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2.0  PROJECT DESCRIPTION 
 
This section describes the proposed Santa Ynez Valley Community Plan (SYVCP), including the 
project applicant/lead agency, project location, objectives, and characteristics, and required 
discretionary approvals. 
 
2.1  PROJECT APPLICANT/LEAD AGENCY 
 
The County of Santa Barbara is both the project applicant and the lead agency for the proposed 
Santa Ynez Valley Community Plan.  This EIR has been prepared by the County’s Office of 
Long Range Planning, which is located at 30 East Figueroa Street, 2nd Floor, Santa Barbara, 
California 93101. 
 
2.2  PROJECT LOCATION 
 
The Santa Ynez Valley Community Plan Area (Plan Area) is located in central Santa Barbara 
County, extending north from the Santa Ynez River to the Woodstock Ranch and Oak Trails 
subdivisions, and east from the western outskirts of the City of Buellton to the Rancho Estates 
neighborhood. The plan area includes three unincorporated townships: Santa Ynez, Ballard, 
and Los Olivos, and encompasses approximately 72 square miles (46,933 acres). The 
incorporated cities of Buellton and Solvang are not part of the Plan Area. U.S. Highway 101 and 
State Highway 154 provide north/south and northwest/southeast access, respectively, while 
State Highway 246 is the principle east/west travel corridor.  Figure 2-1 illustrates the 
Community Plan boundary and shows the Plan Area’s regional location within Santa Barbara 
County, while Figure 2-2 provides a larger-scale map of the Planning Area. 
 
2.3 PROJECT OBJECTIVES 
 
The State CEQA Guidelines require that the EIR Project Description include "a statement of 
objectives sought by the proposed project” [State CEQA Guidelines, subsection 15124(b)].  The 
purpose of the Community Plan is to update the County’s Comprehensive Plan and provide 
policy direction for issues and development trends specific to the Plan Area. The update is 
necessary to manage current conditions, facilitate proper and informed planning, and 
accurately reflect the prevailing vision and goals of the area’s residents. 
 
The overriding goal of the Community Plan is to maintain the Santa Ynez Valley’s rural 
character and agricultural tradition while accommodating some well-planned growth in certain 
areas such that this growth is Valley-appropriate and compatible with surrounding uses. The 
Design Overlay, Affordable Housing Overlay, Heritage Sites Overlay and Mixed Use Overlay 
have been drafted with Valley specific guidelines, restrictions, acceptable and non-acceptable 
uses, and designed with the character of each unique community and the rural character of the 
Valley in mind.  Primary objectives of the proposed Community Plan include the following: 
 

 Eliminate split land use and split zoning on individual parcels; 
 Promote limited intensification within the three townships and other appropriate areas, 

while maintaining adequate buffers between urban and rural uses; 
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 Encourage mixed use developments in the downtown areas of Santa Ynez and Los 
Olivos through application of a Mixed Use Overlay in certain commercial (C-2) districts; 

 Prevent commercial uses that would be inconsistent with the small-town character of the 
commercial districts in Santa Ynez and Los Olivos; 

 Provide appropriately designated land uses that encourage a variety of housing types 
and opportunities to help meet the Santa Ynez Valley’s needs for housing, including 
adequate and Valley-appropriate affordable housing through application of an 
Affordable Housing Overlay on four designated sites that were identified by members 
of the community; 

 Protect and ensure the continued viability of agricultural resources;  
 Preserve important scenic and historic resources as well as preserving the rural aesthetic 

through careful consideration of design and development proposed on and along key 
sites and corridors through application of a Design Control Overlay and a Heritage Sites 
Overlay on designated sites.  

 
A summary of the goals, policies, standards, and implementation programs of the Community 
Plan is provided below in Section 2.4.  More detailed information is presented in the draft plan 
itself.  Although the Santa Ynez Valley Community Plan proposes additional units, and 
although several Class I impacts are identified in the EIR, the Plan will be beneficial when 
compared to development that would likely occur without the Plan due to increased review 
under the Heritage Sites Overlay, Design Control Overlay and the inclusion of several AHOD 
sites.  The proposed Plan contains many policies and development standards that go beyond 
what is contained under the existing Comprehensive Plan. 
 
2.4  PROJECT CHARACTERISTICS 
 
The Community Plan works in concert with the County’s Comprehensive Plan to provide land 
use goals and policies and to guide future development in the Community Plan Area.  The 
Community Plan updates and supplements the Comprehensive Plan’s seven State-mandated 
elements: Land Use, Circulation, Housing, Conservation, Open Space, Noise, and Safety.   Major 
components of the Community Plan are the inclusion of updated Land Use and Zoning Maps 
that reflect existing and planned future development, policies for resource protection, and 
development standards for new and redevelopment projects. 
 
As discussed above and in Subsection 1.1 of the Introduction, the proposed SYVCP would 
update the Santa Barbara County Comprehensive Plan which was last revised in 1981.  Since 
that time, additional residential and commercial growth has occurred, and new planning issues 
and development trends have emerged.  This has raised concerns regarding the changing 
character of the Valley. Concerns include: preserving the viability of agriculture amidst 
continuing subdivision of larger working agricultural parcels into ranchettes, increased traffic, 
the existence of adequate infrastructure to accommodate new growth, a lack of affordable 
housing, and the impact of the expanding tourism industry.  These issues, coupled with the lack 
of Valley-specific policies and development standards within the 1980-81 Comprehensive Plan, 
have necessitated the development of a focused planning document for the region.   
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2.4.1  Project Overview 
 
The Community Plan is intended to provide the general public, landowners and decision 
makers with a framework for planning future development in the region. The SYVCP evaluates 
trends, needs, services and resources in the Plan Area and provides planning goals, policies and 
development standards to guide future land use in the Plan Area.   
 
