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4.15 AGRICULTURAL RESOURCES

4.15.1 Setting

County Agricultural Resources

California is the leading state in agricultural production in the United States and Santa Barbara
County agriculture ranks in the top 1 percent of all U.S. agricultural counties [Santa Barbara
County Agricultural Resources Environmental /Economic Assessment (AREA) Study,
November 2007]. Santa Barbara County gross agricultural production in 2006 totaled
$1,016,735,144 on an estimated 723,074 acres. The comparative agricultural values identified in
Table 4.15-1 show an increasing trend in County crop values for the past eleven years. The top
ten revenue crops that were produced in the County in 2006 included strawberries, broccoli,
wine grapes, head lettuce, celery, avocados, cauliflower, leaf lettuce, cattle and Lily cut flowers.
Including food processing and farm support businesses, the agricultural sector contributes
about $2 billion annually to Santa Barbara’s economy (AREA Study, November 2007).

Table 4.15-1 Santa Barbara County
Comparative Crop Values, 1996-2006

Year Comparative
Agricultural Values
2006 $1,016,735,144
2005 $997,600,578
2004 $905,387,495
2003 $858,016,583
2002 $771,662,986
2001 $709,117,112
2000 $735,003,901
1999 $656.969.259
1998 $611,859,484
1997 $625,974,591
1996 $581,637,098

Source: Santa Barbara County Agricultural Production Report, 2006.

Table 4.15-2 summarizes agricultural productivity in Santa Barbara County for 2006, including
harvested acreage and total gross values.

Table 4.15-2 2006 Santa Barbara County Agricultural Summary

Crop Types Harvested Acres Total Gross Values
Vegetables 73,574 $389,344,821
Field Crops 606,374 $11,820,708
Fruit and Nut Crops 38,416 $396,588,783
Nursery Products 2,401 $172,661,391
Seed Crops 2,309 $10,899,226
Livestock and Poultry n/a $29,735,053
Livestock, Poultry and Aviary Products n/a $5,685,162
Total 723,074 $1,016,735,144

Source: Santa Barbara County Agricultural Production Report, 2006.
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Santa Ynez Valley Agricultural Resources

The Santa Ynez Valley is the County’s second largest agricultural region with 231,000 acres in
production. Wine grapes and row crops are produced along the Santa Ynez River in upper
Santa Ynez Valley. While the hills along the valley edges are used for cattle grazing and
vineyards, the valley’s floor supports orchards, grains, hay and alfalfa (AREA Study, November
2007).

Within the Santa Ynez Valley Community Plan Area (Plan Area), approximately 43,441 acres
(96% of the Plan Area) are zoned for agriculture, with existing minimum parcel sizes ranging
from 5 to 40 acres in the Inner-Rural Area and from 40 to 100 acres in the Rural Area. Productive
agricultural land accounts for approximately 31,270 acres of this agriculturally zoned area (refer
to Figure 4.15-1).

The Santa Ynez Valley produces a wide variety of crops, including wine grapes, grains, hay and
alfalfa, row crops, and deciduous fruits and nuts (e.g. apples, walnuts). Many of these crops are
grown in the prime soils of the Santa Ynez River floodplain and along the Alamo Pintado Road
and Highway 154 corridors. Cattle grazing occurs over much of the non-prime land,
particularly on the hillsides that surround the Valley. The Valley is also a major equestrian
center, supporting both large, world-class operations and small ranches. Wine grapes are
particularly well suited to the soil and climate throughout the Valley, and vineyards have
expanded rapidly over the last 10 years. Currently there are approximately 1,954 acres planted
in wine grapes in the Plan Area, out of the approximately 20,829 acres countywide (or
approximately 9.4% of the County’s wine grapes).

Table 4.15-3 Plan Area Agriculture

Crop Types Harvested Acres
Field Crops 3,860
Fruit and Nut Crops (Including Wine Grapes) 2,135
Grazing 22,333
Vegetable Crops 202
Nursery Products 142
Miscellaneous* 2,020
Total 30,692

Sources: Agricultural Commissioner’s Crop Layer, 2006. Categories determined using Santa
Barbara County’s 2006 Agricultural Production Report (April 2007). Grazing total from 2004
Important Farmlands Map by the Department of Conservation.

* Crop layers that did not fit into a crop type category from 2006 Agricultural Production Report;
includes: Christmas tree, interplanted, uncultivated, and vertebrate control.

Over the last 20 years, the general trend has been toward conversion of grazing, dry-farmed or
open land to more intensive agricultural production such as orchards, irrigated row crops and
vineyards, which generally have higher production values per acre. A number of factors have
led to agricultural intensification, including high land values when compared to the relatively
low economic yield of the cattle business, advances in water delivery technology, the emergence
of vineyards as a profitable alternative to grazing on non-prime soils, and the availability of
large capital investment. In addition, the infrastructure need to support small- and medium-
scale cattle producers has disappeared (AREA Study, November 2007). The Plan Area’s
agricultural lands provide numerous environmental benefits including enhancing biodiversity,
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improving habitat for endangered species, sequestering carbon, improving soil and water
quality, suppressing fires, and providing valuable open space, giving visual relief from the
more urbanized township and inner rural areas, and contributing to the rural way of life
important to farmers, ranchers, and small-town residents.

