
 

Las Varas Ranch Final EIR  1-1 

1.0 INTRODUCTION 

1.1 PURPOSE AND SCOPE 

This Environmental Impact Report (EIR) has been prepared by the County of Santa Barbara to 
evaluate potential environmental impacts resulting from the proposed Las Varas Ranch Lot 
Split, Conditional Certificate of Compliance, and Lot Line Adjustments projects (hereafter 
“project”).  The California Environmental Quality Act (CEQA) requires the preparation of an 
EIR when projects are anticipated to have potentially significant impacts on the environment.  
EIRs are prepared in order to “identify the significant effects of a project on the environment, to 
identify alternatives to the project, and to indicate the manner in which such significant effects 
can be mitigated or avoided” (California Public Resources Code, Section 15011).  An EIR is 
intended to serve as an informational document for decision makers and the general public 
regarding the environmental consequences of a project. 

While CEQA requires that major consideration be given to avoiding environmental impacts, the 
lead agency and other responsible agencies (agencies that have discretionary approval or 
permitting authority over the proposed project) must balance adverse environmental effects 
against other public objectives, including economic and social goals, in determining whether 
and in what manner a project should be approved. 

This EIR was prepared in accordance with the California Environmental Quality Act (CEQA) of 
19701, and the State CEQA Guidelines2 and the County’s adopted Guidelines for the 
Implementation of CEQA, published June 2010.  The County of Santa Barbara is the lead agency 
for this EIR as per Section 15367 of the CEQA Guidelines.  The County will use this EIR in its 
consideration of the requested approvals that would allow implementation of the proposed 
project. 

A Notice of Preparation (NOP) and EIR Scoping Document were circulated for review and 
comment by the public, agencies, and organizations as required under CEQA.  The EIR scoping 
document is provided in Appendix A.  A public hearing to accept scoping comments was held 
on June 24, 2008.  Comments relating to the EIR scope were taken into consideration in the 
preparation of this EIR. 

1.2 PROJECT OVERVIEW 

The proposed project includes the validation of an illegally created lot; reconfiguration of 
existing parcels within 1,784 acres of Las Varas and Edwards Ranches under three separate 
applications; identification of residential development envelopes within each proposed lot; and 
construction of infrastructure including access roads and a shared water system to serve future 
development.  Specifically, nine existing parcels would be reconfigured through a combination 
of lot mergers, lot line adjustments, and subdivisions into seven new legal parcels ranging in 

                                                      

1   State of California, Public Resources Code, Sections 21000 et seq. 
2   Title 14, California Code of Regulations, Sections 15000 et seq. 
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size from 55 acres to 1,115 acres.  Each newly configured parcel would include a designated 
area for future residential development.   

1.3 SCOPE OF THE EIR 

The EIR will discuss all environmental resources potentially impacted by the proposed project 
as required by CEQA.  While the project involves three primary separate and distinct 
applications (two lot line adjustments and one tentative parcel map), the projects are being 
analyzed conjunctively in this EIR because they are related in that they have similar objectives 
and uses, are geographically adjacent, and are on a property managed and operated as a single 
unit. Thus for the purposes of this EIR, the individual projects are considered a single bundled 
project when it comes to assessing project specific and cumulative impacts, identifying 
mitigation measures, and evaluating project alternatives.  The following environmental issue 
areas/resources on which the project would have a potentially significant impact, as identified 
in the Scoping Document and Notice of Preparation (NOP) (see Appendix A), are analyzed: 

 Aesthetic/Visual Resources  

 Agricultural Resources 

 Air Quality 

 Biological Resources 

 Cultural Resources 

 Fire Hazards 

 Geologic Processes  

 Hazardous Materials 

 Land Use 

 Recreation 

 Transportation/Circulation 

 Water Resources/Flooding 

Energy, Noise, and Public Facilities are issues that were considered unaffected by the proposed 
project or analyzed in the Scoping Document (see Appendix A) as being less than significant 
and are therefore discussed in a separate section of the EIR (Effects Not Found to be Significant, 
Section 7.1).   

The EIR addresses the issues referenced above and identifies potentially significant 
environmental impacts, including both project-specific and cumulative impacts, in accordance 
with the provisions set forth in the CEQA Guidelines.  In addition, the EIR recommends feasible 
mitigation measures that would reduce or eliminate adverse environmental effects. 

