBARA RANCH

SECTION 1:

A. Setting and Context. The Naples Townsite encompasses an 800-acre area on the
Gaviota coast, located two miles west of the City of Goleta. The areas development potential
has long been a source of dispute and litigation, both past and pending. This conflict centers
around the Original Map of Naplesfiled by the Naples Improvement Company on July 23, 1888,
the Official Map of Naples recorded by the County of Santa Barbara ( County ) on October 3,
1995, and intervening legal disputes over lot merger provisions and septic system permit
requirements imposed by the County. Further complicating the matter are California Coastal Act
and local coastal land use policies that promote the preservation of agriculture, sensitive habitats
and visual quality of the Gaviota Coast, while at the same time identify a single family residence
as an eligible principal permitted use on individual legal lots, regardless of size.
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B. Legal Conflict. Past and current property owners claim the right to develop more
than 400 parcels under the Original Map of 1888. The County, on the other hand, has long
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disputed this claim and imposed compulsory lot merger and septic system requirements in 1984
that effectively reduced the development potential by 75%. As aresult of litigation successfully
pursued against the County, and in furtherance of the ruling by the California Supreme Court, the
County adopted the Official Map of Naples in 1995 that recognizes 274 legal lots within the
Townsite of Naples. The legal lots recognized in the Official Map corresponds to the number of
parcels evidenced by deeds of conveyance between bonified parties and certificates of
compliance previously issued by the County.

C. Land Use Conflict. Existing land use and zoning designations for the Naples
Townsite consist primarily of commercia agriculture, with a minimum lot size requirement of
100 acres for each parcel. This translates to a lot density that is considerably less than the 274
legal lots recognized in the 1995 Official Map of Naples. In short, existing agricultural land use
designations and implementing zoning ordinances do not align with the density of the legal lots
already present at the Townsite. Asameans of resolving this conflict, the County s Coastal Land
Use Plan ( CLUP) contains policy language that is expressly and solely applicable to Naples.
Policy 2-13 was adopted in 1982 at the time of the certification of the County s Local Coastal
Program and states:

The existing Townsite of Naples is within a designated rural area and is remote
from urban services. The County shall discourage residential development of existing lots. The
County shall encourage and assist the property owner(s) in transferring devel opment rights from
the Naples Townsite to an appropriate site within a designated urban area which is suitable for
residential development. If the County determines that transferring development rights is not
feasible, the land use designation of AG-11-100 should be re-evaluated.

D. Memorandum of Understanding. On December 3, 2002, the County and two of
the four principal owners of Naples (the Morehart and Santa Barbara Ranch related interests;
collectively the Applicant/Landowner ), together r epresenting 80% of the Official Map lots,
entered into a Memorandum of Understanding (MOU ). The MOU sets forth a protocol for
processing land use applications to globally resolve development and conservation issues arising
from conflict between the density of legal parcels within the Townsite and the rural, agricultura
purpose and intent of the current underlying zone district and land use designation. The MOU
does not create entitlements, rights or approvals, and does not impair the County s ability to
enforce its applicable ordinances, resolutions, policies or statutes. However, it does obligate the
County to entertain applications for development at Naples. In this regard, the applicant has
formulated a proposed project and a project alternative for consideration (collectively, the Santa
Barbara Ranch Project ):

0 MOU Project. The MOU Project consists of a large lot residentid
development and associated land use changes on Santa Barbara Ranch ( SBR) totaling 485
acres and encompassing 80% of the 274 lots comprising the Official Map of Naples. The MOU
Project would merge these lots, resulting in 54 new rural estate residences and include an
equestrian center, agricultural support facilities, a worker duplex, public amenities (including
access road, parking and restroom, hiking, biking, equestrian trails near the coastal bluff, an
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educational kiosk and a coastal access stair structure), and creation of private conservation
easements permanently protecting 137 acres for agricultural uses and 188 acres for open space.