Agricultural Preserve Lands. Approximately 47% (20,291 acres) of the Planning Area’s
agriculturally zoned lands are enrolled in the Williamson Act Program (California Land
Conservation Act of 1965). In addition, a recent update to the Uniform Rules allows
mountainous zoned land to be eligible for the Williamson Act Program, which may increase
enrollment acreage in the Plan Area in the future [Uniform Rule 1-2 (Eligibility Requirements)].
The Williamson Act is a mechanism that provides tax incentives to preserve land in agricultural
production or open space. Under this voluntary program, the landowner agrees to keep the
land in agricultural production or open space for a 10-year contract period (renewed annually
with the County). In return, the property tax is assessed on the agricultural or open space value
rather than the unrestricted market value. Longer-term contracts (20 years) can be negotiated
under the farmland Security Zones, an option passed by the California Legislature in1998. An
agricultural preserve must consist of no less than 40 acres (if prime) and 100 acres (if non-
prime), although two or more parcels may be combined if they are contiguous or in common
ownership. Smaller agricultural preserves may be established if a board or council determines
that the unique characteristic of the agricultural enterprise in the area calls for smaller
agricultural units, and if the establishment of the preserve is consistent with the General Plan.

AHOD Sites Agricultural Resources

As described in greater detail under “Methodology and Significance Thresholds” in Section
4.15.2, the County of Santa Barbara uses a weighted point system to assign relative values to
particular factors of a site’s agricultural productivity in order to determine the potential for a
project to have a significant impact on agricultural land and/or productivity. Each site’s score is
referenced herein. Refer to Impact AG-1 and Tables 4.15-4 through 4.15-6 for a more detailed
discussion.

AHOD Site A. This site is located at 3145 Highway 246 in Santa Ynez and encompasses
approximately 2.27 acres. Surrounding uses include primarily single-family residences to the
north and east, and primarily commercial uses to the south and west. There is an area of Unique
Farmland to the southwest across Highway 246 [as designated by the State Farmland Mapping
and Monitoring Program (FMMP, 2004)], although this area is currently vacant with no
agricultural production (Figure 4.15-3). Site A is currently developed with commercial and
residential uses, including Caesar’s Auto Detailing, a car wash, and a single-family residence.
Development is located on approximately 1/3 of the property, in the southeastern portion. The
remainder (majority) of the site is undeveloped.

Several soil types are located on-site, including Ballard fine sandy loam (0-2% slopes), Positas
fine sandy loam (2-9% slopes), and Santa Ynez gravelly fine sandy loam (2-9% slopes).
Although Ballard fine sandy loam (0-2% slopes) is prime with an irrigated Capability Class 1,
this soil accounts for less than 0.2 acres (or 8.8%) of the site. Remaining on-site soil types are
non-prime with an irrigated Capability Class 3. In addition, the FMMP designates the entire
site as Urban (FMMP, 2004). Refer to Figure 4.15-2 for soils located on the site and Figure 4.15-3
for FMMP designations in the vicinity.

County of Santa Barbara
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Based on Table 6 in the Comprehensive Plan Conservation Element (Soil Series Suitability),
AHOD Site A has a low suitability for crop production. The site currently has a Highway
Commercial Comprehensive Plan designation and is proposed for a General Commercial
designation under the Community Plan. In addition, the site does not have agricultural
preserve potential because of the small size of the site (2.27 acres) and the proximity of
surrounding urban uses. Overall, agricultural suitability is low (28 out of a possible 87 points).
Refer to Table 4.15-4 under Impact AG-1.

AHOD Site B. This site is located at 3099 Highway 246 in Santa Ynez, adjacent to and
west of AHOD Site A, and encompasses approximately 1.04 acres. There is an area of Unique
Farmland to the southwest across Highway 246 (as designated by the FMMP, 2004), although
this area is currently vacant with no agricultural production (Figure 4.15-3). Site B is developed
entirely with the Sanja Cota Motor Lodge and associated parking and drive areas.

The site currently has a Highway Commercial Comprehensive Plan designation and is
proposed for a General Commercial designation under the Community Plan. The FMMP
designates the entire site as Urban (FMMDP, 2004). Given the existing full urban development
and designation, AHOD Site B has a very low suitability for crop production.

AHOD Site C. This site is located at 2700 Highway 246 in Santa Ynez and encompasses
approximately 2 acres. The western portion of the property is developed with a single family
residence. The remainder of the property is undeveloped. Surrounding uses are primarily
residential, although several religious institutions and the Meadow Lark Inn are to the west of
the site.

Two soil types are located on-site: Ballard fine sandy loam (2-9% slopes), which is prime with
an irrigated Capability Class 2, and Santa Ynez gravelly fine sandy loam (2-9% slopes), which is
non-prime with an irrigated Capability Class 3. Despite the presence of prime soil over 1.4
acres (or 70%) of the site, the FMMP designates the entire site as Urban (FMMP, 2004). Refer to
Figure 4.15-2 for soils located on the site and Figure 4.14-3 for FMMP designations in the
vicinity.

Based on Table 6 in the Comprehensive Plan Conservation Element (Soil Series Suitability),
AHOD Site C has a moderate suitability for crop production. This is due to the high suitability
of the Ballard soil series within the Santa Ynez Valley. However, the site currently has a
Residential Comprehensive Plan designation and would have the same designation (plus an
Affordable Housing Zoning District Overlay) under the proposed Community Plan. In
addition, the site does not have agricultural preserve potential because of the small size of the
site (2 acres) and the proximity of surrounding urban uses. Overall, agricultural suitability is
low (31 out of a possible 87 points). Refer to Table 4.15-5 under Impact AG-1.

AHOD Site D. This site is located at 867 Sienna Way in Santa Ynez, adjacent to and east
of AHOD Site C. The site encompasses approximately 2.2 acres. A single family residence is
located on the southeast portion of the property. The remainder of the site is undeveloped.