The Community Plan separates the Plan Area into three distinct units that differ in land use 
type and intensity. They are: 1) Urban Townships: Santa Ynez, Los Olivos and Ballard, 2) the 
Inner-Rural Area, and 3) the Rural Area. The townships or urban areas are home to most of the 
residents and almost all of the commercial and industrial development in the planning area. 
The Inner-Rural area surrounds the townships and incorporated cities and serves as a buffer 
between urban and rural uses. Development within the Inner-Rural area is limited to 
agricultural, recreational and ranchette-style residential uses. Parcel sizes in the Inner-Rural 
area generally range from 5 to 40 acres. The Rural Area is characterized by larger parcels (40 to 
several hundreds of acres), less development and larger scale agricultural uses. While most 
higher-density residential development has been focused in the townships, some exceptions to 
this pattern exist. Several existing neighborhoods are scattered throughout the Valley in 
otherwise rural or semi-rural locales. These areas are identified and mapped as Existing 
Developed Rural Neighborhoods (EDRNs) and are not intended to expand beyond their current 
boundaries in the future (refer to Figure 2-2). 
 
Included in the Community Development Section are policies, standards, and programs related 
to Land Use and Housing.  Specific guidance is provided for each of the three townships, as 
well as for the Rural, Inner-Rural, and Existing Developed Residential Neighborhoods 
(EDRNs). The Public Facilities Section contains policies and guidance pertaining to Circulation; 
Parks, Recreation and Trails; Wastewater; Water; Fire Protection; Police Protection; Resource 
Recovery and Solid Waste; and Schools.  The Resources and Constraints section contains 
policies, standards, and programs related to Biological Resources; Flooding and Drainage; 
Geology, Hillsides, and Topography; History and Archaeology; and Visual and Aesthetic 
Resources. 
 
The plan groups each of the seven State-mandated General Plan Elements into three “Super 
Elements:” 
 

 Community Development 
 Public Facilities and Resources 
 Resources and Constraints 

 
2.4.2  Changes in Buildout Characteristics 
 
2.4.2.1  Residential Development 
 
The Plan Area currently contains 3,384 primary residential units.  Under the proposed Plan, 
twenty year buildout would result in an additional 516 primary residential units, which is based 
on an average of 25.8 additional units per year.  Twenty year buildout conditions would result 
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in a total of 3,900 primary residential units (existing + future units), which represents a 15% 
increase in primary residences within the Plan Area.  
 
These 516 units would be dispersed throughout the Plan Area, with approximately half of the 
development occurring within the townships, and half occurring outside of the township areas.  
Approximately 33% (170 units) would be developed in the township of Santa Ynez, 
approximately 12 % (62 units) in Los Olivos, 2% (10 units) in Ballard, and the remaining 53% 
(274 units) would be dispersed throughout the remaining non-township portions of the Plan 
Area. 
 
Actual residential buildout projections would be relatively higher, as the SYVCP includes 
provisions for development of affordable housing, which rely on secondary uses of a property. 
In particular, the Community Plan outlines a “Core Approach” to the development of 
affordable housing.  In addition to secondary residential units such as Residential Second Units 
(RSUs), agricultural employee housing and mixed-use residential units, which are discussed 
below, the Plan proposes to apply an Affordable Housing Overlay to four sites to address the 
shortfall in needed affordable housing for very low income households, as described in Section 
2.4.5.1 below.  The potential increase in primary residential buildout from the application of an 
Affordable Housing Overlay District (AHOD) to the four proposed AHOD sites is quantifiable, 
and would lead to a maximum of 115 additional units, of which 30% (35 units) would be 
affordable. 
 
The potential twenty year buildout resulting from RSUs is estimated to be 132 additional units, 
based on an average of 6.6 additional units per year constructed between 2002 and 2007.  
Approximately 25% of the existing residences in the Plan Area currently have RSUs on their 
properties.  Residential Second Units are allowed under the following zones:   
 

 Residential:  10-R-1, 10-R-2, 15-R-1, 1-E-1, 20-R-1, 3-E-1, 7-R-1 and RR-5.   
 Agricultural:  AG-I-10, AG-I-20 and AG-I-5. 

 
Additional secondary residential uses exist in the Plan Area, which serve as agricultural 
employee housing.  Based on construction of an estimated 1.2 units per year, it is estimated that 
under twenty year buildout conditions, approximately 24 additional Ag-employee units would 
be constructed.  Ag-employee Units are allowed under the following zones:   
 

 Agricultural:  AG-I-10, AG-1-20, AG-I-40, AG-I-5, AG-II-100 and AG-II-40 
 
As mentioned above, the Community Plan promotes mixed use development and proposes to 
apply a Mixed Use Overlay to the commercial cores of Santa Ynez and Los Olivos.  The Mixed 
Use Overlay Zone would allow up to 25% of the project to be residential by right, and up to 66% 
to be residential with the approval of a Conditional Use Permit.  Development under this 
overlay zone would increase the number of residential units at buildout, while maintaining the 
same level or a slightly reduced level of commercial development in these downtown cores.  
Several blocks within the townships of Los Olivos and Santa Ynez are considered for the 
proposed MU-Overlay; there are 68 parcels comprising 31 acres in downtown Santa Ynez, and 
73 parcels comprising 21 acres in downtown Los Olivos.  Not all of the owners of these parcels 
will opt to pursue mixed use developments and the parcels may be subject to constraints that 
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limit the number of residential units that can be produced.  Twenty year buildout potential for 
these mixed uses is estimated at 137 residential units.  Mixed-Use development may also occur 
outside of this planned MU Overlay on C-2 zoned parcels outside of the townships, with a 
minor conditional use permit, however residential development on these parcels has 
historically been slow, and it is estimated that only 12 mixed-use residential units on C-2 parcels 
would be developed within 20 years. 
 