o Alternative 1. The Applicant/Landowner has also submitted a project
aternative (Alternative 1) for review by the Cou nty at a project-level detail for purposes of
evaluating aternatives to the MOU Project under the California Environmental Quality Act
(CEQA). Alternative 1 comprises the 485-acre SBR plus the adjacent 2,769-acre Dos Pueblos
Ranch (DPR). Alternative 1 would include develop ment of a total of 72 new rural estate
residences, one employee duplex, one agricultural support facility, public amenities (including
access road, parking and restroom, hiking, biking, equestrian trails near the coastal bluff, an
educational kiosk and a coastal access stair structure), and creation of conservation easements
permanently protecting 2,629 acres for agricultural uses and 372 acres for open space.
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E. Agricultural Preservation. DPR includes 2,566 acres that are currently
protected under Williamson Act (WA') Contract #77A Pl14. Under Alternative 1, the
Applicant/Landowner proposes to cancel WA Contract #77AP14 pursuant to Government Code
Section 51256 et.seq., and simultaneously: (i) place 2,304 acres that are presently under contract
(WA Remainder ) into a permanent Agricultural Cons ervation Easement ( ACE ), along with
325 additional non-contract acres that are currently unprotected, thereby bringing the total to
2,629 acres of agricultural acreage protected in perpetuity ( WA-ACE Easement Exchange);
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and (ii) place the WA Remainder in a new contract ( New WA Contract). Table 1 summarizes

areas that are currently under WA Contract #77AP14, the areas that would be taken out of
contract and developed for residential uses, the areas within the proposed replacement contract
(including lands that are not currently within WA Contract #77AP14), and the lands proposed to
be within the ACE. Net changes are summarized in Table 2, while Figure 3 displays the
geographic configuration of the proposal.

Tablel
Project Summary

Total Land Prime Agricultural Land

GrossAcres In WA In ACE In WA In ACE
Existing Condition 2,566 0 517 0
Proposed Project 2,304 2,629 440 612
Net Change (262) +2,629 (77) +612
Source: URS Corporation, Draft EIR for Santa Barbara Ranch Project, 2006. California Department of

Conservation, 2002, USDA NRCS SSURGO Database, 2004.
Notes:
1. Acreage figures are approximate and based on polygon computations utilizing digital base maps available
through the California Department of Conservation. Individual figures may not add up directly due to statistical
rounding.
2. Prime Agricultural Land is defined in Government Code Section 51201(c) for purposes of the Williamson Act
and consists of:
a. Soils Classification - all land that qualifies for rating as Class | or Il. (Note: There are only Class Ile
soils present on the Santa Barbara and Dos Puebl os Ranch properties).
b. Farming Production - defined as either Prime Farmland, Farmland of St atewide Importance,
Unique Farmland or Farmland of Local Importance as mapped by the California Department of
Conservation under the California Farmland Mapping and Monitoring Program.

Table2
Changein Total Agricultural Land and Prime Agricultural Land
Total Prime Agricultural Land
GrossAcres Agricultural Classlle __Mapped Farmland
Land Soils Only With Class With No Total Acres
Ile Soils Class|le Soils
Egtr rent Williamson 2,566 30 68 219 517
Proposed ACE 2,629 54 118 440 612
Net Change +63 +24 +50 +21 +95
Source: URS Corporation, Draft EIR for Santa Barbara Ranch Project, 2006. California Department of

Conservation, 2002, USDA NRCS SSURGO Database, 2004.

Notes:

1. Acreage figures are approximate and based on polygon computations utilizing digital base maps available
through the California Department of Conservation. Individual figures may not add up directly due to statistical
rounding.

2. SeeTable 1 for definition of Prime Agricultural L and.
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Alternative 1 Source: County of Santa Barbara, Case Nos.
03DV P-00000-00041 and 05A GP-00000-00011.

SECTION 2: Government Code Section 51256 requires that to participate in the
Williamson Act Easement Exchange Program (WAEEP), the County must 1) first comply with
the cancellation provisions of Government Code Section 51282, including the required findings*
and 2) make the findings required by Government Code Section 51256. After the requisite
findings are made, the matter must be submitted to the California Department of Conservation
for final approval. In addition, the County must make the required findings under its Uniform
Rules to alow issuance of the New WA Contract. Staff recommends that APAC consider the
findings attached hereto as Exhibit A, incorporat ed herein by this reference, and recommends
the Board of Supervisors adopt them.