Two soil types are located on-site: Ballard gravelly fine sandy loam (2-9% slopes), which is
prime with an irrigated Capability Class 2, and Santa Ynez gravelly fine sandy loam (2-9%
slopes), which is non-prime with an irrigated Capability Class 3. Despite the presence of prime
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soil over 0.6 acres (or 27%) of the site, the FMMP designates the entire site as Urban (FMMP,
2004). Refer to Figure 4.15-2 for soils located on the site and Figure 4.14-3 for FMMP
designations in the vicinity.

Based on Table 6 in the Comprehensive Plan Conservation Element (Soil Series Suitability),
AHOD Site D has a moderate suitability for crop production. This is due to the high suitability
of the Ballard soil series within the Santa Ynez Valley. However, the site currently has a
Residential Comprehensive Plan designation and would have the same designation (plus an
Affordable Housing Overlay) under the proposed Community Plan. In addition, the site does
not have agricultural preserve potential because of the small size of the site (2.2 acres) and the
proximity of surrounding urban uses. Overall, agricultural suitability is low (31 out of a
possible 87 points). Refer to Table 4.15-6 under Impact AG-1.

4.15.2 Impact Analysis

Methodology and Significance Thresholds

The County of Santa Barbara has adopted Agricultural Resource Guidelines as part of its CEQA
thresholds manual. The guidelines contain two thresholds pertaining to impacts on agricultural
resources. The first is as follows:

o Wil the proposal result in the conversion of prime agricultural land to non-
agricultural use, impairment of agricultural land productivity (whether prime or
non-prime), or conflict with agricultural preserve programs?

To answer this question, the County of Santa Barbara uses a weighted point system to assign
relative values to particular factors of a site’s agricultural productivity in order to determine the
potential for a project to have a significant impact on agricultural land and/or productivity.
Factors that are considered in the analysis included parcel size, soil classification, water
availability, existing and historic land use, comprehensive plan designation, adjacent land uses,
agricultural preserve potential, and combined farming operations. Based on these factors, each
rezone site will be given a numeric score that will be compared to County thresholds to
determine significance. In accordance with County thresholds, the conversion from agricultural
use is significant if the point totals from the above factors equal 60 or more.

A second threshold for impacts on agricultural land resources is included in the CEQA
thresholds manual:

o Will the proposal result in any potentially significant adverse effect upon any Unique
or other farmland of State or Local Importance?

The State Farmland Mapping and Monitoring Program is used in answering this question. A
site’s designation on the map is also considered in applying points under the “Agricultural
Suitability” category.

County of Santa Barbara
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Project Impacts and Mitigation Measures

The impact analysis evaluates both programmatic impacts associated with Plan as well as
project-level impacts of the development of the AHOD sites. Programmatic impacts include
buildout of the Plan area, proposed land use and zoning changes, policy changes, and programs
proposed as part of the Santa Ynez Valley Community Plan. The programmatic impacts
include those that would be anticipated at the 20-year Plan buildout. Project-specific analysis
may still be needed for any individual future projects proposed under the amended programs
or policies. In addition, for the AHOD sites, this analysis describes and evaluates potential site-
specific impacts and mitigation measures. The project-level analysis for the AHOD sites is
intended to serve as the project environmental review for possible future projects on these sites,
as pursuant to State housing law, additional environmental review of any future development
proposal on an AHOD site would not be allowed as long as the proposal is consistent with
applicable zoning code requirements and standards.

Impact AG-1 Conversion of Agricultural Lands

Programmatic Impacts of the Plan

Plan Buildout and Rezones

The 20-year buildout and rezoning actions under the proposed Community Plan would result
in 516 new primary residential units, 172 new residential second units, 31 new agricultural
employee units, and 149 new mixed-use residential units, as well as up to 115 additional
primary residential units on the four AHOD sites. In addition, 20-year buildout conditions
would result in approximately 520,000 square feet (sf) of additional commercial development.
Buildout would represent an approximate 19% increase in primary residential units and an
approximate 83% increase in commercial development compared to existing conditions (3,355
units and 629,521 sf, respectively) throughout the Community Plan area.

This additional residential and non-residential development under 20-year buildout conditions
would convert agricultural lands to non-agricultural uses, some of which would be expected to
be designated as Unique farmland or Farmland of Statewide or Local Importance by the
Farmland Mapping and Monitoring Program (FMMP).

The proposed Plan contains numerous policies and development standards which seek to
prevent new development from converting agricultural land, and to promote denser
development within townships. Nevertheless, with further subdivision of agricultural lands
and development of additional second residential units and agricultural employee units,
conversion of agricultural lands would be expected upon buildout, as current agricultural land
or undeveloped, non-agricultural properties with important or unique farmland designations
are developed. Based on historical development trends in the Plan Area?, approximately 20% of

! Trend based on building permits issued for development of primary residential units and secondary residential units
on agricultural land from 2002 to 2007. Of all building permits issued in the County, 20% were primary units on
agricultural land and 82% were secondary units on agricultural land. It should be noted that this time period was an
above-average development period and therefore represents a reasonable worst case scenario.

r County of Santa Barbara
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the new primary units (or 104 units) would be on agriculturally zoned land, and approximately
82% of the new residential second units (or 104 units) as well as 100% of the agricultural
employee units (24 units) would be on agriculturally zoned land. Of the agriculturally zoned
land in the Plan Area, approximately 8,706 acres are composed of prime soils. In total, at the 20-
year buildout horizon, approximately 236 new residential units would be expected on
agriculturally zoned land. As a worst case scenario, all of these units could be located on prime
soils. Assuming an average development footprint (including any new roads or driveways and
any new accessory uses) of 1 acre per primary unit and 0.25 acres per residential second unit or
agricultural employee unit, approximately 149.5 acres of prime soils could be converted to
residential uses.