Development of the 137 residential units under the proposed MU Overlay would be dispersed 
at a rate of approximately 65% (89 units) in Santa Ynez, and 35% (48 units) in Los Olivos.  Mixed 
use development of eight residential units on C-2 parcels outside of these proposed MU-
Overlay areas would result in approximately 18% (2 units) in Ballard, while the other 82% (10 
units) would be dispersed among the C-2 designated parcels outside of the townships.  
 
Tables 2-1 and 2-2 below summarize 20-year buildout conditions for primary and secondary 
residential development under the proposed Plan. 
 
  

Table 2-1 Summary of 20-Year Primary Residential Buildout Under Proposed SYVCP 
 

Land Use Existing Units 
Average Additional 

Units Per Year1 
Total Additional 

Units at 20 Years2 
Total Existing 
+ Future Units 

Primary Residential Units3 3,384 25.8 516 3,900 
Affordable Housing Overlay Units4 -- -- 115 115 

Total Primary Residential Units 631 4,015 

1. Average additional units per year is derived from County of Santa Barbara historical permit data for the time period from 2002-2007 
for the Santa Ynez Valley Community Plan area. The time period from 2002- 2007 experienced the most rapid rate of growth when 
referenced against 2007 Santa Barbara County Association of Governments Regional Growth Forecast (RGF) for the period from 
2005-2040, therefore the projections will cover Plan horizon growth.  Average additional units per year is calculated by summing 
the total number of additional units permitted from 2002-2007 and dividing by the total number of years in the period (5). 

2. Total additional units at twenty years is calculated by taking average additional units per year and multiplying by 20 which 
represents the number of years within the plan horizon. 

3. Primary residential takes into consideration residential units under both residential and agricultural land uses. 
4. The Affordable Housing Overlay is a new overlay, therefore there is no historical data for growth under this overlay, and it is 

assumed that full development of the sites would occur during the twenty-year period analyzed. 

 
Table 2-2 Summary of 20-Year Secondary Residential Buildout Under Proposed SYVCP 

 

Land Use 
Average Additional Units 

Per Year1 
Total Additional

Units at 20 Years2 
Residential Second Units 6.6 132 
Agricultural Employee Units 1.2 24 
C2/MU Residential Component Units3 6.85 137 
Additional C2 Residential Units4 0.6 12 

Total Secondary Residential Units 305 

1. Average additional units per year is derived from County of Santa Barbara historical permit data for the time period from 2002-
2007 for the Santa Ynez Valley Community Plan area. The time period from 2002- 2007 experienced the most rapid rate of growth 
when referenced against 2007 Santa Barbara County Association of Governments Regional Growth Forecast (RGF) for the period 
from 2005-2040, therefore the projections will cover Plan horizon growth.  Average additional units per year is calculated by 
summing the total number of additional units permitted from 2002-2007 and dividing by the total number of years in the period (5). 

2. Total additional units at twenty years is calculated by taking average additional units per year and multiplying by 20 which 
represents the number of years within the plan horizon. 

3. Average additional units per year under the C2/MU Residential Component is calculated based on primary commercial buildout 
data for the period from 2002-2007 because the C2/MU Overlay is a new overlay proposed within the Santa Ynez Valley 
Community Plan. 

4. Residential units that may be developed on C2 zoned lots (Minor Conditional Use Permit required) outside of designated MU-
Overlay Zones. 
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2.4.2.2  Commercial Development 
 
Under twenty year buildout conditions, additional commercial development under the 
proposed Plan would increase by approximately 45 percent when compared to existing 
commercial development in the Plan Area.  Existing commercial development in the three 
townships total 1,239,202 square feet, and twenty year buildout conditions would result in an 
additional 555,334 square feet, totaling 1,794,536 square feet of commercial development.  The 
proposed Plan seeks to largely eliminate the Highway Commercial/CH land use/zoning, in 
favor of the General Commercial/C-2 land use/zoning. This is discussed in more detail in 
Section 2.4.3.   
 
2.4.3  Summary of Proposed Land Use and Zoning Changes 
 
Land use and zoning changes proposed in the SYVCP are shown in Tables 2-3 and 2-4, 
respectively, and illustrated on Figures 2-3 through 2-5.  
 

Table 2-3  Comparison of Land Use Changes Between the  
Existing Comprehensive Plan and the Proposed SYVCP* 

 