The level of detail contained throughout this EIR is consistent with the requirements of CEQA 
and applicable court decisions.  The CEQA Guidelines provide the standard of adequacy on 
which this document is based.  The Guidelines state: 

“An EIR should be prepared with a sufficient degree of analysis to provide decision-
makers with information which enables them to make a decision which intelligently takes 
account of environmental consequences.  An evaluation of the environmental effects of 
the proposed project need not be exhaustive, but the sufficiency of an EIR is to be 
reviewed in light of what is reasonably feasible.  Disagreement among experts does not 
make an EIR inadequate, but the EIR should summarize the main points of disagreement 
among the experts.  The courts have looked not for perfection, but for adequacy, 
completeness, and a good faith effort at full disclosure.”  (Section 15151).  
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1.4 EIR ORGANIZATION 

This EIR has drawn on pertinent policies, guidelines, and existing reports and documentation to 
determine baseline conditions, impacts, and design of mitigation measures.  The County’s 
Environmental Thresholds and Guidelines Manual (Revised, 2010) and A Planner’s Guide to 
Conditions of Approval and Mitigation Measures (Revised, 2010), both prepared by the Santa 
Barbara County Planning and Development Department (P&D), were considered.  Copies of 
pertinent documents and guidelines are available for review at Santa Barbara County Planning 
and Development, 123 E. Anapamu Street, Santa Barbara.   

The content and format of this EIR are designed to meet the current requirements of CEQA, and 
the State CEQA Guidelines, and the County’s adopted Guidelines for the Implementation of CEQA, 
published June 2010.  A discussion of each resource is provided in Chapter 4.0 in sections that 
are organized as follows.  

 Environmental Setting – These subsections describe the existing physical conditions for 
each environmental resource investigated in the EIR, including applicable regulatory 
settings.  These subsections provide the context for assessing potential environmental 
impacts resulting from implementation (buildout) of the proposed project.   

 Methodology and Significance Thresholds – These subsections describe the methodologies 
used in the analysis of each environmental issue area and the thresholds or criteria used 
for determining the degree of significance of each identified impact.  The criteria used to 
establish thresholds of significance are based primarily on Appendix G of the State CEQA 
Guidelines and thresholds included in the County’s Environmental Thresholds and 
Guidelines Manual.    

 Impacts and Mitigation - These subsections describe the potentially significant effects 
resulting from the proposed project.  Measures that can mitigate (e.g., avoid, minimize, 
or restore) potentially significant adverse environmental effects are proposed to satisfy 
CEQA’s legislative intentas conditions of approval.  Potential project impacts are 
identified with numbers (e.g., an impact related to biological resources would be Impact 
BIO-1, Impact BIO-2, etc.).  All mitigation measures are then numbered to correspond 
with the impact (e.g., measure BIO 1-1, BIO 1-2, etc).  This organizational framework 
illustrates the relationship or “nexus” between impacts and mitigation measures.  
Mitigations are occasionally also recommended to minimize adverse but less than 
significant impacts (Class III) in order to maximize consistency with County policies.  
Also, the Coastal Land Use Plan requires impacts to be mitigated not just to less than 
significant levels but to the maximum extent feasible.   

 Residual Impacts – These subsections identify the level of environmental impact 
remaining after implementation of a given mitigation.  The following categories for 
residual impact significance are used in this analysis: 

 Class I:  Significant adverse impacts that cannot be feasibly mitigated or avoided.  If 
the project is approved, decision makers are required to adopt a statement of 
overriding considerations pursuant to CEQA Section 15093, explaining why project 
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benefits outweigh the damage caused by these significant and unavoidable 
environmental impacts. 

 Class II:  Significant adverse impacts that can be feasibly mitigated or avoided to a 
less than significant level.  If the project is approved, decision makers are required to 
make findings pursuant to CEQA Section 15091 that significant impacts have been 
avoided or substantially lessened by implementation of mitigation measures.   

 Class III:  Adverse impacts that are less than significant and therefore no mitigation 
are required.  These impacts do not require findings to be made. 

 Class IV:  Beneficial impacts. 

 Cumulative Impacts – These subsections identify the potential for significant effects to 
occur as a result of the proposed project in combination with other recently approved, 
pending, or planned projects anticipated in the vicinity of the project site (as listed in 
Section 3.0).  Where this potential exists, a determination is made as to whether or not 
the project’s contribution to this impact would be cumulatively considerable and 
therefore significant.   

The proposed project’s consistency with applicable County plans and policies is presented in 
Section 5.0, and will be used to assist the County of Santa Barbara in preparing the project staff 
report for decision maker consideration.  A project may be found consistent with County 
policies and approved even if it would result in significant and unavoidable environmental 
impacts.  However, a project cannot be approved if it is inconsistent with County 
Comprehensive Plan policies. 

As required by CEQA Guidelines Section 15126.6, Alternatives to the Proposed Project are 
considered to examine a reasonable range of approaches to minimize environmental impacts 
while achieving most of the project objectives.  Six alternatives are analyzed in Section 6.0 of the 
EIR.  These include:  Alternative 1, the “No Project” scenario; two variations on Alternative 2 
Reduced Development, and three variations on Alternative 3 Project Redesign.  Alternatives 2 
and 3 represent alternative development scenarios that relocate or reduce development 
envelopes in an effort to reduce environmental effects.  A comparison of alternatives and 
recommendations is presented that evaluates the environmental effects of the project 
alternatives and compares them to those of the proposed project.  Section 6.0 also identifies the 
"environmentally superior" alternative among the options studied.   

