Gaviota Coast Plan Final EIR 2.0 Project Description

2.0 Project Description

This chapter details the lead agency, project location, background, purpose and objectives,
project characteristics, policy changes, and required actions and approvals for the proposed
Plan.

2.1  Project Proponent/Lead Agency

County of Santa Barbara Planning and Development Department

Long Range Planning Division

123 East Anapamu Street

Santa Barbara, CA 93101

Project web page: http://longrange.sbcountyplanning.org/planareas/gaviota/gaviota.php

2.2 Project Location

The proposed Plan Area encompasses 158 square miles (101,199 acres) of unincorporated
land within the County. The proposed Plan Area is bounded by Eagle Canyon in the East,
Jalama County Beach on the West, the crest of the Santa Ynez Mountains on the North, and
the Pacific Ocean on the South (see Figure 2-1: Plan Area Map).

2.3 Background

The Gaviota Coast is one of the largest remaining stretches of undeveloped coastline in
southern California. The Gaviota Coast was last reviewed for appropriate land use and zoning
designations in 1980-1982 as part of the countywide adoption of the Comprehensive Plan and
the original LCP. The County’'s 1982 adopted LCP recognizes the Gaviota Coast as a
recreational resource of statewide importance and in 2004 the National Park Service concluded
a National Seashore Feasibility Study. In the intervening decades, considerable growth in other
areas has served to further distinguish the Gaviota Coast as a relatively undeveloped coastline
rich in biological diversity, agricultural productivity, and natural beauty.
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2.4  Project Purpose

The purpose of the proposed Plan is to update the Comprehensive Plan and Coastal Land Use
Plan goals, policies, and implementation actions that define and regulate land use and
development within the proposed Plan Area, consistent with California planning and
development laws. The proposed Plan updates the Comprehensive Plan and Coastal Land Use
Plan, and provides policy direction for land use issues and trends specific to the proposed Plan
Area. It balances future development potential with continuation of viable agriculture and
protection of environmentally sensitive areas through the development of new policies, programs,
and planning tools specific to the area. This is hecessary to manage current conditions, facilitate
proper planning, and accurately reflect the prevailing visions and objectives of the community.
The proposed Plan provides the general public, landowners and decision makers with a
framework for planning future development and land use in the proposed Plan Area.

2.4.1 The Gaviota Coast Plan

This proposed Plan would set the policies, land use designations, development standards, and
actions applicable to the proposed Plan Area. The proposed Plan would provide the future
“pblueprint” for land use to guide the community, decision makers, and the County.

The proposed Plan would serve a number of purposes. The proposed Plan is an informational
document that may be used by community members and project applicants for guidance in the
types of land uses permissible in the proposed Plan Area and in the design of projects.
Community members may use the proposed Plan as a basis to comment on proposed projects.
The proposed Plan is also a regulatory document. County planners would use the proposed
Plan to analyze proposed land uses and development projects, where decision-makers must
make findings regarding the proposal’s consistency with the proposed Plan. The proposed Plan
also guides community design and capital improvement programming within the proposed Plan
Area. Lastly, the proposed Plan identifies the groups and/or agencies responsible for
implementing the proposed Plan, as well as potential funding sources.

The proposed Plan groups each of the planning issues into six sections:

* Natural and Cultural Resources Stewardship
e Agriculture

» Parks, Recreation, and Trails (PRT)

* Land Use

* Visual Resources

e Transportation, Energy, and Infrastructure
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Subareas and Boundaries within the Proposed Plan Area
Urban/Rural Boundary

The County's Comprehensive Plan differentiates between rural and urban areas and designates
allowable uses based upon these sub-areas. The boundary distinguishes areas adequately
served by existing, or logical extensions of, public infrastructure (Urban area) from those areas
suited for agriculture and open space (Rural area). The proposed Plan Area consists entirely of
Rural area lands.

Rural Areas are limited to agriculture, mineral extraction, recreation, low-density residential, and
uses of a public or quasi-public nature. The minimum parcel size within a Rural Area is 40
acres, with the exception of parcels owned and used by a public agency or parcels within an
identified Existing Developed Rural Neighborhood or Rural Neighborhood (EDRN/RN).

Existing Developed Rural Neighborhood or Rural Neighborhood

An EDRN is a neighborhood area already developed with lots smaller than normally allowed in
the surrounding Inland Area rural lands. A RN is the equivalent within the Coastal Zone. The
purpose of the EDRN/RN boundary is to keep pockets of rural residential development from
expanding onto adjacent agricultural lands and open space. Within the EDRN/RN boundary,
infilling of parcels at densities specified on the land use plan maps is permitted. There is one
EDRN in the proposed Plan Area near Las Cruces. The proposed Plan removes this
designation from that area since no development has occurred and it has no status as an
existing developed neighborhood. There are no existing RNs in the proposed Plan Area.
However, the proposed Plan designates an RN for the Arroyo Quemada neighborhood to
recognize the previous historical development of homes on lots much smaller than currently
allowed within the Rural Area.

Coastal Zone

Pursuant to the Coastal Act of 1976, local jurisdictions are required to prepare a local coastal
program (LCP) for land within the Coastal Zone. The LCP includes a coastal land use plan
(CLUP), zoning ordinance, and implementation programs. Generally, the Coastal Zone extends
inland 1,000 yards from the mean high tide line. This generally holds true for the portion of the
proposed Plan Area east of the Gaviota Tunnel. However, to the west the Coastal Zone
reaches much further inland. Therefore, the proposed Plan Area is divided roughly 50:50 into
lands within the Inland Area and the Coastal Zone. The proposed Plan maps accept the State
Coastal Zone boundary for the proposed Plan Area, and delete any reference to a distinct
mapped County Coastal Zone boundary that in the past showed distinct County and State
Coastal Zone boundaries.