Land Use Category Number of Parcels Number of Acres 

Existing Proposed Existing Proposed Existing Proposed 
A-I-10 A-I-10 347 370 3,585 3,840 
A-I-10/Education A-I-10/Education 1 1 45 45 
A-I-20 A-I-20 381 478 8,273 10,148 
A-I-40 A-I-40 23 26 880 798 
A-I-5 A-I-5 725 727 4,859 4,876 
A-I-5/Education A-I-5/Education 1 2 9 14 
A-II -- 99 -- 2,259 -- 
A-II-100 A-II-100 30 21 2,564 2,678 
A-II-40 A-II-40 47 28 1,097 911 
AC AC 158 161 1,924 20,167 
Cemetery Cemetery 1 1 13 13 
General Commercial General Commercial 132 162 45 75 
General Industry General Industry 4 4 44 44 
Highway Commercial Highway Commercial 35 1 41 3 
Industrial Park Industrial Park 1 1 7 7 
Institution/Government Institution/Government 1 1 124 124 
Neighborhood Commercial Neighborhood Commercial 9 7 11 7 
Recreation/Open Space Recreation/Open Space 2 10 2 11 
Residential-0.33 Residential-0.33 15 16 49 55 
Residential-1.0 Residential-1.0 978 935 1,148 1,142 
Residential-1.0/ Education Residential-1.0/ Education 1 1 36 36 
Residential-1.8 Residential-1.8 121 121 73 73 
Residential-12.3 Residential-12.3 26 72 7 14 
Residential-3.3 Residential-3.3 682 677 237 231 
Residential-3.3/ Education Residential-3.3/ Education 3 3 16 16 
Residential-4.6 Residential-4.6 67 1 20 23 
Residential-4.6/ Education -- 4 -- 3 -- 
PR-5 PR-5 2 4 9 29 

 TOTAL: 3,901 3,901 45,380 45,380
*Revised since Preliminary Draft Plan publication to reflect a more accurate buildout potential and to correct database errors 
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Table 2-4  Comparison of Zoning Changes Between the  
Existing Comprehensive Plan and the Proposed SYVCP* 

 

Land UseZoning Category Number of Parcels Number of Acres 

Existing Proposed Existing Proposed Existing Proposed 
AG-I-10 AG-I-10 347 370 3,585 3,840 
AG-I-10   (with EDU designation) AG-I-10 1 1 45 45 
AG-I-20 AG-I-20 381 478 8,273 10,148 
AG-I-20, AG-I-40 AG-I-20, AG-I-40 23 26 880 798 
AG-I-10, AG-I-5 AG-I-5 725 727 4,859 4,876 
AG-I-5  (with EDU designation) AG-I-5 1 2 9 14 
100-AG, 20-AL-O, AG-I-20 -- 99 -- 2,259 -- 
Various (from A-II-100 designation) AG-II-100 30 21 2,564 2,678 
Various (from A-40 designation) AG-II-40 47 28 1,097 911 
Various (from AC designation) Various 158 161 19,924 20,167 
AG-I-5 (with Cemetery) AG-I-5 1 1 13 13 
C-2,C-3 C-2, C-2/MU,C-3 132 162 45 75 
M-2 M-2 4 4 44 44 
CH CH 35 1 41 3 
M-RP MRP 1 1 7 7 
AG-I-5 (with Inst./ Gov’t. designation) AG-I-5 1 1 124 124 
CN,SN CN 9 7 11 7 
REC REC 2 10 2 11 
3-E-1 3-E-1 15 16 49 55 
1-E-1,3-E-1,DR-1, MHP 1-E-1,3-E-1,DR-1 978 935 1,148 1,142 
1-E-1   (with EDU) 1-E-1 1 1 36 36 
20-R-1 20-R-1 121 121 73 73 
10-R-2 10-R-2, MHP 26 72 7 14 
10-R-1,15-R-1 10-R-1,15-R-1 682 677 237 231 
10-R-1   (with EDU) 10-R-1 3 3 16 16 
7-R-1 7-R-1 67 71 20 23 
7-R-1   (with EDU) 7-R-1 4 Included above 3 -- 
RR-5 RR-5 2 4 9 29 

 TOTAL: 3,901 3,901 45,380 45,380 
*Revised since Preliminary Draft Plan publication to reflect a more accurate buildout potential and to correct database errors 
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The SYVCP proposes to make several changes to the inner-rural boundary to reflect existing 
land uses and development patterns.  Land uses currently within the Inner-Rural area that 
would be removed would be placed into either the Existing Developed Rural Neighborhood 
(EDRN) category, or the Rural Lands category, as appropriate. (Table 2-5 and 2-6, and Figures 2-
6 through 2-10). 
 

Table 2-5  Proposed Changes to Inner-Rural/Urban Boundaries 
 

Map 
Key 

Parcels/ 
Acres 

Existing  
Zoning Area 

Proposed 
Zoning Area 

Reason for Change 

A 19/190 AG-I-5, AG-I-40, Inner-
Rural & Rural  

AG-I-5, AG-I-40, 
EDRN  

Clarifies existing development density not 
to expand onto adjacent rural lands.  

B 2/12 AG-I-5, C-2, 
Urban & Inner-Rural  

AG-I-5, Inner-Rural  Constrained by river floodplain, Caltrans 
right-of-way.  

C 4/78 AG-I-20, EDRN & Inner-
Rural  

AG-I-20, EDRN  Resolves split EDRN/Inner-Rural 
designation.  

D 22/636 AG-I-20, AG-I-40, AG-II-
100/Inner-Rural  

AG-I-20/EDRN AG-II-
40, AG-II-100/Rural  

Clarifies existing development density not 
to expand onto adjacent rural lands, 
increases protection of rural agricultural 
reducing subdivision potential of larger 
agricultural lands, as well as containing 
steep slopes restricting development on 
the larger parcels.  

E 2/59 AG-I-10 Urban  AG-I-10 Inner Rural  Correction of previous mapping error.  

 
Table 2-6  Proposed Changes to Existing Developed Rural Neighborhood Boundaries 

Map 
Key 

Name 
Parcels/ 
Acres 

Existing 
Zoning 

Proposed  
Zoning 

Status/Reason for Change 

1 North Hwy 246  24/252  10-AG  AG-I-10  NEW -Existing parcels developed with 
much smaller lots/uses than surrounding 
agricultural lands. Created by adjustment 
of Inner-Rural Boundary.  