Other discussions mandated to be addressed in an EIR under CEQA Guidelines, including 
significant irreversible environmental changes (Section 15126.2 [c]) and Effects Not Found to be 
Significant (Section 15128) are presented in Section 7.0.   

1.5 LEAD, RESPONSIBLE AND TRUSTEE AGENCIES 

The CEQA Guidelines define "lead," "responsible," and "trustee" agencies.  The County of Santa 
Barbara is the lead agency for the project because it has the principal responsibility for 
approving the project.  This EIR may be used as input for approvals or permits by other 
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governmental agencies besides Santa Barbara County that may be needed as part of the project 
development.   

A "responsible agency" refers to public agencies other than the "lead agency" that have 
discretionary approval over the project. There are no responsible agencies associated with this 
project. 

 A “trustee agency” refers to a state agency having jurisdiction by law over natural resources 
affected by a project.  The California Department of Fish and Game (CDFG) has jurisdiction 
over biological resources, including onsite riparian corridors that may be affected by project 
development.  The CDFG is therefore a trustee agency.  The Central Coast Regional Water 
Quality Control Board also has jurisdiction as a trustee agency by law over actions affecting 
stream channels on the project site pursuant to the Clean Water Act; in addition, this agency is 
responsible for protecting water quality through the National Pollutant Discharge Elimination 
System (NPDES) pursuant to the Clean Water Act.  Although not trustee agencies under CEQA, 
the U.S. Army Corps of Engineers also has jurisdiction by law over actions affecting stream 
channels on the project site pursuant to the Clean Water Act, and the U.S. Fish and Wildlife 
Service has jurisdiction by law over actions affecting federally listed species (e.g. California red-
legged frog) on the project site pursuant to the Federal Endangered Species Act.   

1.6 EXISTING DEVELOPMENT AND CEQA BASELINE 

Section 15125(a) of the CEQA Guidelines requires that an EIR include a “description of the 
physical environmental conditions in the vicinity of the project, as they exist at the time the 
notice of preparation is published.”   This environmental setting “will normally constitute the 
baseline physical conditions by which a lead agency determines whether an impact is 
significant.”  The baseline for this project includes the existing parcel configuration on the 
ranch, which is composed of nine lots, seven of which were legally created and have Certificates 
of Compliance.  Existing Parcel B was created illegally and the status or validity of existing 
Parcel I has not been established.  In addition to the existing parcels, Tthe following table (Table 
1.6-1) identifies the extent of existing development within the project site, which totals 
approximately 25,805 square feet.  Pursuant to CEQA, the existing development serves as part 
of the existing baseline conditions against which the impacts of the project are analyzed in this 
EIR.  In addition to the existing development, the baseline also includes the existing farming 
and ranching operation within the Ranch, including a cattle operation consisting of 
approximately 60 cow-calf pairs, 10 replacement heifers and four bulls which is managed 
collectively as a single operation across the entire project site irrespective of the individual lot 
lines, as well as lemon and avocado orchards totaling approximately 198 acres distributed 
among existing parcels D, E, and G.  Other existing physical conditions are included in the 
respective issue areas in Section 4.0 of this EIR as applicable.  For example, a more detailed 
discussion of the existing farming and ranching operations considered part of the existing 
baseline is included in Section 4.2.1, Agricultural Resources. 

In contrast to what constitutes the existing baseline conditions, there are activities and 
development that could occur based on the existing parcel configuration, parcel sizes, and 
existing zoning.  This includes the development of a principal residence on each legal parcel.  
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These “reasonably foreseeable” actions are addressed in the No Project Alternative analyzed in 
Section 6.3 of the EIR.   

        Table 1.6-1.  Existing Ranch Parcels and Development 

Existing Parcel 
(acres) 

Dwelling 

(Approx. S.F.) 

No. of 
Bedrooms 

Out Buildings 

(Approx. S.F.) 