Careful review of siting of new development in compliance with proposed policies and
programs would reduce this impact but would not avoid conversion of prime agricultural soils
altogether. As aresult, at a program level, the impact on agricultural lands conversion, which
would include the direct conversion of prime soils and result in impairment of agricultural
productivity under buildout conditions, would be Class 1, significant and unavoidable.

Mixed Use Overlay

Implementation of the proposed Mixed Use (MU) Overlay on the designated sites within the
commercial cores of Los Olivos and Santa Ynez may result in intensified use and building on
properties subject to the overlay; however, the change in the built environment related to the
application of this overlay would occur in already urbanized (i.e. non-agricultural) areas.
Agricultural lands would not be converted as a result of the MU Overlay. This Plan component
would therefore have a less than significant impact (Class III) related to agricultural lands
conversion.

Design Control Overlay

The Design Control (D) Overlay is proposed to protect scenic qualities, property values, and
neighborhood character on certain key sites and along certain key corridors, as depicted on
Figure 2-12. The D Overlay would not accommodate new development that could not otherwise
occur and would not, therefore, have any direct effect relating to agricultural lands conversion.
However, the D Overlay may also increase review of new development, which may present
disincentives to developing agricultural support facilities and improving or maintaining
profitability of operations. Nonetheless, there would be no direct impact related to agricultural
lands conversion.

Heritage Sites Overlay

Enhanced scrutiny of proposed subdivision of lands under the proposed HS Overlay would not
accommodate new development that could not otherwise occur and would not, therefore, result
in any contribution to conversion of agricultural lands. Rather, application of the proposed HS
Overlay would reduce subdivision of such lands, since requests that are deemed by the VPAC
(or equivalent entity) to be inconsistent with the intent of the overlay would not be granted
without modification to bring the proposed subdivision into compliance with the overlay’s
intent. This scrutiny would serve to inhibit widespread subdivision of large agricultural

County of Santa Barbara
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parcels, thereby preserving the viability of agricultural operations that require large pieces of
land. Impacts related to agricultural conversion would be potentially beneficial (Class IV). It
should also be noted, however, that the increased review associated with the HS Overlay may
present disincentives to developing agricultural support facilities and improving or maintaining
profitability of operations.

Other Applicable Community Plan Policies, Programs, and Standards

Other policies and development standards that are proposed as part of the Community Plan
may have components which could result in agricultural lands conversion. These are discussed
in greater detail below.

Proposed land use policy LUA-SYV-3 states that new development shall be compatible with
adjacent agricultural lands, and contains the following action item:

Action LUA-SYV-3.3: The County should consider approval of Agricultural Industrial
Owerlay areas on a case-by-case basis to ensure that adequate facilities for processing,
packaging, treatment and transportation of agricultural commodities exist in the Valley.

Continued agricultural production may result in the need to have additional agriculturally
related commercial and industrial facilities nearby for the processing, packaging, treatment and
shipping of agricultural commodities. An Agricultural Industry Overlay (AIO) would allow
these uses on agricultural parcels. Development of such facilities in these areas would result in
the direct conversion of agricultural land, which would be a potentially significant impact. It
should be noted, however, that this conversion may be partially offset by other benefits related
to having processing, packaging, treatment and/or shipping facilities near agricultural
production. In addition, AIOs are currently allowed under the Santa Barbara County
Comprehensive Plan. As a result, this action item would not necessarily accommodate new
development that could not otherwise occur. Impacts related to agricultural conversion would
therefore be less than significant (Class III).

Proposed land use policy LUA-SYV-4 states that opportunities for agricultural tourism shall be
supported where such activities will promote and support the primary use of the land as
agriculture without creating conflicts with on-site or adjacent agricultural production or
impacts to the environment, and contains the following action item:

Action LUA-SYV-4.1: The County shall develop an ordinance allowing agricultural
farmstays in the Santa Ynez Valley in accordance with Health and Safety Code Section
113870. Farmstays will be permitted where compatible with on-site and neighboring
agricultural production.

This action item could allow for additional development on prime agricultural land. However,
to qualify for overnight stays, farms and ranches must produce agricultural products as their
primary source of income [California Agricultural Homestay Bill (AB 1258)], and the intent of a
farmstay is to support commercial agriculture. Additionally, farmers are limited to six guest
rooms and 15 visitors a night, which is less than the amount allowed for a bed and breakfast

County of Santa Barbara
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operation (AB 1258). These and other agricultural homestay requirements are codified in Health
and Safety Code §113870. This is a Class 111, less than significant, impact.

Impacts Related to Development of AHOD Sites

Impact AG-1(A) Conversion of Agricultural Lands: Site A

The Community Plan proposes to rezone this 2.27 acre site, which currently has split zoning of
Highway Commercial and Single Family Residential/Estate, to General Commercial with an
Affordable Housing Overlay of 20 units per acre. The effect of this overlay would be to allow
the property owner the option of either retaining the base commercial zoning or developing up
to 45 affordable housing units over the entire lot in place of existing commercial and residential
uses.

AHOD Site A is not currently in agricultural production and is partially developed with
commercial and residential uses. Although approximately 8.8% of the site contains prime soils
with an irrigated Capability Class 1, the remainder of the site non-prime with an irrigated
Capability Class 3. In addition, the entire site is designated as Urban under the Farmland
Mapping and Monitoring Program (FMMP, 2004).