2 West Buellton  20/190  AG-I-5 AG-I-40  No change. NEW -Existing parcels developed with 
much smaller lots/uses than surrounding 
agricultural lands. Created by adjustment 
of Inner-Rural Boundary  

3 Bobcat Springs  89/1,269  1-E-1, CH,  
AG-I-5, AG-I-20 

No change  EXISTING -No change.  

4 Ballard Canyon  19/222  AG-I-10, AG-I-
20  

No change. EXISTING -No changes.  

5 West Los Olivos 
Ranchettes  

22/368  AG-I-20  No change. NEW – Existing parcels developed with 
much smaller lots/uses than surrounding 
agricultural lands. Created by adjustment 
of Inner-Rural Boundary  

6 Figueroa 
Mountain Rd.  

1/85  AG-I-20  No change  EXISTING – No change.  

7 Woodstock/ Oak 
Trails  

136/2,581  20-AL-O, AG-I-
20  

AG-I-20  ADJUST -22 parcels to the west added 
to complete a logical boundary of the 
EDRN.  

8 East Baseline/ 
Rancho Estates  

137/1,058  AG-I-5, AG-I-10 
AG-I-20  

No change. NEW – Existing parcels developed with 
much smaller lots/uses than surrounding 
agricultural lands. Created by adjustment 
of Inner-Rural Boundary  

9 Shepherd  1/80  AG-I-10  No change. EXISTING – No changes.  
10 Meadowlark  73/434  AG-I-5  No change. ADJUST – 5 parcels to the south added 

to complete a logical boundary of the 
EDRN.  
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As shown in Table 2-3, and as discussed in Section 2.4.2, the SYVCP proposes to change most of 
the Highway Commercial/CH parcels to General Commercial/C-2.  Uses allowed in Highway 
Commercial areas include mini-markets, convenience stores, bus terminals and service stations, 
and other uses that are considered inconsistent with the small town character of the Los Olivos 
and Santa Ynez commercial districts. The list of allowed uses under a General Commercial 
designation does not include many of the Highway Commercial uses that are inconsistent with 
small town character, but provides a much expanded list of allowed commercial opportunities 
to serve the townships. Additionally, the General Commercial district still allows some uses that 
serve the traveling public, such as hotels, motels and restaurants, all of which are considered 
compatible with township character. The application of the Mixed Use Overlay, described in 
Section 2.4.4.2 below would provide additional guidance for C-2 development and would 
prohibit certain uses such as auto sales lots and mini storage facilities. 
 
To help address the issue of housing affordability in the Plan Area, the SYVCP proposes 
potential land use changes for properties in the Affordable Housing Overlay District (AHOD), 
described in Section 2.4.4.1 below. The designation of AHOD sites would allow for four key 
sites to be “stand alone” medium- to high-density residential projects irrespective of the 
underlying zoning designation. 
 
2.4.4  Overlay Designations 
 
Four overlay designations are proposed for certain areas within the Plan Area. These overlay 
designations are proposed as implementing actions in two key issue areas: affordable housing 
and design review. The four proposed overlay districts are as follows: Affordable Housing 
Overlay District (AHOD), Santa Ynez Valley Mixed Use Overlay District (SYV-MU), Heritage 
Sites Overlay District, and Design Control Overlay District. In the first two cases, the 
application of an overlay would allow uses not normally allowed in the base zoning district.    
In the latter two cases, an overlay designation requires special preliminary studies or 
application of certain development standards prior to approval of any development. Except as 
specified for each overlay district, the development standards of the underlying land use 
category would apply. These designations are explained in detail in the Santa Ynez Valley 
Community Plan. 
 
2.4.4.1  Affordable Housing Overlay District 
 
Like much of Santa Barbara County and coastal California, housing prices in the Valley 
continue to rise.  Segments of the workforce are finding it increasingly difficult to afford to live 
in the Valley and must live far away and commute in for work. Most jobs currently being 
created in the Valley are low-wage retail, restaurant or service employment opportunities. 
 
The State of California mandates that all jurisdictions plan for an assigned need for housing 
units for each seven and a half year housing planning period. The State also requires that a 
certain number of these housing units be at various affordability levels. Santa Barbara County 
was assigned 6,064 housing units in the last Regional Housing Needs Assessment, and the total 
allocation was broken out by Housing Market Area (HMA) by SBCAG, which led to an 
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attribution of 724 units to the Santa Ynez Valley HMA1.  The Santa Ynez Valley Community 
Plan proposes and promotes three ways in which to meet these affordable housing objectives 
while avoiding adverse impacts to the character of the area: 1) production of mixed use 
development within the commercial downtown cores; 2) provision of residential second units 
on properties throughout the Plan Area; and 3) promotion of agricultural employee housing in 
the rural and inner rural areas. 
 
While these three approaches are expected to satisfy much of the Valley’s affordable housing 
objectives, they may fall short of providing enough units at the very low income level. The 
Affordable Housing Overlay District (AHOD) designates four candidate sites, upon which up 
to 115 units could be erected with 35 (30%) of the units developed designated as very low 
income units, to help provide additional housing at this income level.   
 
The four candidate AHOD sites are depicted on Figures 2-11a-c, and listed in Table 2-7 below.  
The overlay would allow the property owner to have two options: 1) retain their existing zoning 
or 2) have the ability to develop their site at a higher density, provided that 30% of all new units 
on the site are provided to very low income households.  If at any point, sufficient very low 
income housing needs are met, development of any remaining sites under the AHOD standards 
is strongly discouraged until the required need for affordable housing is determined by 
subsequent mandated updates to the Santa Barbara County Housing Element. 