A (11.08) 0 N/A 0 

B (94.25) 0 N/A 0 

C (8.35) 0 N/A 0 

D (239.53) Employee (1,900) 

Employee (900) 

Employee (550) 

Main (3,700) 

3 

3 

1 

4 

Horse Barn (3,135) 

Shop (1,800) 

Shed (1,085) 

E (165.21) Rental (1,600) 

Vacant (1,400) 

2 Garage (625) 

Equip Shed (2,380) 

Shed (360) 

Shed (200) 

Barn (2,650) 

F (740.26) 0 N/A 0 

G (281.35) Employee (1,120) 

Rental (1,800) 

3 

3 

Garage (600) 

H (242.30) 0 N/A 0 

I (1.27) 0 N/A 0 

Subtotal S.F. 12,970 N/A 12,835 

Total S.F. 25,805 

 

1.7 AREAS OF KNOWN CONTROVERSY 

Based on comments received at the EIR Scoping Meeting and responses to the EIR Scoping 
Document and Notice of Preparation, the following issues are known to be of concern and may 
be controversial, and are discussed and evaluated in the EIR: 

 Visual incompatibility of future residential development as seen from public viewing 
places and potential to obstruct or impair scenic views; 

 Disruption of the existing agricultural operation on the ranch from the lot 
reconfigurations and future residential development, and conversion of agricultural 
land to non-agricultural uses; 
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 Effects of future development on existing unauthorized recreational access to the beach, 
primarily by surfers at Edward’s Point; 

 Disturbance to cultural resources, including archaeological sites and the rural historic 
landscape; 

 Disturbance to sensitive biological resources; and 

 Cumulative impacts from additional estate-style development on land use and visual 
character of the rural Gaviota Coast; . 

 Impacts to the agricultural operation from existing and future public access through the 
Ranch, including the existing unauthorized access to Edward’s Point; and 

 Location of the lateral trail easement north of U.S. Highway 101, separated from the 
vertical beach access and shoreline.  
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2.0 PROJECT DESCRIPTION 

2.1 PROJECT OVERVIEW 

The proposed project includes the validation of an illegally created lot; the reconfiguration of 
existing parcels within approximately 1,784 acres of Las Varas and Edwards Ranches under 
three separate applications; identification of residential development envelopes or potential 
development areas (Parcel 6) within each proposed lot; and construction of infrastructure 
including access roads and a shared water system to serve future development; and dedication 
of easements for a public parking area and public trails.  Specifically, nine existing parcels, 
including seven legal lots, one illegal lot, and one lot that has not yet been surveyed or 
validated, would be reconfigured through a combination of three lot mergers, two lot line 
adjustments, and one subdivisions into seven new legal parcels ranging in size from 55 acres to 
1,115 acres, thereby resulting in no net increase in the number of legal lots.  Each newly 
configured parcel would include a designated envelope or potential development area for 
future residential development.  

2.2 PROJECT OBJECTIVES 

The proposed project includes the following primary objectives: 

 Reduce the total number of existing lots from nine to seven and designate a residential 
development envelope or potential development area for each lot; 

 Reconfigure the boundaries of the lots to achieve a suitable balance between residential, 
agricultural, open space and natural resource values; 

 Allow for coastal recreational opportunities; 

 Maintain long-term continued agricultural use of the ranch property; 

 Incorporate a site design that reflects and is compatible with the scenic and rural 
character of the historic Las Varas Ranch and the Gaviota Coast; 

 Minimize potential visibility of residential development areas from public 
transportation corridors; 

 Minimize environmental impacts and preserve and/or restore wildlife habitats, 
wildlands, and other coastal resources; and 

 Allow upper canyon wildland areas to remain intact and largely undisturbed. 

2.3 PROJECT LOCATION 

The project site, encompassing the historic Las Varas and Edwards ranches, is located 
approximately four miles northwest of the western extent of the City of Goleta, on either side of 
U.S. Highway 101 (Figure 2-1).  A total of 10 existing lots (9 APNs) comprise the two ranches, 
which encompasses approximately 1,802 acres.  See Figure 2-2.  The project site trends north-south 
and stretches from the Los Padres National Forest boundary to the north to the Pacific Ocean to the   
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south.   The project site is bordered by the Dos Pueblos Ranch to the east and the El Capitan 
properties to the west.  Project APNs on Las Varas Ranch include 079-080-002, -009, and -
012;project APNs on Edwards Ranch include 079-080-001, -013, -014, -022, and 081-240-003 and -
014.  For simplicity purposes, the project site is referred to as Las Varas Ranch (or ranch) 
hereafter.   

2.4 PROJECT DESCRIPTION 

2.4.1 LOT RECONFIGURATION 

The proposed project is composed of three distinct applications, broken down by geographic 
area: 1) in between the Union Pacific Railroad (UPRR) and Pacific Ocean; 2) in between U.S. 
Highway 101 and UPRR; and 3) north of U.S. Highway 101.  Figure 2-3 depicts the existing and 
proposed lot lines along with the proposed development envelopes and infrastructure as 
described below.  One of the existing lots within the ranch, totaling 18.26 acres, is proposed to 
be “not a part” of the project, so the project includes the reconfiguration of only nine of the lots.  
Thus, the total area of the ranch included as part of the project for the purposes of the EIR 
analysis is approximately 1,784 acres.   