Inland Area

All lands outside of the Coastal Zone are referred to as the Inland Area.
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2.4.2 Project Objectives

CEQA Guidelines Section 15124(b) requires that the EIR project description include "a
statement of objectives sought by the proposed project.” The proposed Plan is necessary to
reflect and manage current conditions, facilitate proper and informed planning, and accurately
reflect the vision and goals in the proposed Plan Area. The proposed Plan project objectives are
to:

e Protect and ensure continued suitability and productivity of agricultural lands

e Protect and enhance interconnected habitat areas and watersheds from the ridgeline to
the ocean

e Preserve and enhance public access to the coast, including a robust interconnected
coastal and inland trail system

e Preserve and enhance important scenic views of the valley, mountains and coastal open
spaces

e Ensure public infrastructure is scaled to the community and water and wastewater
systems are protected, enhanced and sustainably managed and maintained

e Protect, enhance and preserve important cultural and historic resources

e Ensure the transportation system is well-planned and maintained and the traffic level of
service standards are consistent with the goals and policies in the Comprehensive Plan

e Support a safe, complete, pedestrian friendly, and sustainably managed and maintained
transportation system that provides full multi-modal access to the community, and
connections regionally and between commercial and residential areas

2.5 Project Characteristics

2.5.1 Project Overview

This project will amend the text and maps regulating land use in the County Comprehensive
Plan and LCP including new and revised narrative, goals, policies, development standards and
actions intended to regulate and guide future development and improvements exclusively in the
proposed Plan Area. Specifically, the following changes are accomplished by the proposed
Plan.

e Gaviota Coast Plan. The proposed Plan is intended to provide both policy and
regulatory measures used in evaluating future development projects and guiding future
work by the County in the area as proposed by implementing action items. The project
consists of proposed text and map amendments to the Santa Barbara County
Comprehensive Plan and Coastal Land Use Plan.

e Land Use and Zoning Map Amendments. The proposed Plan will amend the land
use, zoning, and overlay maps to reflect the proposed Plan proposals (See Figures 2-2a
through 2-7b).

e PRT Maps Amendments. The proposed Plan will amend the existing PRT maps for the
Gaviota Coast to reflect proposed trail alignments (See Figures 2-8 through 2-13).
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e Land Use and Development Code/Coastal Zoning Ordinance Amendments. The
proposed Plan includes proposed land use and zoning changes, agricultural permitting
framework changes, and proposed overlays that will be implemented through
amendments to the County Land Use and Development Code (LUDC) and amendments
to the County Coastal Zoning Ordinance. The amendments will be reviewed for
consistency with the Comprehensive Plan in the EIR.

2.5.2 Summary of Policy Changes

Community plans must be consistent with the County Comprehensive Plan and the Coastal
Land Use Plan. Therefore, the proposed Plan includes, by reference, relevant policies of the
County Comprehensive Plan and Coastal Land Use Plan. Unless expressly stated otherwise,
the Gaviota Coast Plan proposed goals, policies, development standards, and actions apply
throughout the proposed Plan Area to both inland and coastal zone areas. The proposed Plan
also includes new policies specific to the proposed Plan Area to address land use, public
services and facilities, and environmental resources and constraints, along with measures to
implement those policies. The policy direction and development standards of the proposed Plan
will govern site-specific development proposals, which will be reviewed during future planning
permit review and which may require additional environmental review. The applicable zoning
ordinance in the proposed Plan Area is composed of the LUDC for Inland Areas and the
County Coastal Zoning Ordinance for the Coastal Zone (Article 1l). The proposed Plan
augments the following components of the Comprehensive Plan to provide Gaviota Coast
specific policy direction:

e Land Use Element

e Housing Element

e Seismic Safety and Safety Element
¢ Noise Element

e Circulation Element

e Conservation Element

e Agricultural Element

e Scenic Highways Element

e Environmental Resources Management Element (ERME)
¢ Open Space Element

e Coastal Land Use Plan

The entire Plan and proposed zoning ordinance amendments (Appendix B) can be downloaded
from the project web page at the link below:

http://longrange.sbcountyplanning.org/planareas/gaviota/gaviota.php.
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FIGURE 2-13 Gaviota Coast Plan — Proposed PRT — West Panel
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2.5.2.1 Programmatic Mitigation Documents

The proposed Plan is a long range, or programmatic, document that describes land uses and
typical development types allowed within its boundaries (e.g., parks, recreation, and trails,
agriculture, residential). As such, no site-specific development projects are included with the
proposed Plan approval. However, anticipating potential impacts from future development and
allowed uses, the proposed Plan 's implementing actions require new zoning regulations and
detailed guidance applicable during development review of future use proposals to mitigate
known potential impacts.

Specific LUDC and Article 1l zoning ordinance amendments define allowed land uses and permit
requirements for the zones in the proposed Plan Area. The zoning ordinance amendments
include the addition of the new Mountainous — Gaviota Coast (MT-GAV) zone (LUDC only) and
the Critical Viewshed Corridor — Gaviota Coast (CVC), and Environmentally Sensitive Habitat —
Gaviota Coast (ESH-GAV) overlays to address potential use impacts to steep slopes, critical
viewsheds and sensitive habitat in the proposed Plan Area. The Gaviota Agricultural Tiered
Permit Structure described below is also incorporated in these amendments.