As noted previously, the County of Santa Barbara uses a weighted point system to assign
relative values to particular factors of a site’s agricultural productivity in order to determine the
potential for a project to have a significant impact on agricultural land and/or productivity.
Table 4.15-4 shows AHOD Site A’s rating in each of the factors considered in this analysis.

Based upon the County’s agricultural suitability formula, Site A receives a total of 28 points.
This is below the County’s 60-point significance threshold. This low score can be attributed to
the small size of the site (2.27 acres), the adjacency of urban development, and the existing and
proposed non-agricultural zoning. In addition, the site is currently developed with urban uses.
For these reasons, impacts related to agricultural lands conversion on AHOD Site A would be
less than significant (Class III).

County of Santa Barbara
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Table 4.15-4 AHOD Site A Agricultural Suitability

Agricultural Threshold Factors Possible Points Project Site Points
Parcel Size
Less than 5 Acres | Oto3 | 1
Soil Classification
Class 3 | 810 10 | 10
Water Availability
Land has an gdequate water supply for 1210 15 15
crops or grazing
Agricultural Suitability
Crops:
Low suitability for irrigated crops, 1t03 2
orchard, ornamentals or dry farming
Land Use
Substa.ntial urban or agricult.ural 0 0
industrial development on-site

Comprehensive Plan
Residential 5 acres or less, commercial 0 0
Adjacent Land Uses

Inrgngﬁgf:tsely surrounded by urban uses, 0to 2 0
Agricultural Preserve Potential

Cannot qualify 0 0
Combined Farming Operation

No combined operation 0 0
TOTAL POINTS 60+ is potentially significant -- 28

Source: Santa Barbara County Environmental Thresholds and Guidelines Manual, 2003.

Impact AG-1(B) Conversion of Agricultural Lands: Site B

The Community Plan proposes to rezone this 1.04 acre site from Highway Commercial to
General Commercial with an Affordable Housing Overlay of 20 units per acre. The effect of this
overlay would be to allow the property owner the option of either retaining the base
commercial zoning or developing up to 20 affordable housing units over the entire lot in place
of the existing hotel use.

AHOD Site B is not currently in agricultural production and is occupied by the Sanja Cota
Motor Lodge. The property is composed of non-prime irrigated Capability Class 3 soils and is
designated as Urban under the FMMP (2004). Because the site is currently developed with
urban uses, there would be no impact related to agricultural lands conversion on AHOD Site B.

Impact AG-1(C) Conversion of Agricultural Lands: Site C

Under the proposed Community Plan, this site would maintain its current Residential zoning,
but with an Affordable Housing Overlay allowing 12 units per acre. With this overlay, up to 24
affordable housing units could be developed on this 2.0 acre property.

County of Santa Barbara
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AHOD Site C is not currently in agricultural production and is partially occupied by a single
family residence. Although approximately 70% of the site contains prime soils with an irrigated
Capability Class 2, the remainder of the site is non-prime with an irrigated Capability Class 3.
In addition, the entire site is designated as Urban under the FMMP (2004). Table 4.15-5 shows
AHOD Site C’s rating in accordance with the County’s agricultural suitability analysis.

Table 4.15-5 AHOD Site C Agricultural Suitability

Agricultural Threshold Factors Possible Points Project Site Points
Parcel Size
Less than 5 Acres | Oto3 | 1
Soil Classification
Class 2 | 11t013 | 11
Water Availability
Land has an _adequate water supply for 1210 15 15
crops or grazing
Agricultural Suitability
Crops:
Moderately suitable for irrigated crops,
: 4105 4
orchard, ornamentals or dry farming
Land Use
Substantial urban or agricultural
; : . 0 0
industrial development on-site

Comprehensive Plan
Residential 5 acres or less 0 0
Adjacent Land Uses

Inn;ngﬁgleartsely surrounded by urban uses, 0to 2 0
Agricultural Preserve Potential

Cannot qualify 0 0
Combined Farming Operation

No combined operation 0 0
TOTAL POINTS 60+ is potentially significant -- 31

Source: Santa Barbara County Environmental Thresholds and Guidelines Manual, 2003.

Based upon the County’s agricultural suitability formula, Site C receives a total of 31 points.
This is below the County’s 60-point significance threshold. This low score can be attributed to
the small size of the site (2 acres), the adjacency of urban development, and the existing and
proposed non-agricultural zoning. Impacts related to agricultural lands conversion on AHOD
Site C would be Class 111, less than significant.

Impact AG-1(D) Conversion of Agricultural Lands: Site D

Under the proposed Plan, this site would maintain its current Residential zoning, but with an
Affordable Housing Overlay allowing 12 units per acre. With this overlay, up to 26 affordable
housing units could be developed on this 2.2 acre property.

AHOD Site D is not currently in agricultural production and is partially occupied by a single
family residence. Although approximately 27% of the site contains prime soils with an irrigated

County of Santa Barbara
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Capability Class 2, the remainder of the site is non-prime with an irrigated Capability Class 3.
In addition, the entire site is designated as Urban under the FMMP (2004). Table 4.15-6 shows
AHOD Site D’s rating in accordance with the County’s agricultural suitability analysis.