! Government Code Section 51282 specifically provides that one of two findings be made: (a)(1) that cancellation is
consistent with the purposes of the applicable WAEEP statutes; or (a)(2) that cancellation is in the public interest.
The attached findings address the | atter category.
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SECTION 3: Based on 1) the evidence presented in herein, 2) testimony and comments
received in connection with Case No. 05AGP-00000-00011, and 3) the recommendations of
County staff, APAC hereby recommends the Board adopt the findings set forth in Exhibit A
implementing the WA-ACE Easement Exchange and New WA Contract, Case No. 05AGP-
00000-00011. Thisrecommendation is based, in part, on the following:

1 The WA-ACE Easement Exchange is part of a global solution of planning
issues that are specific to Naples and entails cancellation of an existing Williamson Act that
might not otherwise be allowed were it not for the underlying conflict between agricultural land
use designations and the density of the legal lots aready present at the Townsite. From the
perspective of agriculture and its preservation through protective covenants, APAC concludes
that the WA-ACE Easement Exchange is beneficial insofar as: (i) less productive land would be
replaced by more acreage than is lost, and more significantly, by land that is superior both in soil
quality and agricultural productivity; and (ii) the duration of protection is in perpetuity as
opposed 10-year terms under Williamson Act contracts..

2. The following items shall be submitted for review and comment by APAC
for recommendation to the Board of Supervisors prior to any final action on the Santa Barbara
Ranch Project: (i) the language of the proposed ACE governing use within the ACE, as well as
regulations governing each Farmstead Envelop; (ii) the identity and qualifications of the
trustee(s) to administer the ACE; and (iii) the terms and conditions of the Open Space and
Habitat Management Plan. The easement language of the ACE shall, at a minimum, incorporate
the following provisions:

a. Uses and improvements within the ACE shall: (i) conform to the
land use limitations specified in Rule 6, Paragraph I.D. of the County s Uniform Rules (subject
to the provisions of Paragraph 2.b. below); (ii) be governed by the terms and conditions of
zoning applicable to the property as set forth in Articles Il and 1ll, Chapter 35 of the Santa
Barbara County Code; and (iii) embody specific use limitations within the recorded ACE
document substantially in conformance with sample language appearing in Exhibit C, attached
hereto and incorporated herein by this reference.

b. Farmstead Envelops define areas within the ACE that may be
occupied, in whole or in part, by buildings and structures that are permitted by the underlying
agricultural zone designation. Uses and improvements located outside of Farmstead Envelops
shall be restricted to alowable agricultural uses and improvements as: (i) defined in Exhibit C,
Paragraphs (b), (c) and (d); and (ii) permitted by the underlying agricultural zone designation.
Within Farmstead Envelops, allowable residential uses shall be: (i) restricted to those defined in
Exhibit C, Paragraph (a8)(1); and (ii) confined to a maximum footprint of two acres
( Residential Building Site). The balance of areas within each Farmstead Envelop shall be
restricted to allowable agricultural and accessory uses and improvements as defined in Exhibit
C, Paragraphs (a)(2), (b), (¢), (d) and (e).

C. All owners within the ACE shall be required to: (i) financial
support (through a cooperative or equivalent mechanism) essentia infrastructure including
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storage facilities, farm equipment, water distribution systems and agricultural employee housing;
and (ii) employ best management practices with regard to al agricultura operations. As used
herein, the term best management practices means and includes a practice or combination of
practices that are determined to be the most effective manner of developing, operating and
sustaining agricultural uses (as such term is defined in Exhibit C, Paragraph (b)).

d. As an optional measure, individual owners (on their own accord or
in cooperation with others) may retain a professional manager to assist the owners in their
respective operations as well as coordinate crop production, access and maintenance of support
infrastructure. Financial support of land trust administration, maintenance of agricultural
infrastructure and professional agricultural management (if exercised) shall be accomplished by
parcel assessments, CC&R levies or comparable secured obligations. In the event that an
individual owner fails to meet the minimum requirements specified in Table 3, then the option to
employ a professional manager shall become compulsory for so long as the owner fails to
comply; the owners shall cooperate with the professional manager hired by an individual owner,
although the required production value on each parcel would remain the same.