The proposed Plan includes actions to develop guidelines and development standards with
respect to trail siting, design, and steep slopes. These guidelines and standards have been
developed and serve as mitigation measures where applicable, and are also included as
appendices to the EIR. These are briefly detailed below.

Trail Siting Guidelines (Appendix C): The purpose of the Trail Siting Guidelines is to guide
future trail development by which the trails system can provide the public with walking, hiking,
biking, and horseback riding opportunities throughout the Gaviota Coast’s varied environments
while protecting and preserving natural, cultural, agricultural, and visual resources as well as
private property rights and security. The goal of the these guidelines is to ensure that future trail
segments are located and designed so that they are safe for users, minimize impacts upon
surrounding land uses and sensitive environmental resources, and are easily maintained.

Design Guidelines (Appendix D): These guidelines are intended to preserve the region’s
natural, agricultural, and scenic resources by establishing architectural and aesthetic goals for
the proposed Plan Area. To accomplish this purpose, the guidelines are set forth to ensure all
building and landscape designs are compatible with the design objectives of the proposed Plan,
the overall environment, and the specific building site. The Design Guidelines apply to all
residential structures and associated improvements, building additions, site work, and
landscaping within the proposed Plan Area; and all projects currently subject to Central Board of
Architectural Review.

Steep Slope Guidelines (Appendix E): These guidelines are intended for use as a reference
tool for the design concepts associated with proper orchard planning on steep slopes. Proper
planning on existing and future orchards can help to avoid potential impacts on slopes. Without
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proper planning, threats to watershed health and downstream properties from recurring erosion
and sediment deposition become more likely.

2.5.2.2 Natural and Cultural Resources

Currently, the Environmentally Sensitive Habitat (ESH) Overlay Zone applies to mapped
portions of the Coastal Zone portion of the proposed Plan Area. In addition to retaining the ESH
Overlay Zone in the Coastal Zone, the proposed Plan includes a new Environmentally Sensitive
Habitat Area — Gaviota Coast (ESH-GAV) Overlay Zone for mapped portions of the Inland area.
The overlay ordinance language specifies that areas other than the mapped overlay may also
qualify for ESH provisions. The associated ordinance language also clarifies that agricultural
activities that do not trigger a permit are exempt from the provisions of the proposed ESH-GAV
Overlay zone.

2.5.2.3 Agriculture
Agricultural Tiered Permit Structure

The County's zoning ordinances regulate agricultural land use in the proposed Plan Area. The
proposed Plan includes proposed ordinance amendments to include a new Gaviota Agricultural
Tiered Permit Structure that will apply inland (LUDC) and in the coastal zone (Article 1I) of the
proposed Plan Area, unless expressly stated otherwise. The proposed Gaviota Agricultural
Tiered Permit Structure is a revised zoning permit structure that would allow increased flexibility
to support and encourage regional agriculture operations by identifying appropriate permitting
requirements for various scales of specific activities that are detailed in Appendix B (Proposed
Ordinance Amendments). The updated scale of the permitted uses is intended to support or be
compatible with agricultural activities on the Gaviota Coast. The Gaviota Agricultural Tiered
Permit Structure allows landowners to develop small-scale uses with an over-the-counter or
other staff issued permit, in order to explore the long-term value of the use. Higher intensity
uses require conditional use permit approval.

Agricultural Permit Streamlining

On June 1, 2010, the Board of Supervisors approved a set of LUDC amendments (Ordinance
4750) to streamline the permit process for certain agricultural projects in the inland area. The
adopted amendments are beneficial to agricultural operations while maintaining protections for
surrounding resources. These changes already apply to the Inland Area of the proposed Plan
Area and the proposed Plan proposes to extend these changes to the Coastal Zone portion of
the proposed Plan Area as detailed in Appendix B (Proposed Ordinance Amendments).

Agricultural Element Policies

The Agricultural Element is an adopted Comprehensive Plan element that applies only to the
Inland Areas of the County, including the Gaviota Coast Plan Area. The proposed Plan
expresses a goal of having consistent agricultural policies, where possible, between the Inland
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and Coastal Areas of the proposed Plan. Therefore, the proposed Plan proposes selected policy
language from the Agricultural Element be incorporated into the proposed Plan. This will not
entail an amendment to the Agricultural Element, only the inclusion of similar language into the
proposed Plan to provide comparable policies within the Coastal Zone portions of the proposed
Plan Area.

Cachuma Resource Conservation District - Partners in Restoration Permit Coordination
Program

The Cachuma Resource Conservation District Partners in Restoration Permit Coordination
Program is currently available in the Inland Areas of the county to provide an efficient means of
accomplishing restoration and other beneficial land management projects on rural lands. From
the landowner’'s perspective, serial agency review processes intended to protect natural
resources often act as disincentives to voluntary practices that would enhance habitat. The RCD
learned that by simplifying the permitting process, agricultural landowners are more likely to
implement environmentally beneficial conservation practices.

The intent of the proposed Plan is to incorporate a revised set of 18 recognized practices into
the Gaviota Plan Area, including the Coastal Zone. Projects would be reviewed by the Cachuma
RCD for consistency with the Partners in Restoration Permit Coordination Program. If projects
are consistent with the program standards and conditions, they would be exempt from County
planning permits.