Table 4.15-6 AHOD Site D Agricultural Suitability

Agricultural Threshold Factors Possible Points Project Site Points
Parcel Size

Less than 5 Acres Oto 3 1
Soil Classification

Class 2 11to 13 11
Water Availability

(L:?onpdsr;a:sgfgzﬁ]dgequate water supply for 1210 15 15
Agricultural Suitability
Crops:

Moderately suitable for irrigated crops,

orchard, ornamentals or dry farming 405 4
Land Use

Substantial urban or agricultural

industrial development on-site 0 0
Comprehensive Plan

Residential 5 acres or less 0 0
Adjacent Land Uses

Lrgrgﬁ?fl:lrtsly surrounded by urban uses, 0to 2 0
Agricultural Preserve Potential

Cannot qualify 0 0
Combined Farming Operation

No combined operation 0 0
TOTAL POINTS 60+ is potentially significant -- 31

Source: Santa Barbara County Environmental Thresholds and Guidelines Manual, 2003.

Based upon the County’s agricultural suitability formula, Site D receives a total of 31 points.

This is below the County’s 60-point significance threshold. This low score can be attributed to
the small size of the site (2.2 acres), the adjacency of urban development, and the existing and
proposed non-agricultural zoning. Impacts related to agricultural lands conversion on AHOD
Site D would be Class 111, less than significant.

Mitigation Measures

Programmatic Mitigation

The following policies and action items are included in the proposed Community Plan and
would minimize buildout and policy change impacts to agricultural resources in the Valley.
These policies and standards are mitigative in nature, and are therefore discussed in this

section.

r
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POLICY LUG-SYV-3: The urban boundary line surrounding the townships of Santa
Ynez, Los Olivos and Ballard shall distinguish principally urban land uses from rural
and/or agricultural uses. These boundaries shall represent the maximum extent of urban
area in the Santa Ynez Valley. These boundaries shall not be moved except as part of a
County-initiated update of the Plan.

POLICY LUA-SYV-1: The County shall develop and promote programs to preserve
agriculture in the Santa Ynez Valley Planning Area.

POLICY LUA-SYV-2: Land designated for agriculture within the Santa Ynez Valley
shall be preserved and protected for agricultural use.

Mitigation Related to Development of AHOD Sites

Development associated with the placement of an Affordable Housing Overlay (AHO) on the
four candidate AHOD sites could permanently convert agricultural land to non-agricultural
uses. However, none of the sites score above the County’s agricultural suitability formula
significance threshold of 60 points, nor are they currently in agricultural production. As a
result, impacts would be Class 11, less than significant, for all sites and no mitigation measures
are required.

Significance After Mitigation: Programmatic Impacts of the Plan

While the mitigative policies of the proposed Plan would reduce impacts on agricultural
resources due to additional development in agriculturally zoned areas under buildout
conditions, impacts are not reduced to a less than significant level. Conversion of prime
agricultural lands that could occur as a result of Community Plan buildout cannot be avoided.
At a program level, no feasible mitigation measures are available to reduce this impact below a
level of significance. Accordingly, the impact would remain significant and unavoidable (Class I).

Significance After Mitigation: Impacts Related to Development of AHOD Sites

Impacts would be Class I1I, less than significant without mitigation.

Impact AG-2 Agricultural/Urban Conflicts

The Santa Ynez Valley Community Plan buildout and policy changes could place future
residential uses adjacent to farming operations, thereby creating potential conflicts. In general,
the types of agricultural land use conflicts that could occur are described below.

Impacts to Agricultural Resources. Residential development adjacent to farmland can have
several negative impacts on continued on-site and adjacent agricultural production activities.
Direct physical impacts may include things such as vandalism to farm equipment, trespassing
and theft of crops. These can result in indirect economic impacts. Other indirect impacts to
agriculture from nearby urban uses can affect the long-term viability of such operations.
Increased regulations and liability insurance to protect farmers from adjacent urban uses cost
time and money. Some farming operations located near sensitive public areas voluntarily limit
their hours of operation and do not intensively use the portions of their property closest to
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urban uses, in effect establishing informal buffer zones on their own property. This has the
effect of lowering the crop yield, altering farming practices and therefore the long-term
economic viability of agricultural operations.

Impacts to Residential Uses. Residents living adjacent to crop-producing farmland
commonly cite odor, noise from farm equipment, dust, and pesticide spraying as land use
conflicts. Santa Barbara County has a Right-to-Farm Ordinance (Chapter 3, Article V, Section 3-
23), the purpose of which is to protect agricultural lands from conflicts with non-agricultural
land uses that may result in financial hardships to agricultural operations or the termination of
their operation. The County’s Right-to-Farm Ordinance states that no agricultural activity,
operation, or facility shall be deemed or become a “nuisance” due to any changed condition in
the locality, after the agricultural use has been in operation for at least three years. The County’s
right to farm ordinance would protect on-going agricultural operation from such lawsuits but
does little to improve day to day land use conflicts between agriculture and residential uses.

There are laws in place to regulate pesticide use and protect the public from pesticide exposure.
However, there is no law that precludes farmers from farming, and applying pesticides when
necessary, on agricultural properties adjacent to residential uses.

Programmatic Impacts of the Plan

Plan Buildout and Rezones

Additional development in accordance with Community Plan buildout has the potential to abut
farming operations, creating potential conflicts. Residential development, including
farmworker housing, adjacent to farmland can have several negative impacts on the continued
on-site and adjacent agricultural production activities, as discussed above. In addition,
residents living adjacent to farmland commonly cite odor, noise from farm equipment, pesticide
spraying, and dust as typical land use conflicts. However, as noted under Programmatic
Mitigation below, policies and standards contained within the Santa Ynez Valley Community
Plan would reduce some land use conflicts between agricultural and urban land uses to a less
than significant level. Because these mitigative policies are embedded within the Community
Plan and are therefore part of the program being analyzed, impacts would be Class I1I, less than
significant.