Table3
Minimum Agricultural Production Thresholds
Column 1 Column 2 Column 3 Column 4
Lot Identification | GrossLot Average Annual Minimum Productive
(See Exhibit B Area Production Value Acreage Per Parcel
and Table 4) (Acres) (Crops) (Acres)
North of Hwy 101
DP-11 2,304.62 Not Applicable Not Applicable
SBR-188 129.23 Not Applicable Not Applicable
South of Hwy 101
DP-12 20.63 $10,315 10.50
DP-13 40.55 $20,275 20.00
DP-14 35.72 $17,860 18.00
DP-15 34.63 $17,315 17.50
DP-16 16.98 $15,000 8.00
DP-17 31.68 $15,840 15.84
DP-20 15.02 $15,000 7.50
Santa Barbara Ranch Project Agricultural Preserve Advisory Committee
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Table 3 (Continued)
Minimum Agricultural Production Thresholds

Source: County of Santa Barbara, Case Nos. 03DV P-00000-00041 and 05AGP-00000-00011; L& P Consultants,
Agents for Applicant, 2006.

Minimum Requirement: To comply with the requirements of this Table 3, the owners of all lots totaling less
than 20 acres (i.e., DP-16 and DP-20) must achieve both of the following: (i) the Minimum Productive Acreage
listed in Column 4; and (ii) the Average Annua Production Value listed in Column 3. For all other lots listed in
Column 1, the individual owners of such lots must meet one of the thresholds listed in either Column 3 or 4 for the
corresponding lot.

1. Compliance with the minimum requirement for Average Annua Production Vaue is based on gross
product value, averaged over at least three of the previousfive years.

2. Compliance with Minimum Productive Acreage listed in Column 5 requires that corresponding
acreages must be fully planted in commercial agricultural production (with allowances for fallow periods, change
of crops or production method).

3. Exceptions to the requirements of this Table 3 may be granted by the Trustee of the ACE where it can
be demonstrated, at the sole discretion of the Trustee, that compliance cannot be reasonably achieved due to
terrain, sensitive resources or other similar constraints.

e. Notwithstanding the early withdrawal provisions of California Public Resources
Code Section 10270, the ACE and associated covenants shall be recorded against the property
and run in perpetuity regardless of changes in ownership. Subject to approval by the California
Department of Conservation, the County shall be named as a non-signatory third party
beneficiary with the right, but not the obligation, to enforce the ACE with regard to land use,
provided, further, that the ACE may not be amended without the County s prior written approval.
For purposes of evidencing compliance with the minimum requirements specified in Table 3, all
lot owners shall maintain records of annual productive acreage and production value, and make
this information available to the ACE Trustee and County upon request.

3. In accordance with the provisions of CLUP Policy 2-13 and prior to
approving Alternative 1, the Board of Supervisors would have to affirm that: (i) residential
development of existing lots at the Naples Townsite has been discouraged; (ii) property owner(s)
have been encouraged and assisted in transferring development rights from the Naples Townsite
to an appropriate site within a designated urban area which is suitable for residentid
development; and (iii) the transfer of development rights for the Santa Barbara Ranch Project is
not feasible, thereby allowing consideration of a change in agricultural zoning at Naples.