In between the Union Pacific Railroad (UPRR) and Pacific Ocean, the project includes a lot line 
adjustment between Lots B and C after receipt of a Certificate of Compliance for Lot B, followed 
by a voluntary merger by the applicant between Lots A and B.  This has the effect of 
reconfiguring of two lots following a voluntary merger by the applicant combining three 
existing lots of 11.08 acres (Lot A), 94.25 acres (Lot B), and 8.35 acres (Lot C) into two lots of 55 
acres (Parcel 1) and 58.68 acres (Parcel 2), respectively.   

The resultant 55-acre parcel (Parcel 1) would have a 5-acre designated residential development 
envelope and the resultant 58.68-acre parcel (Parcel 2) would have a 2.55-acre designated 
residential development envelope. Total estimated grading quantities are approximately 350 
cubic yards of cut and 250 cubic yards of fill associated with access road improvements. 

In between the UPRR and U.S. Highway 101, the project includes a lot merger combining two 
existing lots of 239.53 acres (Lot D) and 165.21 acres (Lot E) and a simultaneous subdivision 
(Vesting Tentative Parcel Map) resulting in three proposed parcels of 100.00 acres (Parcel 3), 
147.53 acres (Parcel 4), and 157.21 acres (Parcel 5), respectively.  Parcel 3 would have a 3.5-acre 
residential development envelope, while Parcels 4 and 5 would each include a 5-acre designated 
residential development envelope encompassing existing development on the site.  Total 
estimated grading quantities are approximately 2,000 cubic yards of cut and 1,500 cubic yards of 
fill associated with access road improvements. 

North of U.S. Highway 101, the project includes a lot line adjustment of two lots following a 
voluntary lot merger by the applicant combining four existing lots of 740.09 acres (Lot F), 281.35 
acres (Lot G), 242.3 acres (Lot H), and 1.27 acres (Lot I) into two lots3.  The lot line adjustment 

                                                      

3 See Section 2.4.8 for a discussion of Lot I and Lot H and the process of validating two parcels north of 
the highway (Lot I and a 18.26-acre parcel that is proposed to be “not a part” of the project).   
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and lot merger would result in two parcels of 1,115 acres (Parcel 6) and 150.01 acres (Parcel 7), 
respectively.  The resultant 1,115-acre parcel (Parcel 6) would not include a specific 
development envelope given its size, though residential development would be limited to up to 
a five-acre development envelope within one of three potential development areas identified on 
Figure 2-3 and utilized for the purposes of this EIR analysis.  The resultant 150.01-acre parcel 
(Parcel 7) would include a 2.5-acre residential development envelope.  Total estimated grading 
quantities are approximately 5,500 cubic yards of cut and 5,000 cubic yards of fill associated 
with roadway development and improvements. 

The following table provides a comparison of the existing and proposed parcels and the sizes of 
the residential development envelopes for each proposed parcel. 

Table 2-1.  Existing and Proposed Parcel Information 

Existing 
Parcel 

Existing 
Parcel Size 

(acres) 

Proposed 
Parcel 

Proposed 
Parcel Size 

(acres) 

Proposed 
Envelope Size 

(acres) 

In Between UPRR and Pacific Ocean 

A 11.08 
1 55 5.0 

B 94.25 

2 58.68 2.55 
C 8.35 

In Between U.S. Highway 101 and UPRR 

D 239.53 
3 100 3.5 

4 147.53 5.0 

E 165.21 
5 157.21 5.0 

North of U.S. Highway 101 

F 740.09 
6 1,115 NA 

G 281.35 

H 242.3 
7 150.01 2.50 

I 1.27 
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2.4.2 FUTURE RESIDENTIAL DEVELOPMENT 

Future residential (non-agricultural) structures, improvements and development within each lot 
would be restricted to two contiguous acres within each designated development envelope or 
potential development area.  No non-agricultural structures, improvements, development, 
grading or ground disturbance is to occur outside of the residential development envelopes 
within each of the proposed parcels except for proposed access roads, utility lines, any 
wastewater disposal areas and connection laterals to serve future residences as needed, and 
underground water storage tanks or cisterns for fire protection or other purposes located 
outside of the development envelope but serving the individual development envelope, and 
any above ground storage tanks, pump facilities or distribution lines located outside of the 
development envelope but pertaining to the shared water system.  Agricultural structures and 
uses, including agricultural employee dwellings, including associated ground disturbance, may 
be located inside or outside of the development envelopes.  Non-agricultural structures may 
include, but are not limited to, primary residences, garages, guest houses, and other accessory 
structures as may be permitted under zoning including storage structures, hobby rooms, artist 
studios, pool houses, and cabanas.  Non-agricultural improvements include, but are not limited 
to, driveways and utility corridors serving non-agricultural structures, swimming pools, hot 
tubs, non-agricultural fences and walls, patios, decks, tennis and ball courts, wastewater 
disposal areas (septic tanks and leach fields), landscape irrigation systems, hard surfaced areas, 
walks, arbors, trellises, turf, and landscaping.   