 
Table 2-7  Proposed Affordable Housing Overlay Sites 

Site Site Name & APN Acres
Current  

Land Use/Zone 
Proposed  

Land Use/Zone 
Potential 

Units 

A Caesar’s (141-201-018)  2.27 
Highway Commercial/ 
CH: Res.1.0/1-E-1  

General Commercial /C2  
with AHO Res 20/DR 20  

45 

B Sanja Cota Motel (141-201-016)  1.04 Highway Commercial/CH  
General Commercial /C2;  
with AHO Res. 20/DR 20  

20 

C Raleigh (139-065-001)  2.0 Res 1.0/1-E-1  
Res 1.0/1-E-1; 
 with AHO Res 12/DR 12  

24 

D Uyesaka (141-211-043)  2.2 Res 1.0/1-E-1  
Res 1.0/1-E-1;  
With AHO Res 12/DR 12  

26 

Total Potential Affordable Housing Units 115 

 

 
Site-specific environmental review for each of the four sites identified above is included in 
Section 4.0, Environmental Impact Analysis.  The intent of this overlay is to provide substantial 
incentives to developers to encourage the provision of either 30% or more of all new units to be 
available to very low income households or 50% or more of all new units constructed to be 
available to a range of affordable income levels as specified in the Housing Element 
Implementation Guidelines.  Within the Santa Ynez Valley Community Plan Area, residential 
development projects are eligible for increased densities provided that 30% or more of all new 
units are available to very low income households. Development incentives for these AHOD 
projects could include fast track permit processing, and/or waived or reduced County 
development fees.  

                                                 
1 The Santa Ynez Valley HMA includes Ballard, Los Olivos, Santa Ynez, and Los Alamos, and the attribution of a 
total of 724 units included 174 very low income, 123 low income, 65 moderate income, and 362 above-moderate 
income units.   
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The following uses may be permitted in Affordable Housing Overlay Districts, in addition to 
the uses of the base zone district, pursuant to County Board of Architectural Review (CBAR) 
approval, provided that either the 30% or the 50% affordability requirements are met: 
 

 Single-family dwellings 
 Duplexes 
 Apartments 
 Condominiums 
 Townhouses 
 Cluster Housing 
 Planned Unit Developments 
 Stock Cooperatives 
 Small Lot Planned Developments 

 
The draft AHOD Ordinance is included as Appendix B of the draft Community Plan. 
 
2.4.4.2  Mixed Use Overlay Zone 
 
The SYVCP proposes a Mixed Use Overlay Zone (MU-SYV) that would be applied to the 
commercial cores of Santa Ynez and Los Olivos.  As proposed, the MU-SYV would increase 
opportunities for centrally-located residential infill development by reducing development 
standard requirements and allowing more residential uses.  Currently, certain small parcels in 
these areas lack adequate space to accommodate current parking requirements while allowing 
for a reasonable building size.  In the MU-SYV, parking requirements and front setbacks of 
buildings would be reduced, which would allow projects to be designed in a manner consistent 
with the pedestrian-oriented character of the township centers.   
 
Current zoning establishes a maximum of 50% floor area for any proposed residential use in the 
commercial core areas of Santa Ynez and Los Olivos, and requires a Major Conditional Use 
Permit (CUP) subject to Planning Commission approval for any such residential component.   
 
The MU-SYV would allow up to 25% of a mixed use project to be residential by right, with the 
possibility of 25-66% to be residential with the approval of a Major CUP. Since some uses within 
the General Commercial designation have been identified as having the potential to conflict 
with the small town character of the townships, the MU-SYV would prohibit certain specified 
commercial uses which are seen as inconsistent with the rural ambiance of the townships.  
Prohibited uses include: frozen food locker, storage warehouse including mini-storage, 
unenclosed new and used automobile sales lot, automobile service station, lumber and building 
materials sales yard, mechanical car wash, trailer and truck rentals, contractor equipment 
storage yard and single room occupancy facilities.  County Board of Architectural Review 
(CBAR) approval would be required for all projects to ensure compliance with the goals of this 
ordinance. Refer to Figures 2-3b and 2-4b above for maps depicting locations where this overlay 
would be applied. The draft MU-SYV Ordinance is included as Appendix A of the draft 
Community Plan.  
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2.4.4.3  Design Control Overlay  
 
The Design Control Overlay designates areas where, because of visual resources and/or unique 
neighborhood characteristics, plans for new or altered structures are subject to design review 
and approval by the Central County Board of Architectural Review (CBAR). The intent of this 
overlay is to protect scenic qualities, property values, and neighborhood character on certain 
key sites and along certain key corridors. The Design Control Overlay has already been 
established in the County’s Comprehensive Plan. The Community Plan proposes an expansion 
of this overlay district, as depicted on Figure 2-12. However, the proposed changes to this 
overlay include an exemption from CBAR review for agricultural support structures of less than 
1,000 square feet and any structure that is not visible from public viewing areas (e.g., public 
streets, sidewalks, parks, etc.) 
 
The application of the Design Control Overlay in the Santa Ynez Valley Community plan will 
enable CBAR review of discretionary or ministerial projects not exempted by the above criteria, 
including: single family homes, duplexes, and any agricultural structures larger than 1,000 
square feet (barns, sheds, stables, riding areas, etc.)  Proposed changes to the Design Control 
Ordinance are included as Appendix I of the draft Community Plan. 
 