4, The Applicant/Landowner shall: (i) obtain, if required, the appropriate
permits necessary to remedy the non-conforming condition, use and improvement of all existing
dwellings located on lands contained within the WA-ACE Easement Exchange and WA
Remainder in compliance application provisions of Articles Il and Ill, Chapter 35 of the County
Code; (i) impose use restrictions as part of the ACE easement language, limiting the occupancy
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of employee and farm labor housing to persons retained by the underlying property owner(s) to
perform agricultural services for property within the ACE; (iii) obtain a Certificate of
Compliance for the remainder parcel (Lot DP-11) concurrent with map recordation for
Alternative 1, creating Lots DP-01 through 10; and (iv) forego al further subdivision and
development of the property encompassed within the ACE except as expressly authorized by the
Board of Supervisorsin conjunction with its approval of Alternative 1.

5. The WA-ACE Easement Exchange and New WA Contract, Case No.
05AGP-00000-00011, shall be returned to the APAC for further consideration in the event: (i)
there are significant changes in the scope of development or in the terms or conditions of the
ACE as the result of environmental review and project approvals; (ii) the California Department
of Conservation does not approve or concur with the County s findings (including, but not
limited to, the inclusion of Farmstead Envelops in the computation of easement exchange
acreage); (iii) there are significant changes to the County s Uniform Rules that are adopted prior
to project approva which add or modify the criteria or findings for WA Contracts; and (iv) such
events materialy affect the underlying facts and evidence on which the APAC has based its
conclusions (including, but not limited to, elimination of the agricultural support facility on Lot
57 without comparabl e replacement elsewhere).

6. The plans for the WA-ACE Easement Exchange and new WA Contract
attached hereto as Exhibit B, incorporated herein by this reference, shall be modified to show
Farmstead Envelopes for all agricultural support structures and employee housing listed in
Table 4 in compliance with applicable guidelines and regulations of the California Department of
Conservation. The Development Plan for the newly created Naples Planned Devel opment zone
district (and associated subdivision maps, if necessary) shall be adjusted such that a minimum
100-foot buffer is maintained between all residential structures and adjacent agriculturally-zoned
land.

7. The Agricultural Preserve Advisory Committee s recommendations are
expressly limited to those matters relating to Agricultural Preserves and the APAC S role of
administering the County s Agricultural Preserve Program and the County s Uniform Rules as
adopted by the Board of Supervisors and do not include statements as to public policy or public
interests beyond those matters. Cancellation of WA Contract #77AP14 and issuance of the New
WA Contract is subject to and contingent upon implementation of the WA-ACE Easement
Exchange.
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EXHIBIT A
Findingsfor WA-ACE Easement Exchange and New WA Contract
Case No. 05AGP-00000-00011

l. PROJECT DESCRIPTION. The Project is graphically depicted in those certain plans
attached hereto as Exhibit B, incorporated herein by this reference, and is summarized as
follows (the Project ):

A. Williamson Act Agricultural Conservation Easement (WA-ACE)
Easement Exchange. The WA-ACE Easement Exchange entails concurrent cancellation of the
existing WA Contract #77AP14 (encompassing APN 079-040-005, 079-060-065, 079-060-066,
079-080-021, 079-090-029, 079-090-030, 079-140-064 and 081-240-018) totaling 2,566 acres
and placement of eight Dos Pueblos Ranch ( DPR) lo ts (DP-11, 12, 13, 14, 15, 16, 17 and 20)
and one Santa Barbara Ranch ( SBR) lot (SBR-188) i nto a new ACE together totaling 2,629
acres. Existing and new structures proposed for inclusion within the new ACE are summarized
in Table 4.

B. New WA Contract. The New WA Contract entails replacement of the existing
WA Contract #77AP14 with a new contract for DPR Lot DP-11 totaling 2,304 acres. Existing
and new structures proposed for inclusion within the New WA Contract are summarized in Table
472

Table4
Building Inventory

Existing Conditions

Lot # Structure Description Bldg. Sq. Ft. Construction Date
DP-11 Reservoir (2) n.a Unknown
Barng/Corals Unknown Unknown

Employee House 1-North 1,385 Unknown

Employee House 2-North 4,530 Unknown

Employee House 3-North 1,980 Unknown

Employee House 4-North 2,590 Unknown

Employee House 5-North 1,370 Unknown

DP-12 None n.a n.a
DP-13 Metal Working Shop (Truck Garage) 4,599 1918
New Maintenance Garage (Shop) (2) 5,055 1967