2.5.2.4 Parks, Recreation, and Trails

The PRT portion of the Santa Barbara County Comprehensive Plan Land Use Element provides
the policy guidance and framework for implementing public trails and recreational amenities in
the County. The proposed Plan includes PRT maps, policies, and standards intended to
supersede the existing PRT maps, policies, and standards in the Land Use Element for the
proposed Plan Area. While the proposed Plan includes actions to develop these guidelines and
standards, this EIR is considering them as proposed new mitigation measures because they are
draft and are therefore not currently adopted. Section 2.5.2.1 above describes the Trail Siting
Guidelines (Appendix C), Design Guidelines (Appendix D), and Steep Slope Guidelines
(Appendix E) that are being considered for approval and adoption.

The PRT Element includes the following components:
e PRT maps graphically depicting a network of lateral and vertical trail alignments;
e General trail siting principles;

e PRT map definitions and standards;
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Trail alignment narratives that provide supporting information regarding proposed trail
alignments and locations, alignment preferences and intent (where specified),
opportunities and constraints, as well as resource, land use and ownership
considerations to be addressed in conjunction with future trail planning efforts;

Trail and coastal access policies; and

Recreation policies.

The proposed Plan desighates the general location of the proposed California Coastal Tralil
(Coastal Trail) throughout the proposed Plan Area. The designation of the primary route trail
segments satisfies the objective for near-shore access while differentiating these segments from
other secondary coastal or upland trail segments.

2.5.25 Land Use

The Land Use chapter of the proposed Plan responds to planning issues regarding the
relationship of future development to rural and agricultural land uses, land use and zoning
designations, and other miscellaneous land use designation and overlay patterns within the
Gaviota Coast. Below is a summary of the key land use and zoning map changes proposed in
the proposed Plan:

2-46

Rezone all Ordinance 661 parcels to Agriculture Il zoning or Mountainous-Gaviota
zoning for consistency;

Accept State Coastal Zone boundary and remove reference to County Coastal Zone
boundary;

Designate all federal lands within the Los Padres National Forest to Mountainous Area
land use designation and Mountainous-Gaviota zoning;

Additional land use and zoning designation changes;

Apply the RN overlay to the Arroyo Quemada neighborhood;

Remove the current EDRN designation in the Las Cruces area;

Rezone State Park lands to Recreation;

Rezone Arroyo Hondo property to Resources Management zoning;

Remove existing Mineral Resources Area overlay from the Land Use Map; and

Delete Agriculture-Residential Cluster (ARC) Overlay District from Article 1l Coastal
Zoning Ordinance and Coastal Land Use Plan.
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Ordinance 661

Ordinance 661 is the zoning ordinance that covered most of the County prior to adoption of the
County of Santa Barbara Comprehensive Plan in the early 1980's. In 1983, the Article Il Zoning
Ordinance was adopted as the inland area zoning ordinance to implement the newly adopted
Comprehensive Plan. The LUDC (reformatted Article Il Zoning Ordinance) became effective in
January of 2007 in all parts of the proposed Plan Area other than the Coastal Zone. Land uses,
such as agricultural preparation facilities, greenhouses, and wineries and other land uses
requiring a discretionary permit are not available on Ordinance 661 zoned parcels. Overall, the
LUDC agricultural zones provide greater opportunities for agricultural landowners. The Board of
Supervisors has approved Ordinance 661 rezones as part of every adopted Community Plan
since 1992.

The proposed Plan includes a consistency rezone of approximately 26,000 acres (22,000
public, 4,000 private) of Ordinance 661 zoned land remaining in the proposed Plan Area.
Privately owned Ordinance 661 lands are recommended to be rezoned to AG-1I-100 to be
consistent with surrounding agricultural parcels. Publicly owned Ordinance 661 lands are owned
by the U.S. Forest Service, California Department of Parks and Recreation, and the County of
Santa Barbara (Baron Ranch and Tajiguas Landfill). These lands would be rezoned to
Mountainous-Gaviota, Recreation, and AG-II-100 respectively under this Plan. The proposed
Plan would change the land use designation of federally owned lands within the Los Padres
National Forest from Agriculture to Mountainous Area to better reflect the physical constraints of
these steep watershed lands.

Coastal Zone Boundary

In 1982, the Santa Barbara County Board of Supervisors adopted the CLUP. The CLUP
established a coastal zone boundary, which in some locations within the proposed Plan Area is
inconsistent with the coastal zone boundary established by the Coastal Act and certified by the
California Coastal Commission. The Gaviota Coast Plan land use map adjusts the County's
coastal zone boundary to conform to the State’s Coastal Zone boundary.

Agriculture-Residential Cluster Overlay District

The existing Agriculture-Residential Cluster (ARC) overlay is an optional overlay that, based on
its own criterion, applies only to the Cojo-Jalama ranches. The intent of the overlay is to provide
the option for County consideration of ‘clustered’ development on the Cojo-Jalama ranches in
exchange for required dedication of public access and public visitor serving development. The
proposed Plan proposes to delete the ARC overlay from the Coastal Zoning Ordinance and
CLUP Policy 8-8 due to concerns about the large amount of theoretical development potential
under the ARC. The proposed Plan does include a future action item (Attachment B, Action LU-
3, Page 5-33) to develop a development clustering tool appropriate Plan Area-wide.
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Mountainous Area - Gaviota

The Mountainous Area land use designation is applied to protect steep watershed areas that
are unsuited for intensive development, and that consist of (1) slopes in excess of 40 percent; or
(2) valleys surrounded by slopes exceeding 40 percent; or (3) isolated table land surrounded by
slopes exceeding 40 percent; or (4) areas with outstanding resource values, such as
environmentally sensitive habitats and/or watersheds. The intent of this designation is to allow
reasonable but limited development because of extreme fire hazards, minimum services, and/or
environmental constraints.