2.4.4.4  Heritage Sites Overlay 
 
Both the GPAC and the VPAC noted that the continued trend toward subdivision of large 
agricultural parcels down to the minimum parcel size allowed under zoning would contribute 
to the loss of the Valley’s rural character.  The Heritage Sites Overlay District (refer to Figure 2-
13) designates parcels in the Santa Ynez Valley whose visibility or other characteristics make 
them pivotal in maintaining the Valley’s rural character.  Under the Heritage Sites Overlay, 
potential subdivision of any parcel requires a higher level of scrutiny, specific findings, and 
careful consideration to ensure that the rural aesthetic at valley and township gateway areas is 
preserved, that compatibility in lot size with neighboring parcels is secured, and that separation 
of the individual townships is maintained.  Prior to decision maker consideration of any 
application for subdivision of a Heritage Site, that application shall be reviewed by a local 
advisory committee appointed by the Board and a recommendation from that body shall be 
issued for decision maker considerations.  All parcels designated as Heritage Sites are located 
within the Design Control Overlay described above, and therefore require approval findings in 
accordance with that Overlay (s). The draft Heritage Sites Overlay Ordinance is included as 
Appendix C of the draft Community Plan.   
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2.4.5 Comparison of Full Theoretical Buildout under Existing Comprehensive 
Plan to Full Theoretical Buildout under Proposed SYVCP 

 
Existing land use and zoning designations would permit a maximum theoretical buildout of up 
to 4,524 primary residential units, 3,254 RSUs, 6,880 agricultural employee units, and 229 
secondary residences in commercial (C-2) zones. The combined total for primary and secondary 
residences at buildout under the existing Comprehensive Plan is 14,887 units.  Under the 
existing Comprehensive Plan, there is no possibility for AHOD units.  Full theoretical 
commercial buildout under the existing Comprehensive Plan would total 4,730,232 square feet.  
 
In contrast, Community Plan land use and zoning changes would permit a maximum 
theoretical buildout of up to 4,708 primary residential units (including development of 115 units 
on AHOD sites), 3,300 RSUs, 7,264 agricultural employee units, and 586 mixed-use residences in 
C-2 and C-2/MU-SYV zones.  The combined total for primary and secondary residences at 
buildout under the proposed Community Plan is 15,858 units (including development of 
AHOD sites).  Full theoretical commercial buildout under the proposed Community Plan 
would total 4,288,088 square feet, which is a reduction in comparison to the commercial 
buildout under the existing Comprehensive Plan.  The Community Plan’s reduction in 
commercial development is due to an increase in residential development on commercial areas 
under the MU-SYV overlay.   
 
Table 2-8 summarizes the comparison between full buildout the proposed Plan and the existing 
Comprehensive Plan. 

 
Table 2-8 Full Theoretical Buildout Comparison 

Development 
Existing 

Comprehensive Plan 
Proposed SYVCP 

Difference Between 
Comprehensive Plan 

and SYVCP 
RESIDENTIAL DEVELOPMENT 

Primary Residential Units 4,524 units 4,593 units +69 units 
AHOD Primary Units n/a 115 units +115 units 
RSUs 3,254 units 3,300 units +46 units 
Agricultural Employee Units 6,880 units 7,264 units +384 units 
C-2/MU Units 229 units 586 units +357 units 
Total Residential Units 14,887 units 15,858 units +971 units

COMMERCIAL DEVELOPMENT 
Total Commercial square feet 4,730,232 sf 4,288,088 sf -442,144 sf
 

 
Buildout of the Community Plan would result in 184 more primary units (including AHOD 
units), 46 more RSUs, 384 more agricultural employee units, and 357 more mixed-use 
residences.  In addition, 442,144 square feet less commercial development would be expected 
than under existing land use and zoning, which is due to a corresponding increase in residential 
square footage on commercial parcels under the proposed Plan.  Additional details of 
residential and commercial buildout are included in tables contained in Appendix B. 
 
The Community Plan’s proposed MU Overlay would contribute mixed-use development in 
Santa Ynez and Los Olivos with a corresponding reduction of commercial development in these 
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areas.   The application of the Affordable Housing Overlay would similarly allow for 
intensification of residential development on the four candidate sites that would not have 
occurred under the existing Comprehensive Plan.   
 
Although this will likely not occur in the 20 year Plan horizon, under either scenario, maximum 
theoretical buildout would be more than 300% of the existing commercial development in the 
Plan Area, however unlike the existing scenario, new commercial development under the 
proposed Plan would be subject to CBAR review.  In addition, the proposed Plan seeks to 
largely eliminate the Highway Commercial/CH land use/zoning in favor of the General 
Commercial/C-2 land use/zoning, which would not occur under the existing Comprehensive 
Plan’s land use and zoning. 
 
2.4.6  Summary of Proposed Policy Changes 
 
Community Plans must be internally consistent with the Comprehensive Plan and as such, the 
Santa Ynez Valley Community Plan includes by reference relevant policies of the County’s 
Comprehensive Plan.  The Plan also includes new development policies specific to the Santa 
Ynez Valley Planning Area along with measures to implement those policies.  The policy 
direction and development standards of the SYVCP will govern site-specific development 
proposals, which will be reviewed during planning permit review and which may require 
additional environmental review.  The applicable zoning ordinance in the Plan Area is the 
County Land Use and Development Code, which comprises Chapter 35 of the Santa Barbara 
County Code.  The SYVCP augments the following components of the Comprehensive Plan to 
provide Valley-specific policy direction:   
 

 Land Use Element 
 Housing Element 
 Seismic Safety and Safety Element 
 Noise Element 
 Circulation Element 
 Conservation Element 
 Open Space Element 
 Agricultural Element 
 Scenic Highways Element 
 Environmental Resources Management Element (ERME) 
 Clean Air Plan 

 
The entire compendium of the Community Plan’s Goals, Policies, Actions, and Development 
Standards is included as Appendix C to this EIR. 
 