Old Maintenance Garage (Shop) 4,630 1918

West Horse Stable 5,375 Unknown

East Horse Stable 8,615 1924

Storage Barn No. 1 (Feed Storage) 1,665 1924

Storage Barn No. 2 (Feed Storage) 1,620 1924

Feed Mill Buildings (3) 780 Unknown

Storage Shed/Maintenance Garage 11,975 1918

DP-14 Office 1,490 1926
Gardens n.a n.a

2 Tables 1 and 2, and Figures 1, 2 and 3 appear in the Staff Report and are incorporated herein by this reference.
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Table4
Building Inventory (Continued)

Existing Conditions

Lot # Structure Description Bldg. Sq. Ft. Construction Date
Guest Apts (2) Garage 2,595 1924
Casa Grande (Main Residence; First Floor Only) 3,870 1924
Storage Shed 1,070 1954
DP-15 Long Garage No. 1 & Shed 2,095 Unknown
Boarding House (Ranch No. 1) 4,359 1926
Residence (Ranch No. 2) 878 Unknown
Residence (Ranch No. 5) 1,050 Unknown
Duplex (Ranch Nos. 6 & 7) 1,732 1930
Duplex (Ranch Nos. 8 & 9) 1,732 1930
Long Garage No. 2 1,120 Unknown
Residence (Ranch No. 10) 1,050 Unknown
Nicolas A. Den Adobe Features 878 Unknown
Mobile Home Trailers (3) 2,390 Unknown
DP-16 Dos Pueblos Creek Bridge n.a Unknown
Employee House No. 12 3,470 Unknown
DP-17 Meatpacking Building & Garage (Meat House) 1,980 1947
Pump House 88 1924
Milking Barn & Silos (Dairy Barn) 3,320 1924
Shop Building 1,180 Unknown
Calving Barn (Bull Stalls) 5,415 1930
Three Small Barns 6,000 Unknown
Hay Barn 1,950 1924
Historic El Camino Real & Stage Coach Road Fragment n.a Unknown
Employee House No. 11 832 1926
Aquaculture Facilities (Hatchery) 3,340 1992
Employee Trailer 4 1,250 Unknown
X-Mas Tree Office 490 Unknown
DP-20 None n.a n.a
New Development
Lot # Structure Description L(gfc,:\er;a EE\%%ISFEE?;,)
DP-11 Single Family Home, Guest House and Garage 2,304 2.00
DP-12 Ranch Office, Horse Barn, Single Family Home, Guest
21 4.25
House and Garage
DP-13 Single Family Home, Guest House and Garage 41 3.33
DP-14 None 36 3.75
DP-15 Single Family Home and Garage 35 4.25
DP-16 Single Family Home, Guest House and Garage 17 431
DP-17 None 32 n.a
DP-20 Single Family Home, Guest House and Garage 15 4.50
SBR-118 | Single Family Home, Guest House and Garage 129 3.75

Sources: County of Santa Barbara, Case Nos. 03DV P-00000-00041 and 05AGP-00000-00011; URS
Corporation, Draft EIR for Santa Barbara Ranch Project, 2006; County of Santa Barbara, County Assessor and
Building Official; L& P Consultants, Agents for Applicant, 2006.

Note: Building square footage is estimated and based on several different sources. Where conflicts occurred in
the data, the highest square footage figure was used.
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. RECORD. In making the findings set forth herein, APAC considered the following:

A. All public testimony, both written and oral, received in conjunction with those
certain public meetings conducted by APAC on August 11, 2006, September 8, 2006, October 6,
2006, November 3, 2006, December 1, 2006, January 12, 2007, February 2, 2007, and March 2,
2007 ( Public Meetings).

B. All ora, written and visua materials presented by County staff, the
Applicant/Landowner, members of the public and County Counsel in conjunction with the Public
Meetings.