The proposed Plan includes the new MT-GAV zone (LUDC amendment only) that would apply
to the upper watershed areas in the Inland Area where habitat protection and slope stability is
paramount. The Mountainous Area land use designation and MT-GAV zone would only be
applied to public lands within the Los Padres National Forest. No private properties would be
affected.

Additional Land Use and Zoning Desighation Changes
Existing Developed Rural Neighborhood (EDRN) and Rural Neighborhood (RN)

EDRNSs are areas that have been historically developed with lots smaller than those found on
the surrounding Rural lands. The purpose of this Land Use Element boundary is to prevent
pockets of small rural residential development from spreading onto adjacent agricultural lands.
Within the Coastal Zone, the same boundary is termed Rural Neighborhood (RN) and is a
Coastal Land Use Plan boundary. The proposed Plan would apply the Rural Neighborhood (RN)
boundary around the existing Arroyo Quemada neighborhood that historically developed with
lots of less than one-acre along the coast just south of Tajiguas Landfill and Highway 101.

Located just north of the Highway 101/Highway 1 interchange at Las Cruces is an existing
EDRN boundary consisting of eight assessor parcels that remain undeveloped. The EDRN
boundary surrounding these parcels was originally designated on the Land Use Map as part of
the original Comprehensive Plan in 1982. The proposed Plan proposes removing the EDRN
boundary since none of the parcels meets the EDRN definition of an existing, developed rural
neighborhood.

State Park Land Use and Zoning Changes

The vast majority of existing State Park land within the proposed Plan Area is designated
Recreation (both land use and zoning designation). The proposed Plan would redesignate all
remaining State Park owned lands to Recreation, including recent State Park land acquisitions
at El Capitan Canyon and Gaviota Village properties near Mariposa Reina because it better
reflects the existing and intended land use.
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Rezone Arroyo Hondo Preserve to Resource Management (RES)

The Land Trust for Santa Barbara County owns and manages the Arroyo Hondo Preserve. The
recommended land use and zoning changes from Agriculture to Mountainous Area land use and
Resource Management zoning better reflects the current and future uses within the preserve.

Mineral Resources Area Overlay

The Mineral Resources Area overlay is a Land Use Element overlay that depicts an area of
known deposit of metallic and non-metallic resources and mineral fuel. Extraction is permitted in
these areas with the required permits and environmental safeguards. The proposed Plan
proposes to remove the mapped overlay within the proposed Plan Area since information used
to map the adopted overlay is out of date and more accurate information exists regarding
mineral resource areas.

2.5.2.6 Visual Resources

The proposed Plan proposes additional standards for highly scenic areas that are particularly
susceptible to visual degradation. The foremost example of this is the coastal view corridor
along Highway 101 from Goleta to the Gaviota Tunnel. This corridor provides the best near-field
ocean and inland public views in the region. In addition, stretches of this view corridor are highly
susceptible to visual degradation due to broad near-field views largely devoid of major stands of
trees or intervening topographical breaks.

The following core planning tools are proposed to address the visual planning issues unique to
Gaviota and to enhance and protect the visual quality of the proposed Plan Area:

Critical Viewshed Corridor Overlay

The Critical Viewshed Corridor Overlay is a new proposed zoning overlay designed to provide
enhanced protection to the critical viewsheds of the Gaviota Coast. Plan Chapter 6, Visual
Resources, identifies Plan Actions VIS-12 through VIS-17 that will be applied solely within the
designated Critical Viewshed Corridor Overlay area and supplement the proposed Plan Area
policies. The enhanced standards of the overlay would ensure that development is sited and/or
screened to reduce impacts to the Highway 101 viewshed while still allowing for reasonable
development. Proposed development within the overlay is required to be sited consistent with
the site design hierarchy and screened to the maximum extent feasible as seen from Highway
101. Proposed development outside the Critical Viewshed Corridor is only required to be
visually subordinate to the surroundings.

The View Corridor Overlay is an existing CLUP overlay that is applied to several properties
south of Highway 101 in the eastern portion of the proposed Plan Area (Appendix B). The View
Corridor Overlay designation is proposed to be removed from these properties upon adoption of
the Critical Viewshed Corridor Overlay.
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Site Design Hierarchy/Design Guidelines

Plan Chapter 6, Visual Resources includes a systematic Site Design Hierarchy and priority site
development issues to address during project review. The Site Design Hierarchy will work with
the new draft design guidelines called for in Plan Action VIS-1 and included in Appendix D. The
intent of the hierarchy and design guidelines is to ensure a consistent implementing approach to
visual resources protection on the Gaviota Coast. The Site Design Hierarchy prioritizes site
selection, architecture, grading, and landscape, respectively, for the preferred design
components to utilize first when making planning and development decisions. Building site
selection is the primary design consideration in conforming to the visual resources policies for
new development. Ideal building site selection reduces potential visual impacts and alterations
to land forms. However, many properties in the proposed Plan Area lack such an ideal building
site, and may require screening landscaping, increased grading, or other design solutions to
avoid or lessen potential visual impacts. This situation may cause tension between the
proposed Plan’s policies and may require development to minimize visibility at the expense of
increasing grading to lower finish floor elevations. Screening plants and other treatments may in
some cases be warranted to further support subordination of the visual impact from
development to the natural setting. The Design Hierarchy and Plan Chapter 6 Visual Resources
goals, policies, and actions are assessed in Section 4.3.3.2 of this EIR.