Access roads would range from 16 feet to 20 feet in width and would be improved with all-
weather surfaces.  All resulting parcels would be served by private septic systems and a private 
water system as discussed below.  Additional grading would be expected as part of future 
building pad preparation on each residential building site, though the majority of the 
development envelopes are located on relatively flat terrain, thereby minimizing the amount of 
cut and/or fill that would be necessary.  Drainage from proposed development areas and 
roadways would be collected and conducted to appropriate adjacent natural drainages.  
Undeveloped areas of the Ranch would continue to sheet flow consistent with historical 
drainage patterns.   

2.4.3 PUBLIC TRAIL EASEMENTS 

The project includes the dedication of an easement to the County of Santa Barbara for a public 
parking lot and public riding and hiking trail leading to the beach along the eastern boundary 
of proposed Parcel 5.  The easement includes an 84-foot x 170-foot area in the northeast corner 
of proposed Parcel 5 for the parking lot and an approximately 4,000-foot long, 815-foot wide 
corridor for the trail.  It passesThe trail would pass through an existing 8-foot wide, 12 to 15-
foot high culvert under the Union Pacific Railroad tracks and out to the beach upon obtaining a 
public access easement through the culvert from the Union Pacific Railroad company.  See 
Figure 2-3.    .   The trail would largely follow the western bank of Las Varas Creek as it 
meanders south to the Pacific Ocean.  The first half of the trail would pass through clearings 
along the edge of an existing avocado orchard, though there would be a few instances in which 
orchard trees would remain in between the trail corridor and the creek. The second (lower) half 
of the trail follows an existing dirt ranch road along the eastern side of the avocado orchard, in 
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between the orchard and Las Varas Creek, before reaching the aforementioned culvert.  The 
trail is primarily flat with one or two short drops in elevation along the way.     

The project also includes the dedication of a lateral 25-foot wide easement to the County of Santa 
Barbara for a public riding and hiking trail along the southern property line of proposed Parcel 6 
and continuing along Calle Real immediately south of Parcel 7 adjacent to U.S. Highway 101.  Per 
the applicant, construction of the trail would be contingent upon the placement of a pedestrian 
bridge over the existing underpass used by cattle to cross under U.S. Highway 101 at Gato 
Creek.  From east to west, this trail corridor would start at the intersection of Calle Real and Las 
Varas Ranch road immediately north of the highway and would follow the existing ranch 
road/Calle Real until reaching the existing farm employee residence/orchard facility area.  At 
that point the trail would continue on the southern (highway) side of these structures (in order 
to avoid the residence and agricultural packing/storage facility) before rejoining the ranch road 
near the border between parcels 6 and 7.  The trail would then continue to follow the existing 
ranch road, which in this location consists of an old segment of Calle Real, crossing Gato Creek 
on the pedestrian bridge referenced above and following alongside the road through the 
remainder of the ranch.  As shown on Figure 2-3, the easement would pass through the 18.26-
acre parcel that is not a part of the project application on its western end, where Calle Real 
passes through this parcel.  While not a part of the application, since this parcel is under the 
same ownership, the easement would be granted in favor of the County for the public trail.     

The project also includes granting of a lateral easement across the coastal properties (Parcels 1 
and 2) to allow for public access along the shoreline, to include the sandy beach 
area located seaward of the base of the coastal bluffs.    

In addition to dedicating these easements to the County, the project also includes construction of 
the parking lot (which would have a gravel surface and include a bicycle rack), which would occur 
concurrent with construction of the first residential development south of the highway.  The 
County or other appropriate agency would design, construct, and operate the trails and any other 
necessary improvements, though most of the trail segments follow existing ranch roads such that 
only minor improvements would be necessary.  The County would also be responsible for 
obtaining a public access easement from the Union Pacific Railroad company in order to formalize 
access through the culvert to the beach.  In order to protect the existing agricultural areas from 
public trespass along the future public trails, fencing is proposed by the applicant along the 
orchard or grazing side of both the vertical beach access and coastal trail north of the highways.  
The fence is proposed to be approximately six feet high of a chain link material.  The height and 
construction is subject to change if trespassers, poachers, or others gain entry though the fencing.  
Wildlife accessible passageways or culverts would be incorporated into the fence design to avoid 
impacting movement of wildlife along the corridors.  Similar to the parking area, the fencing 
would be constructed prior to or concurrent with construction of the first residential development.  
The applicant has proposed to restrict use of the public easements from dawn to dusk in order to 
protect the existing agricultural operation and security of existing and future residents.   