2.5  EIR ANALYTIC APPROACH 
 
This document is a Program EIR that evaluates the effects of buildout under the Community 
Plan, and the associated land use and policy changes included in the Plan, on the existing 
Valley environment.  A Program EIR, prepared in connection with a plan or continuing 
program such as a community plan, necessarily deals with issues in a programmatic and 
general manner, and due to the nature of the plan is not as detailed as an EIR on a specific 
construction project. The intent is for a Program EIR analysis to address the probable 
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environmental impacts of basic policies and programs, general cumulative effects, and 
programmatic mitigation measures and alternatives.  
 
Potential effects from land use changes and rezoning, including rezoning with overlays, of 
specific sites can be predicted and analyzed in more detail, but the analysis is limited by the 
absence of specific development proposals in most cases. However, impacts regarding 
environmental resources and hazards, public facilities and services, and land use on such sites 
will be analyzed by studying the effect of the 20-year buildout of the Community Plan.  By 
determining and analyzing the 20-year buildout potential, this EIR evaluates a conservative 
reasonable worst-case impact scenario for each environmental issue area.  Subsequent activities 
within the scope of the EIR would not require additional environmental review if no new 
potentially significant impacts would occur (State CEQA Guidelines § 15146 and 15168).  
 
The 20-year buildout potential was developed using average residential and non-residential 
growth rates in the Plan Area over the period of 2002 to 20072, which due to favorable economic 
conditions was a period of above average growth for the Plan Area3.  This conservative 
evaluation of potential impacts is required by CEQA, but it is acknowledged that full 20-year 
buildout under the Community Plan may not be possible or achieved during this time period 
for economic reasons or due to environmental constraints on vacant and underdeveloped 
properties. CEQA requires that this environmental analysis compare the “project” as described 
above, to the existing conditions, which are defined by the development that is in place now, 
rather than compare the project to that which would potentially exist under current land 
use/zoning designations.  Physical impacts from the SYVCP would result from the new 
residential and commercial development under the Plan and would also result from the 
construction of planned roadway, bicycle, and pedestrian capital improvements. The physical 
changes envisioned are more fully described within the Santa Ynez Valley Community Plan 
itself. 
 
This EIR identifies feasible, program-level mitigation measures to address the potentially 
significant adverse effects of the Community Plan, as well as alternatives that could avoid or 
substantially lessen potentially significant adverse effects while still achieving the plan’s basic 
objectives.  The EIR analyzes the effects of buildout under the proposed plan, as compared to 
the existing conditions in the Santa Ynez Valley.  For informational purposes, this document 
also compares the effects of buildout under the proposed plan to buildout under existing land 
use regulations, as feasible and appropriate.   
 
This EIR also considers the site-specific potential environmental impacts of full buildout of the 
four proposed Affordable Housing Overlay District (AHOD) candidate sites described above. 
The project-level of environmental review for these sites is intended to meet CEQA 
requirements for the subsequent development of housing on any one or more of these sites, 
should an applicant opt to proceed with such a project.  For each environmental issue area, in 
addition to the program-level discussion of potential impacts and appropriate mitigation 

                                                 
2 Growth rates were derived from County permit data over 2002 to 2007 period, a period for which the County had 
reliable and comprehensive building and land use permit data.  
3 As a check of this methodology, the 20-year buildout assumptions developed for the Plan were compared to the 
growth projections in the Regional Growth Forecast data from SBCAG and found to agree with Regional Growth 
Forecast Projection for Santa Ynez Valley, which has historically projected higher rates of growth than experienced in 
the Santa Ynez Valley. 
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measures, a project-level analysis of potential impacts and mitigation measures is provided for 
the Affordable Housing Overlay sites. 
 
2.6  REQUIRED DISCRETIONARY APPROVALS 
 
Approval of the Community Plan requires the adoption of a Comprehensive Plan Amendment 
by the County Board of Supervisors (Board). Prior to taking action, the Board would need to 
determine the consistency of the proposed SYVCP with regional plans and policies as well as 
the Comprehensive Plan. 
 
In addition, to implement each of the proposed Overlay Districts, the Board would need to 
adopt Zoning Ordinance Amendments. These amendments would include the revised zoning 
text as well as revised zoning maps (refer to draft Community Plan Appendices A, B, C, and I).  
 
Other agencies with jurisdiction over the proposed Community Plan and its programs and 
activities include the California Department of Transportation (Caltrans) and the Airport Land 
Use Committee of the Santa Barbara County Association of Governments (ALUC). Caltrans 
would be responsible for approving improvements to the state highway system that may be 
needed to accommodate future development pursuant to the Community Plan. For the portion 
of the project within the Santa Ynez Airport Planning Area, the ALUC will have review 
authority and will determine whether the Community Plan is consistent with the Airport Land 
Use Plan. 
 
These agencies would also have review and approval authority for the development of any of 
the AHOD candidate sites. These developments would require review by the County Board of 
Architectural Review.   
 
No other agencies have discretionary approval over any component of the Community Plan or 
ordinances themselves, though agencies such as the California Department of Fish and Game 
(CDFG), U.S. Army Corps of Engineers (Corps), California Department of Transportation 
(Caltrans), Air Pollution Control District (APCD), and Regional Water Quality Control Board 
(RWQCB) may have discretionary approval authority over some aspects of projects that could 
be facilitated by the Community Plan or mitigation measures that may be required to 
accommodate such developments.   