Mixed Use Overlay

Implementation of the proposed Mixed Use (MU) Overlay would, by its nature, occur in
designated commercial zones limited to the downtown areas of Los Olivos and Santa Ynez.
Because development associated with application of this overlay would occur in already
urbanized (i.e. non-agricultural) areas, conflicts between agricultural and urban land uses
would not occur. This Plan component would therefore have no impact related to agricultural
land use conflicts.
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Design Control Overlay

As described under Impact AG-1, the Design Control Overlay would protect scenic qualities,
property values, and neighborhood character on certain key sites and along certain key
corridors, as depicted on Figure 2-12. The effect of expanding this overlay would be to increase
the level of review given to development adjacent or in close proximity to agricultural
production. Such a review would include consideration of compatibility of new and expanded
structures with existing agricultural uses. This would be a potentially beneficial (Class IV)
impact.

Heritage Sites Overlay

As described under Impact AG-1, the Heritage Sites Overlay would reduce subdivision of
agricultural lands and retention of larger agriculturally zoned parcels. This would be a
potentially beneficial (Class IV) impact.

Other Applicable Community Plan Policies, Programs, and Standards

Other policies and development standards that are proposed as part of the Community Plan
may have components which could result in conflicts between agricultural and urban uses. As
discussed under Impact AG-1, proposed land use policy LUA-SYV-4 contains the following
action item:

Action LUA-SYV-4.1: The County shall develop an ordinance allowing agricultural
farmstays in the Santa Ynez Valley in accordance with Health and Safety Code Section
113870. Farmstays will be permitted where compatible with on-site and neighboring
agricultural production.

This action item could allow for additional development on agricultural land and would permit
overnight lodging in close proximity to agricultural operations, which could result in conflicts.
However, this action item implements proposed land use policy LUA-SYV-4, which states that:

POLICY LUA-SYV-4: Opportunities for agricultural tourism shall be supported where
such activities will promote and support the primary use of the land as agriculture
without creating conflicts with on-site or adjacent agricultural production or impacts to
the environment.

The above policy specifically prohibits agricultural tourism in instances where such activities
would create conflicts with on-site or adjacent agricultural production. In addition, the
development of additional farmstays would provide an educational component to agricultural
tourism which can assist with reducing land use conflicts and promote agricultural
preservation. Given the potentially beneficial educational components and the mitigative
language pertaining to avoidance of land use conflicts, proposed Action LUA-SYV-4 and
proposed Policy LUA-SYV-4 would ensure less than significant (Class III) impacts related to
agricultural-urban conflicts.
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Impacts Related to Development of AHOD Sites

Impact AG-2(A) Agricultural/Urban Conflicts: Site A

AHOD Site A is not currently used for agricultural production and is surrounded by urban
development. Rezoning this 2.27-acre site to General Commercial with an Affordable Housing
Overlay of 20 units per acre would not place residential uses in the vicinity of agricultural
production. Impacts would be Class 111, less than significant.

Impact AG-2(B) Agricultural/Urban Conflicts: Site B

AHOD Site B is not currently used for agricultural production and is surrounded by urban
development. Rezoning this 1.04-acre site to General Commercial with an Affordable Housing
Overlay of 20 units per acre would not place residential uses in the vicinity of agricultural
production. Impacts would be Class 111, less than significant.

Impact AG-2(C) Agricultural /Urban Conflicts: Site C

AHOD Site C is not currently used for agricultural production and is surrounded by urban
development. Placing an Affordable Housing Overlay of 12 units per acre on this 2-acre site
would not place residential uses in the vicinity of agricultural production. Impacts would be
Class 111, less than significant.

Impact AG-2(D) Agricultural/Urban Conflicts: Site D

AHOD Site D is not currently used for agricultural production, and is surrounded by urban
development. Placing an Affordable Housing Overlay of 12 units per acre on this 2.06-acre site
would not place residential uses in the vicinity of agricultural production. Impacts would be
Class 111, less than significant.

Mitigation Measures

Programmatic Mitigation

The following policies and development standards are included in the proposed Community
Plan and are intended to minimize conflicts between agricultural and urban land uses:

POLICY LUA-SYV-3: New development shall be compatible with adjacent agricultural
lands.

DevStd LUA-SYV-3.1: New non-agricultural development adjacent to agriculturally
zoned property shall include appropriate buffers, such as trees, shrubs, walls, and fences
to protect adjacent agricultural operations from potential conflicts and claims of
nuisance. The size and character of the buffers shall be determined through parcel-specific
review on a case-by-case basis.

DevStd LUA-SYV-3.2: Consistent with the County’s adopted Right to Farm Ordinance,
a Notice to Property Owner (NTPO) shall be recorded with the final tract and/or parcel
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map for properties within 1,000 feet of agriculturally zoned land. The NTPO shall inform
the buyer that:

The adjacent property is zoned for agriculture and is located in an area that has
been planned for agricultural uses, including permitted oil development, and that
any inconvenience or discomfort from properly conducted agricultural
operations, including permitted oil development, shall be allowed consistent with
the intent of the Right to Farm Ordinance. For further information, contact
Santa Barbara County Planning and Development.

Implementation of the above policies and development standards, as required by the proposed
Community Plan, would ensure that any impacts related to agricultural and urban land use
conflicts are less than significant (Class III). No additional mitigation is required.

Mitigation Related to Development of AHOD Sites

Development associated with the placement of an Affordable Housing Overlay (AHO) on the
four candidate AHOD sites would result in less than significant impacts related to agricultural

and urban land use conflicts, and therefore do not require mitigation.