2.4.4 ACCESS ROADS 

Internal circulation within the project site would be improved in order to provide access to each of 
the development envelopes or potential development areas in compliance with County Fire 
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Department access requirements.  This would occur through a combination of widening, paving, 
and extending existing ranch roads through the site, with widths ranging from 16 feet for 
individual lot driveways and roadways serving two lots, to 20 feet for roadways serving multiple 
lots.  Specifically, the access road improvements include a total of up to approximately 4,145 linear 
feet of new roads, approximately  4,750 linear feet of widening of existing ranch roads, and 
approximately 7,490 linear feet of paving of existing ranch roads.   The project includes 
replacement of the existing Arizona crossing on Gato Creek in between proposed Parcels 3 and 4 
with a span bridge, which would be raised above the 100-year flood elevation of the creek and 
include abutments located outside of the creek banks.   

2.4.5 WATER AND SEWER SERVICE 

The project includes a Minor Conditional Use Permit for a State Small Water System for existing 
and future residences on the seven proposed parcels that would result from the proposed 
project. The water system would be designed to support up to two residential water 
connections (assuming an agricultural employee residence or guest house on each parcel) for 
each parcel for a total of 14 water connections.  It would be designed to meet domestic and 
landscape irrigation water demands.  Each new residential development served by the shared 
water system would include a water storage tank for fire protection purposes of a minimum of 
2,500 gallons, consistent with Development Standard #3 of the County Fire Department. 

Water would be supplied by surface water from existing water diversion and storage facilities 
within the Ranch and groundwater from a recently drilled well. The water system would 
include a water well, two booster pumps, treatment facility, and two above-ground water tanks 
to serve two different pressure zones (one located above the northern end of building area 6c 
and the other located adjacent to an existing ranch road approximately 150 feet east of Gato 
Creek and west of the middle of building area 6c). The treatment facility would be located on 
Parcel 6 adjacent to an existing ranch road near Gato Creek and would include a building of 
approximately 960 square feet (24 feet x 40 feet) for treatment equipment and supplies. It would 
require electrical power and an all-weather access road. The water tanks would have storage 
capacities of 30,000 and 60,000 gallons.  The water lines would range between 2 and 4 inches in 
diameter.  More information on the shared water system, including exhibits showing the 
locations of the water lines, tanks, and treatment facility, are included in Appendix I.   

The water treatment system is a “packaged” type plant consisting of a filtration unit, chemical 
feeds, waste decant tank, finished water storage tank, and booster pump.  The support 
chemicals for the system include 12.5% Sodium Hypochlorite for oxidation, a coagulant (either 
aluminum sulfate or ferric chloride), and a cationic polymer to aid the coagulation process.  The 
chemicals will be in bulk dry format and mixed in separate 50 to 100 gallon tanks and liquid fed 
into the raw water supply line prior to entering the packaged system.  The system produces a 
waste stream that is typically 3-5% of the total flow pulled, which is composed of backwash 
water and waste from the clarifiers.  The waste stream would be diverted to a decant tank 
(approximately 2,500 gallons) located next to the treatment building and the system would 
recover 95% of the waste stream which would be recirculated for potable use.  The decant tank 
would need periodic removal of the solids, and it is anticipated that removal of the solids 
would be performed by a service company and disposed of at a sanitation receiving station on a 
semi-annual or annual basis.  There would be no effluent released from the system.   
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Irrigation for the continued agricultural operation would be supplied by the existing Edwards 
Reservoir.  Back up wells are in place to supplement the primary sources of irrigation during 
dry years, though these are rarely used. 

Domestic water service for the existing residential development on the project site is provided 
by the Goleta Water District through two agricultural water meters.  However, this water is 
non-potable, so potable water is provided by bottled water deliveries from the District.  This 
service would remain in place for existing development within the project site.   

Sewer service would be provided by individual septic systems and associated leach fields 
within each proposed parcel.  Existing septic systems are in place to serve existing development 
within proposed Parcels 4 and 5, as well as the existing residential units on Parcel 6.  New 
systems would be installed for the remaining proposed parcels.  With the exception of Parcel 2, 
septic systems would be installed within the designated residential development envelopes.  
The system for Parcel 2 would be installed on the coastal terrace just west of the residential 
development envelope.     