Outdoor Lighting Ordinance

The proposed Gaviota Coast Outdoor Lighting Ordinance establishes development standards
for the proposed Plan Area intended to reduce the effects of excessive lighting and glare on the
environment, visual resources, and neighboring properties. The proposed outdoor lighting
standards are incorporated in the proposed LUDC and Article Il zoning ordinance amendments
(Appendix B).

2.5.2.7 Transportation, Energy, and Infrastructure
Transportation

Highway 101 through the Gaviota Coast currently operates better than the Santa Barbara
County Circulation Element’s minimum acceptable Level of Service (LOS); however, Highway
101 operations could be impacted over the long term due to the jobs/housing imbalance
between north and south Santa Barbara County and expected regional traffic volume increases
along this primary north/south transportation corridor. This stretch of Highway 101 on the
Gaviota Coast may require future roadway capacity and safety improvements. Future growth in
the movement of people and goods by auto, truck, and rail highlights the need for improved
railway safety.
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Energy

The proposed Plan proposes policies and actions that support identifying sites suitable for
locating renewable energy facilities with the least potential for impacts. The proposed Plan
encourages opportunities for development of appropriately located renewable energy resources
through streamlined planning and processing, and other incentives and the creation of enabling
ordinances for small-scale, community-scale, and utility-scale wind energy generation and
community scale solar energy generation.

Infrastructure and Service

A key issue to consider when evaluating whether new development or land use intensification
may be growth inducing is the services (water, sewer, etc.) that need to be established or
extended in order to serve the area. Such facilities should be sized to provide adequate service
to development, but not sized in such a way as to create growth-inducing effects. Therefore, the
lack of public water and sewage service serves as a practical impediment to growth in the
proposed Plan Area. The recommended policy approach is to apply the wastewater treatment
standards requiring dual leach field installations unless supplanted by Environmental Health
Services Standards.

2.5.3 Plan Buildout
2.5.3.1 Residential Land Use

Residential development in the proposed Plan Area is broadly dispersed, with single-family
homes located on large agricultural zoned parcels. An exception is the small pocket of rural
residential development at Arroyo Quemada, and developed smaller agricultural parcels at El
Capitan Ranch and the upper reaches of Refugio Road near West Camino Cielo. A total of
approximately 234 existing single-family dwellings exist in the proposed Plan Area. The
proposed Plan does not alter existing development potential within the proposed Plan Area,
however a buildout analysis based on a review of past permit data was completed to identify the
anticipated growth rate over the 20-year planning horizon. Four areas within the proposed Plan
Area were identified that are expected to grow at different growth rates due to differences in
character and history. These areas include Cojo-Jalama, Hollister Ranch, Naples, and the rest
of the proposed Plan Area. Anticipated residential growth in these areas is further detailed
below.

Hollister Ranch

Hollister Ranch has 37 vacant lots that may be developed with single-family residential use. Due
to lack of services, lengthy entitlement processes, and extreme slopes, growth is anticipated to
be 50 percent of the vacant lots at £19 dwelling units over the next 20 years, or 0.95 residential
dwelling units per year.
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Cojo-Jalama

Cojo-Jalama has 57 legal lots that may be developed with single-family residential use. Due to
lack of services, extreme slopes and ownership characteristics, growth is anticipated to be 10
percent of the legal lots at 6 dwelling units over the next 20 years, or 0.3 residential dwelling
units per year.

Naples Township

The Naples Township is entitled to allow 71 dwelling units per a 2008 Board of Supervisors
approval of Alterative 1B in the Santa Barbara Ranch EIR. Due to this fact, all 71 units are
anticipated in the next 20 years, or 3.55 residential dwelling units per year.

Remainder of Plan Area

The overall annual growth rate over the past 15 years for the remaining areas of the proposed
Plan is derived from permit history and estimated to be 3.53 residential dwelling units per year.
Based on this growth rate, this would result in 71 residential dwelling units over the next 20
years for the remaining areas of the proposed Plan.

The proposed Plan Area currently contains 234 single-family dwellings. The residential growth
for the proposed Plan Area during the 2015-2035 Plan horizon would result in an additional 167
primary residential units, at an average of 2.08 units per year, with slower growth occurring in
the Cojo-Jalama and Hollister Ranch areas of the proposed Plan. Table 2-1 summarizes the
existing and projected primary residential unit buildout in the proposed Plan Area during the
20-year plan horizon.

Table 2-1: Summary of 20-year Primary Residential Buildout under Plan

Land Use Exis'ting Ave(age Ann_ual L?]ﬁ?ls ':?ggigg:rl Exist'ing + Futqre

Units Unit Potential Plan Horizon Additional Units
Single-Family Residential Units 234 - - 234
Hollister Ranch - 0.95 19 19
Cojo-Jalama - 0.3 6 6
Naples Township - 3.55 71 71
Remainder of Plan Area - 3.53 71 71
Total Primary Residential Units 234 2.08 167 401

SOURCE: County of Santa Barbara, Planning and Development compiled data on existing units derived from a parcel-by-parcel
analysis of assessor property records as of 2010. Projected annual unit potential based on a review of Planning and Development
building permit records for the past 15 years for each area, in addition to existing entitlements.

2-52 County of Santa Barbara



Gaviota Coast Plan Final EIR 2.0 Project Description

Residential second unit potential is limited within the proposed Plan Area because second units
are allowed only within the Rural Residential areas of the proposed Plan Area, which is primarily
within the Arroyo Quemada neighborhood. Development of residential second units at Arroyo
Quemada is extremely unlikely because the physical constraints of existing lot sizes would not
allow for adequate setbacks or wastewater disposal to accommodate residential second units.
Potential residential second unit development potential that could occur with development of the
Land Use Incentive Program proposed under the proposed Plan as Actions LU-4 and LU-5 are
uncertain at this time because the program has not yet been developed and it is not known what
the final criteria will be for program participation.