C. The following informational documents that, by this reference, are incorporated
herein.

1. The WA-ACE Easement Exchange and New WA Contract application
submitted on March 25, 2005, and identified as Case No. 05AGP-00000-00011 to implement the
WA-ACE easement exchange and issuance of areplacement WA Contract described in Section 1,
Paragraph E above.

2. The application submitted on November 4, 2003, and accepted as
complete on September 3, 2004, consisting of a project description with associated plans and
documents to implement the MOU Project as described in Section 1, Paragraph D above.

3. The Draft Environmental Impact Report (State Clearinghouse No.
2005011049; Case No. 04EIR-00000-00014) prepared for the MOU Project and released for
public review on June 28, 2006.

4, Those certain written reports submitted by County staff dated August 11,
2006, September 29, 2006, October 27, 2006, November 21, 2006, November 29, 2006, January
4, 2007, January 25, 2007, February 16, 2007, and March 19, 2007 ( Staff Reports).

[1l.  FINDINGS
A. Williamson Act Cancellation.

1. Government Code Section 51282, provides that the Board of
Supervisors may grant tentative approval for cancellation of an existing Williamson Act
contract only if it makes the one of the following findings. (a)(1) that cancellation is
consistent with the purposes of thischapter; or (a)(2) that cancellation is in the public
interest.

Finding: The Board findings the Project in the public interest for the
following reasons:
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As summarized in Tables 1 and 2, and graphically depicted in Figure 3.
WA Contract #77AP14 totaling 2,566 acres would be replaced by a new ACE encompassing
approximately 2,629 acres. The duration of WA contracts are 10 years and automatically
renewed annually unless the landowner makes application for non-renewal, in which case the
contract would expire at the end of the 10-year time frame. In contrast, the creation of an ACE
on this land would protect them in perpetuity and would provide a significant agricultural buffer
in close proximity to the western boundaries of both the City of Goleta and existing urban limit
line. The WA-ACE Easement Exchange affirmatively furthers agricultural preservation
objectives by: (i) increasing the number of agricultural acres under protection; (ii) extending the
duration of protection from 10 years to perpetuity; and (iii) providing a swath of protected
agricultura land from the ocean to the mountains.

2. Government Code Section 51282(c) provides that for the purposes of
(8)(2), cancellation shall be in the public interest only if the Board makes the following
findings:

Finding: The Board finds that other public concerns substantially
outweigh the objectives of this chapter.

This finding entails issues beyond the scope of APAC; as such, no
findings are recommended.

Finding: The Board finds there is no proximate non-contracted land
which is both available and suitable for the use to which it is proposed the contracted land
be put, or, that development of the contracted land would provide more contiguous
patterns of urban development than development of proximate non-contracted land.
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The removal of 262 acres of contracted land on Dos Pueblos Ranch and
subsequent development for residential purposes is proposed under impending provisions of the

Santa Barbara Ranch Project
Case No. 05AGP-00000-00011

Agricultural Preserve Advisory Committee

Page 13 Findings and Recommendation



Naples Planned Development ( NPD ) land use and zon ing designation. Proposed policies and
regulations of the new NPD district limits its application to parcels depicted on the Official
Map and/or adjoining lands identified for relocation or reduction of Officia Map parcels
consistent with the intent of Local Coastal Plan Policy 2-13, and the agriculture and resource
protection policies of the Local Coastal Plan. For the reasons discussed below, SBR is not
available for purposes of Government Code 51282.b .5 insofar as its inclusion defeats the very
premise of Alternative 1; DPR south of Hwy 101 is available for intensified development but is
not suitable because it would compromise agricult ural resource values and contains lands of
greater productivity than the lands proposed for development. Thus, for purposes of Government
Code Section 51282.b.5., proximate non-contracted land which is potentially available as an
alternative to the removal of 262 acres of contracted land on Dos Pueblos Ranch is depicted in
Figure 4 and consists of two broad categories:

. S 7 j
Figure 4B ' - |7 |IT fll\x / /
Proximate Land ] et | Caiino L
.H:‘:x I At <" VEE TN P~ W S
Contract Land £ WA L e L NRD
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; j~“—Tr  SeeFigure 4A and Table5. :
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» With Site Control. The Applicant/Landowner controls (in fee
or by contract) approximately 18% of the 3,834 total acres of proximate non-contracted. This
acreage consists of the entirety of SBR (485 acres) together with those portions of DPR located
south of Hwy 101 (207 acres). These non-contracted lands are already proposed for devel opment
under Alternative 1. While development within these areas could be intensified and thereby
preclude the need to remove land under WA Contract #77AP14, such development would
conflict with other community policies and goals; namely, protection and enhancement of
agricultural uses. The fundamental goal of Alternative 1 is to relocate residentia lot densities
further north of the Naples Townsite to avoid conflict with these objectives. This conflict is
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graphically illustrated in Figure 5. Areas of DPR south of Hwy 101 posses the richest
concentration of prime agricultural land anywhere within the boundaries of DPR and SBR.
Intensified development in this area would undermine the preservation of such land. As shown
in Tables 1 and 2, the WA-ACE Easement Exchange would both increase the total acreage of
land that is protected for agricultura uses (i.e., a net increase of 63 acres) and add 95 acres of
land that is deemed prime for thisuse (anet i ncrease of more than 18%). In summary, SBRis
not available for purposes of Government Code 51282.b.5 insofar as its inclusion defeats the
very premise of Alternative 1; DPR south of Hwy 101 is available for intensified development
but would compromise agrict Source: County P&D, June 2006 such, is unsuitable for purposes of
Government Code 51282.b.5.

Table5
Proximate Non-Contracted L and Without Site Control
Property Identification (See Figure 4B)
A B C D E F G Total

Total Land

No. of Naples L ots 12 25 37

No. of Acres 1,800 60 33 14 145 63 1,060 3,142
Developable Potential

Naples Lots 37% 37% 37%

Non-Naples 0% | T0%|  70% 70% 70% 70%
Acreage
Residential Potential

Maximum Yield 13 1 1 5 1 10 7 38

Current Proposed 7 0 0 8 2 10 4 31

Additional 5 1 1 0 0 0 3 10
Capacity

Sources: County of Santa Barbara, Gaviota Coast Projects List, June 2006; County of Santa Barbara, Gaviota
Land Use and Zoning Maps, August 2006
Notes:

1. Development Potential for Naples Lots is based on findings for the Santa Barbara Ranch Project EIR
(i.e., 82 lots219 lots = 37%); Development Potential for Non-Naples Lots is based on Gaviota projects currently
pending before the County (i.e., number of residential dwellings proposed compared to the calculated maximum
with atypical A-11-100 land use designation; Naples Lots are excluded).

2. Where Current Proposed projects exceed the calculated Maximum Yield, Additional Capacity is shown
to be zero rather than reflect a negative number. No projects are currently pending for the Schulte Trust or DP
Orchid Company properties (Map ID # C & D, respectively).

3. Cadculations of Residential Potential are hypothetical; actual capacity will vary depending on site-specific
conditions.

- With No Site Control. The balance of proximate land other
than that controlled by the Applicant/Landowner is summarized in Table 5. A review of resource
maps maintained by the County show that all of the properties are impacted to some degree by
one or more physical, environmental or policy constraints including flood hazards, wetlands,
sensitive species/habitats, visual resources, septic limitations, mapped farmlands and ot densities
(i.e,, Naples). These constraints are not unique to these properties and persist throughout the
Gaviota Coast. These constraints translate to development that is less than the hypothetical
potential that is otherwise achievable according to each property s underlying land use
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Figure 5
Prime Agricultural Lands

(See Tables 1 and 2 for Statistical Tabulations)

Area of Existing Williamson Act
Contract to be Removed (262 Acres)

Existing Unprotected Ag Land to
be Added (325 Acres)

- Prime Land to be Removed
(77 Acres)

Source: URS Corporation, Draft EIR
for Santa Barbara Ranch Project, 2006

designation. Based on projects currently pendinigrbethe County, residential development
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