2.4.6 AGRICULTURAL OPERATIONS 

Existing grazing lands on the ranch are proposed to continue as common grazing lands to be 
collectively managed through a cooperative grazing agreement and the development of CC&Rs to 
ensure such collective management.  At a minimum, the CC&Rs would limit perimeter fencing 
outside of development envelopes and would provide a cooperative management structure 
through identification of an HOA or other cooperative entity.  Fences for agricultural purposes 
would be coordinated with Ranch Management so as not to impact existing and future 
agricultural operations.  Each parcel resulting from the project will be subject to CC&Rs that 
will include a requirement that all land outside the designated owners’ development envelopes 
will be devoted to agricultural usage.  The CC&Rs would include the following type of 
language and would not be able to be terminated or substantially altered for a minimum of 50 
years, after which time they would be automatically extended each year unless two-thirds of the 
landowners vote otherwise. Amendments not affecting the continued agricultural operation 
could occur at anytime during the life of the CC&Rs and require only a majority vote given the 
broad range of issues they would cover: 

Prior to Declarant’s4 conveyance of the first Lot, Declarant shall record an easement for the 
benefit of [insert here either the name of the homeowners association or of the agricultural co-op], 
over all areas of the Ranch excluding (i) the designated Owner development envelopes, and, the 
common access roadway system; and, (iii) the areas devoted to water storage; and, (iv) the areas 
presently devoted to orchard usage (which excluded areas are depicted on Exhibit “___” attached 
to this Declaration and made a part hereof), which easement shall entitle and obligate [insert here 
either the name of the homeowners association or of the agricultural co-op] to manage, operate, 
maintain, and control the easement area for agricultural production, including but not limited to 
irrigated and dry land livestock grazing, using sound ranching practices and sound rangeland 
maintenance measures to ensure that the easement area is operated to its full agricultural 

                                                      

4 “Declarant” is the property owner who signs and records the CC&R’s, the full name of which is “Declaration of Covenants, 
Conditions and Restrictions.” 
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potential without jeopardy to the land and its water supply, and for marketing the livestock and 
other agricultural products from the easement area.  The easement area, or any portion thereof, 
may be leased to responsible third parties, but [insert here either the name of the homeowners 
association or of the agricultural co-op] shall reserve ultimate management control, 
responsibility, and supervision over the easement. Every Lot within the Ranch shall be subject to 
said easement and no Owner shall obstruct or interfere with [insert here either the name of the 
homeowners association or of the agricultural co-op]’s rights thereunder.  Said easement also 
shall include a grant of access rights as shall be reasonably necessary for [insert here either the 
name of the homeowners association or of the agricultural co-op]’s management, operation, 
maintenance, and control over the easement area and livestock grazed thereon for agricultural 
production. 

Existing orchards on the ranch are proposed to remain but would be individually managed by 
individual lot owners.  However, minimum standards for production of commercial agriculture 
and best management practices in the orchard areas would be governed by the ranch CC&Rs.   

2.4.7 REZONES 

The applicant has requested to a consistency rezone of the Inland parcels that are currently 
zoned Unlimited Agriculture (“U”) under Ordinance Number 661 (now defunctobsolete) to 
Agriculture II with a 100-acre minimum lot area (AG-II-100) under the County Land Use and 
Development Code.  These include two three entire parcels (Existing Lots F, G, and I) and 
portions of three other parcels (Existing Lots H, E, and D).  The subject parcels are designated 
Agriculture II, 100-acre minimum lot area (A-II-100) under the Comprehensive Plan.  The 
proposed rezone would update the zoning of the subject parcels consistent with current 
governing ordinances and the designation in the Comprehensive Plan.  Parcels, and portions 
thereof, within the Coastal Zone are currently zoned AG-II-100 and therefore do not require 
rezoning.   

2.4.8 PARCEL VALIDATION 

The applicant has identified two additionalthree parcels within the 1,802-acre ranch that, at the 
time of release of the Draft EIR, have not been validated with Certificates of Compliance or by 
other means.  One parcel of 1.27 acres (Lot I) is proposed to be merged with the other existing lot 
and become part of proposed Parcel 6.  The otherA second parcel, an 18.26-acre parcel located 
adjacent to the highway on the west side of the property, is proposed to be removed from the 
project such that the total project area comprises only 1,784 acres of the 1,802-acre ranch.  The 
applicant is in the processrecently received a Certificate of Compliance for the 18.26-acre parcel 
from the County Surveyor Office (recorded on July 13, 2011), thus  of validating these parcelsthis 
parcel as a legal lot.   through the County Surveyor Office, which is occurring concurrently with 
preparation of the EIR.  The EIR assumes that the 18.26-acre parcel will receive a Certificate of 
Compliance or be recognized as a valid legal parcel by another means.  In the case of the 1.27-acre 
parcel, since it is proposed to be merged and become part of Parcel 6 under the proposed project, 
its legal status is irrelevant.  If it is determined that the 18.26-acre parcel is not a valid or legal 
parcel, then the project would be modified to incorporate the 18.26-acre parcel into proposed 
Parcel 7.  In either scenario, the physical improvements associated with the project would be 
unchanged.  The third parcel is the 94-acre middle parcel (Parcel B) located in between the railroad 
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and Pacific Ocean.  An application for a Conditional Certificate of Compliance is being processed 
concurrently with the rest of the project in order to validate this parcel.   

 