Agricultural Employee Housing

In addition to primary residential units, the proposed Plan land uses provide for agricultural
employee housing units. Agricultural-employee housing units are allowed under the following
zones in the proposed Plan Area:

. Agricultural: AG-Il and AG-II-CZ.

Table 2-2 summarizes the theoretical agricultural-employee housing buildout potential within
the proposed Plan Area.

Table 2-2: Summary of Theoretical and 20-year Agricultural-Employee Housing
Buildout under Plan

Average Total Additional
Existing e . Units at Existing + Additional
Land Use Units Addlté?r:(egalﬂmts 20-year Plan Units
P Buildout
Agricultural Employee
Units 17 .45 9 26

SOURCE: County of Santa Barbara permit data

NOTES:

a. Average additional units per year is calculated by summing the total number of agricultural employee
housing units permitted and dividing by the total number of years in the period (38 years).

b. Total additional units at 20 years is calculated by taking average additional units per year and multiplying
by 20, the number of years within the proposed Plan horizon.

A search of the permit record for the proposed Plan Area revealed 15 permitted agricultural
employee dwelling units. Two additional agricultural employee dwellings are known to exist,
however permit records were not available. If the proposed Plan Area continued to support
production of agricultural employee units at a similar rate as in the past, nine additional units
would be constructed during the 20-year plan horizon. These units are likely to be located in
productive agricultural areas adjacent to Highway 101 and Highway 1 or along County roads.
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2.5.3.2 Agricultural and Open Space Land Uses

Agricultural and open space land uses dominate the proposed Plan Area. Many of the proposed
Plan changes for agriculture and open space lands are proposed to better reflect the actual use
of the land and to recognize park or open space acquisitions. For example, the Arroyo Hondo
Preserve would be designated Mountainous Area (MA-100) to reflect its preserve status. The
reduction in Agriculture acreage and increase in Mountainous Area acreages reflects
designation of the Los Padres National Forest lands from Agriculture to Mountainous Area.
Overall, these changes do not affect development potential within the proposed Plan Area.
Table 2-3 provides a summary of existing and proposed agricultural and open space land uses
within the proposed Plan Area.

Table 2-3: Summary of Agricultural and Open Space Land Use
Existing Total Proposed Proposed Acreage
Land Use Acreage Acreage Change
Agricultural Commercial 23,263 23,007 -256
Agriculture (A-11-100) 28,760 10,500 -18,261
Agriculture (A-11-320) 44,878 44,313 -565
Mountainous Area (MA-100) 0 896 896
Mountainous Area (MA-320) 0 15,551 15,551

SOURCE: County of Santa Barbara 2015b

2.5.3.3 Recreational Land Use

Three major state parks and one County Park exist within the proposed Plan Area: Gaviota
State Park, El Capitan State Beach, Refugio State Beach, and Jalama Beach County Park. In
addition, approximately 11 miles of coastline is under State ownership. The Los Padres National
Forest (Forest) covers 15,634 acres within the proposed Plan Area, and is owned by the U.S.
federal government. The proposed Plan establishes a PRT Element with the intent of creating
guality recreational experiences for the public, while preserving and protecting valuable natural
resources, cultural resources, agricultural operations and adjoining land uses, and the rural
character of the proposed Plan Area. Specific trail alignments are identified on Figures 2-8
through 2-13. Proposed trails on the existing PRT maps will be retained for many areas. In
addition, new trail alignments and alternate alignments are proposed, primarily in the central
and eastern portion of the proposed Plan Area.

Plan changes include designation of State park land as designhated Recreation. There are
currently approximately 2,933 acres of existing Recreation/Open Space land. The proposed
Plan would increase that acreage by 2,629 acres, for a total of 5,562 acres of Recreation/Open
Space designated lands within the proposed Plan Area.
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2.5.3.4 Commercial and Coastal Dependent Industry

Commercial land uses in the proposed Plan Area are limited. There are currently approximately
2.3 acres of Highway Commercial (CH) designated lands near the Las Cruces area which will
be retained; however, commercial uses have not been developed to date. In addition, there are
approximately 13 acres of Highway Commercial (CH) designation at the location of the previous
Gaviota Village site south of the fire station site. This was a previous commercial development
that became vacant and was purchased by the County and donated to the State Parks
Department. The proposed Plan would remove the Highway Commercial (CH) designation at
this location and add the Recreation designation to reflect its intended use as part of the State
park system. The existing approximately 100 acres of Coastal Dependent industry (oil facilities)
would remain unchanged.

2.5.3.5 Site-specific Planning
Arroyo Quemada

The proposed Plan would apply the Rural Neighborhood (RN) boundary around the existing
Arroyo Quemada neighborhood located just south of Tajiguas Landfill and Highway 101 to
recognize the historical development of lots less than one-acre, smaller than currently allowed in
the Rural Area.

Naples Townsite

The proposed Plan would retain the approximately 57-acre Naples Townsite (NTS) designation
in recognition of the Official Map of Naples adopted by the County of Santa Barbara on October
2, 2008. The NTS designation was effective for the Inland area on November 1, 2008. However,
the NTS designation is not effective yet in the Coastal Zone as of June 2015. The California
Coastal Commission must certify and approve the NTS designation prior to this designation
taking effect in the Coastal Zone. The purpose of the NTS designation is to achieve a balance
that provides for low-density residential units, public access and recreation opportunities,
preservation of the scenic and rural character of the Naples area, conservation of open space
and biological resources, and compatibility with the surrounding agricultural uses of the
proposed Plan Area (see Table 2-3 above).