Significance After Mitigation: Programmatic Impacts of the Plan

With implementation of policies and development standards contained in the Community Plan,
impacts would be Class II1, less than significant.

Significance After Mitigation: Impacts Related to Development of AHOD Sites

Impacts would be Class 111, less than significant without mitigation.

Impact AG-3 Cumulative Conversion of Agricultural Lands

Cumulative development throughout the Plan Area and its vicinity would gradually convert
agricultural land to non-agricultural use. Plan buildout is expected to lead to additional
development on agricultural land or undeveloped, non-agricultural properties designated as
Prime Farmland, Unique Farmland or Farmland of Statewide or Local Importance by the
FMMP. In addition, action item LUA-SYV-4.1, which permits agricultural farmstays in the
Valley, may promote development on agricultural lands. The impacts of the Plan would be
combined with cumulative impacts resulting from development contemplated in the Buellton
and Solvang General Plans as well as buildout of the Chumash Reservation. Buildout in these
areas would have some potential to facilitate additional rural development in agricultural areas
and areas of prime farmland.

| Cumulative buildout in the area would additionally include development anticipated under the
Winery Permit Process Ordinance 4540 that was adopted by the County Board of Supervisors in

| July 2004, and development in accordance with the Santa Barbara County Uniform Rules
Update, which was adopted in September 2007 to revise the set of rules by which Santa Barbara
County administers its Agricultural Preserve Program (Williamson Act). The Winery Permit
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Process Ordinance established three permit tiers of winery development and may encourage
the development of small, low intensity wineries (Tier 1) due to reduced permit requirements.
The Uniform Rules Update has changed several aspects of the Uniform Rules and provides for
additional development on contracted lands than was previously allowed.

For example, Uniform Rule 1-4.1 (Principal Dwelling) provides additional housing options to
encourage multi-generational farming and retention, and this rule change was anticipated on a
County-wide basis to result in the construction of up to 233 new residential units (67 of which
could be located in the Santa Ynez Valley) beyond current allowances, consuming up to an
additional 158 acres of agricultural land (Uniform Rules Update Final EIR, August 2006). While
these figures are reported on a County-wide basis, the Uniform Rules Update EIR noted that
such opportunities would be particularly concentrated in the Santa Ynez, Lompoc, and Santa
Maria Valleys. This Rule, in combination with several others, was estimated to result in the
conversion of up to 441 acres of agricultural soils County-wide? (refer to Table 3.1-7 in the
Uniform Rules Final EIR), a portion of which would be expected in the Santa Ynez Valley Area.

Conversion of agricultural lands as a result of the Winery Permit Process Ordinance and the
Santa Barbara County Uniform Rules Update would contribute to the cumulative conversion of
agricultural lands assessed for the 20-year buildout of the Santa Ynez Valley Community Plan.
As discussed under Impact AG-1, a number of policies and development standards that are
proposed as part of the Community Plan serve to minimize buildout and policy change impacts
to agricultural resources in the Plan Area. These include, but are not limited to: Policy LUG-
SYV-3, which would set urban boundary lines surrounding Valley townships; Policy LUA-SYV-
1, which would require the County to develop and promote programs to preserve agriculture;
and Policy LUA-SYV-2, which would call for preservation of lands designated for agriculture
within the Plan Area. However, these measures would not fully avoid agricultural lands
conversion, nor are mitigation measures available to reduce impacts to a level of insignificance.

The combined effect of cumulative development is anticipated to result in significant and
unavoidable (Class I) cumulative impacts with respect to agricultural lands conversion, which
would include the direct conversion of prime soils and the impairment of agricultural
productivity. Due to the amount of development that the Santa Ynez Valley Community Plan
itself would facilitate, the program’s contribution to this impact would be cumulatively
considerable.

Mitigation Measures

No feasible mitigation measures are available to reduce cumulative impacts associated with
agricultural lands conversion below a level of significance.

Significance After Mitigation

The Community Plan’s contribution to cumulative impacts to agricultural lands in the greater
Santa Ynez area would remain significant and unavoidable, and no mitigation measures are
available to fully address this impact.

2 Table 3.1-7 in the Uniform Rules Final EIR, August 2006.
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Impact AG-4 Cumulative Agricultural/Urban Conflicts

Program-specific impacts associated with agricultural/urban conflicts are less than significant
(Class I1I), as discussed in Impact AG-2 above. The impacts of the program would be combined
with cumulative impacts resulting from development contemplated in the Buellton and Solvang
General Plans and buildout of the Chumash Reservation. Cumulative development in the Santa
Ynez Valley would result in additional urban and suburban development which abuts farming
operations, creating potential conflicts.

As discussed under Impact AG-2, a number of policies and development standards that are
proposed as part of the Community Plan serve to minimize conflicts. These include: policy
LUA-SYV-3, which requires that new development be compatible with adjacent agricultural
lands; development standard LUA-SYV-3.1, which requires new non-agricultural development
adjacent to agriculturally zoned property to include appropriate buffers; and development
standard LUA-SYV-3.2, which requires that a Notice to Property Owner (NTPO) be recorded
with the final tract and/or parcel map for properties within 1,000 feet of agriculturally zoned
land. Implementation of these policies and development standards would ensure less than
significant (Class III) impacts. As a result, the proposed Community Plan’s contribution to
cumulative impacts associated with agricultural and urban land use conflicts would be Class III,
less than significant.

Mitigation Measures

Implementation of proposed Community Plan policies would reduce potential cumulative
impacts related to agricultural/urban conflicts to a less than significant level. No mitigation is
required.

Significance After Mitigation

Impacts would be less than significant, (Class III) without mitigation.
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