2.5.3.6 Theoretical Buildout

The County prepared an estimated maximum theoretical buildout scenario for the land uses in
the proposed Plan to inform the public and decision-makers of the maximum permissible density
and intensity conceivable under the proposed land use designations and zones. Of note is that
the proposed Plan does not include any proposed increases or decreases in density. As a
result, total theoretical buildout potential under the proposed Plan is the same as the existing
buildout potential. The maximum theoretical buildout scenario is not equivalent to the proposed
buildout of the proposed Plan. However, the theoretical buildout provides a worst-case
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assessment and demonstrates an unconstrained maximum calculation of the residential and
non-residential capacity that could be achieved assuming all land within the proposed Plan Area
could be built out.

Additionally, unlike the proposed Plan itself, which has a 20-year planning horizon, or forecast,
the maximum theoretical buildout scenario does not have a time horizon. The maximum
theoretical buildout scenario also does not include a regulatory or constraints analysis for
transportation and infrastructure and does not include an analysis of land use, demographic and
economic trends that typically inform planning studies. Therefore, due to regulatory and physical
constraints, and foreseeable market conditions, the maximum theoretical buildout scenario is
highly unlikely to be realized in the proposed Plan Area.

The maximum theoretical buildout scenario consists of existing built and potential residential
units in a maximized development scenario. Commercial development potential is limited to the
two acres of CH zoned lands near Las Cruces. Under the proposed Plan, full theoretical
buildout would result in an additional 589 primary residential units assuming no additional
subdivision, or an additional 763 units assuming full buildout of all possible subdivisions. This
would represent a 60 or 69 percent increase in primary residences in the proposed Plan Area
assuming no subdivisions and possible subdivisions, respectively. Of these potential units, 100
percent would be single-family units. Commercial development potential would be limited to
approximately 2 acres of CH zoned lands located near Las Cruces. Table 2-4 summarizes the
maximum theoretical buildout potential for single-family residences within the proposed Plan
Area.

Table 2-4: Theoretical Buildout of Single Family Residences

Buildout without Buildout with Buildout total Buildout total
Existing subdivision subdivision without subdivision | with subdivision
potential potential potential potential
234 589 763 823 997

SOURCE: Estimated maximum buildout of residential units is based on an analysis of land use records,
mapping, and County Assessor parcel data to determine the area’s capacity for potential development.

2.5.3.7 Proposed Land Use and Zoning Changes

The proposed Plan includes a number of changes to land use designations and zoning for
parcels in the proposed Plan Area, which are summarized in Tables 2-5 and 2-6.
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Table 2-5: Existing and Proposed Land Use Categories
AC 168 198 23,264 23,007
A-11-100 518 441 28,761 10,500
A-11-320 369 337 44,878 44,313
Coastal Dependent Industry 3 3 100 100
Educational Facility 4 11 11
Highway Commercial 4 16 2
MA-100 0 0 896
MA-320 1 63 0 15,551
NTS 23 23 57 57
Recreation/Open Space 59 74 2,933 5,562
Rural Residential 34 32 53 42
TC 67 67 1,127 1,158
Source: County of Santa Barbara 2015b

Table 2-6: Existing and Proposed Zoning Categories

100-AG* 26 0 785 0
100-AG-O* 6 0 685 0
20-AG* 20 0 3,709 0
20-AL-O* 10 0 4,327 0
40-AG* 5 0 105 0
Agriculture (AG-11-100) 482 626 27,541 33,064
Agriculture (AG-11-320) 373 339 44,889 44,324
Agriculture (AG-11-40) 4 4 171 171
Highway Commercial (CH) 4 2 16 2
Coastal-Dependent Industry (M-CD) 3 3 100 100
Coastal-Related Industry (M-CR) 2 2 271 271
Mountainous - Gaviota (MT-GAV-100) 0 1 0 115
Mountainous- Gaviota (MT-GAV-320) 1 63 0 15,551
Naples Townsite (NTS) 23 23 57 57
Recreation (REC) 47 73 2,253 5,562
RES-100 0 132
Resource Management (RMZ-100) 0 649
Rural Residential (RR-40) 34 32 53 42
Transportation Corridor (TC) 67 67 1,127 1,158
Unlimited Agriculture (U)* 143 0 15,111 0

SOURCE: County of Santa Barbara 2015b

* Zoning categories marked with asterisks represent the Ordinance 661 zoned lands within the Coastal Zone.

The purpose of each of the zones above is described in detail on the Planning and Development

Department web page and may be downloaded using the link below:

http://sbcountyplanning.org/pdf/Summary Of Zones In Santa Barbara County.pdf.
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2.6 Required Actions and Approvals

The County Board of Supervisors must take the following actions to implement the proposed
Plan:

1. Adopt findings and overriding considerations for any environmental impacts that
have been determined to not be mitigated to less-than-significant levels with
implementation of the proposed Plan

2. Certify the Final EIR for the Gaviota Coast Plan

Amend the Santa Barbara County Comprehensive Plan by adopting the Gaviota

Coast Plan and adopting text and map amendments to the Local Coastal Plan

Amend the Santa Barbara County LUDC

Amend the Santa Barbara County Coastal Zoning Ordinance (Article I1)

Amend the County land use and zoning maps

Submit the Local Coastal Plan and Article Il text and map amendments to the

California Coastal Commission for certification

w

No ok
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