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2) Accept the Santa Ynez Valley Community Plan Final EIR (08-EIR-4) as adequate environmental
review for Case No. 09-GPA-00000-00001, 09GPA-00000-00002, 09-RZN-00000-00007 and 09-
ORD-00000-00010 pursuant to the State Guidelines for implementation of the California
Environmental Quality Act (CEQA).

2.0 Recommendations and Procedures

Staff recommends that the Planning Commission recommend that the Board of Supervisors:

1.

2.

Note:

Certify the Final Environmental Impact Report (08EIR-04) (Attachment B);

Adopt a Resolution approving specific amendments to the Land Use Element (Attachment O
and Circulation Element (Attachment D) of the Santa Barbara County Comprehensive Plan by
adoption of the Santa Ynez Valley Community Plan;

. Adopt a Resolution approving an ordinance amending Section 35-1 of Chapter 35 of the

County Code, the Santa Barbara County Land Use and Development Code; and a rezone
amending zoning and zoning overlay maps applicable to the Santa Ynez Valley Community
Plan area, as specified in Attachment E; and

The draft Resolutions identified above (Attachments C, D, and E) reflects staffs
recommendation to adopt Alternative 2: “Downzone Alternative to Heritage Sites” (FEIR
Section 6.2) as the project description for the Santa Ynez Valley Community Plan. The set of
Resolutions in Attachments F-H should be adopted and forwarded to the Board of Supervisors
if the Planning Commission recommends that the Board of Supervisors adopt the Santa Ynez
Valley Community Plan based on the Santa Ynez Valley Community Plan Initiation Draft
project description (September 26, 2006), instead of the Staff recommended “Downzone
Alternative”.

A copy of the draft Findings, Statement of Overriding Considerations, and Mitigation

Monitoring and Reporting Plan to support adoption of the Santa Ynez Valley Community Plan
will be provided in a subsequent staff report for Planning Commission review.

3.0 Issue Summary

The Santa Ynez Valley Community Plan (SYVCP) updates the Comprehensive Plan and provides
policy direction for issues and development trends specific to the Plan Area. This update is necessary
to manage future development, facilitate proper planning, mitigate impacts from already allowed
development and accurately reflect the prevailing visions and objectives of the area’s residents. The
SYVCP provides the general public, landowners, and decision makers with a framework for planning
future development in the region.

Community plans focus on general planning issues pertaining to an identified geographical area or
community (Public Resources Code Section 21083.3). They are commonly used in counties or large
cities that contain a variety of distinct regions. They are adopted in the same manner as a General Plan
amendment and are similarly implemented by local ordinances (e.g., zoning). A Community Plan
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must include or reference each of the Comprehensive Plan’s seven mandatory elements, and must be
internally consistent with the Comprehensive Plan.

The SYVCP includes by reference relevant policies of the County’s Comprehensive Plan. The
SYVCP also contains new development policies specific to the Santa Ynez Valley Region along with
measures to implement those policies. The policy direction and development standards of the SYVCP
will govern site-specific development proposals; however, site-specific environmental review and
planning permit approvals are still required for specific developments. The applicable zoning
ordinance in the SYVCP Area is the Land Use and Development Code (LUDC), Chapter 35, Zoning,
of the Santa Barbara County Code.

The Santa Ynez Valley Community Plan EIR (Attachment B) has been prepared as a Program EIR
and, as required by law, analyzed the impacts associated with the SYVCP. The EIR will be used by
various responsible agencies and decision makers to facilitate informed decision-making with respect
to their discretionary authority over future development. The EIR has been prepared in accordance
with the requirements of CEQA, the State CEQA Guidelines, and County of Santa Barbara CEQA
guidelines and thresholds. In accordance with §15121 (a) of the State CEQA Guidelines (California
Code of Regulations, Title 14, Division 6, Chapter 3), the purpose of an EIR is to:

“Inform public agency decision-making and the public of the significant environmental
effects of a project, identify possible ways to minimize the significant effects, and
describe reasonable alternative to the project.”

This staff report provides the Planning Commission and public with an overview of primary issues that
should be considered when reviewing the proposed SYVCP for adoption. Although the SYVCP
contains small amounts of additional well planned infill growth when compared to the existing
Comprehensive Plan that governs the Santa Ynez Valley today, it is superior in nature because it
contains policies, development standards and various overlays that would work to protect the existing
environment and rural character of the Plan Area.

4.0 Project Description
A. Background

In 1998, the first of a series of meetings began to develop a vision document for the Santa Ynez
Valley. The process was spearheaded by the Community Environmental Council (CEC) with
involvement from locally elected and state officials. Over the course of the next year, volunteers
worked together to develop a vision or blueprint for the Santa Ynez Valley. The document was
eventually titled the Santa Ynez Valley Blueprint which was used as a reference document throughout
the course of developing the SYVCP.

Following the completion of the Santa Ynez Valley Blueprint, the County of Santa Barbara worked
with the General Plan Advisory Committee (GPAC) to begin the process of developing a community
plan for the Santa Ynez Valley. The GPAC completed their work in 2004 and the SYVCP was first
initiated for environmental review in August 2004.
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On January 4, 2005, the Valley Planning Advisory Committee (VPAC) was formed to replace the
previous GPAC. The role of the VPAC was two-fold 1) to assist and advise the Board, Planning
Commission and County staff in refining, adopting, and monitoring the Community Plan, and 2) to
provide community based feedback to the Board and Planning Commission on planning and
development issues in the Santa Ynez Valley.

In February 2005, the Draft SYVCP returned to the Board of Supervisors for discussion of the
planning area boundary. The Board adopted Resolution 05-041, initiating changes to the Draft
SYVCP and reducing the planning area from 231,000 acres to 45,380 acres.

Throughout 2005 and early 2006, the VPAC worked to refine the Draft SYVCP. Building on the hard
work of the GPAC and the community from 2001-2004, the VPAC chose to further discuss and revise
issues of concern, including affordable housing, mixed use zoning, inner-rural land use, and protection
of visual resources.

In May 2006, the VPAC recommended the SYVCP for consideration and initiation of environmental
review by the Board of Supervisors. In July 2006, the Board of Supervisors considered the proposed
initiation, but postponed the initiation until further public input could be considered. After a meeting
was held in the valley, the SYVCP returned to the Board of Supervisors in September 2006. Finally,
on September 26, 2006, the Board initiated the Draft SYVCP (Attachment A) for purposes of
environmental review with changes.

B. Purpose and Overview

The Santa Ynez Valley was last reviewed for appropriate land use and zoning designations as part of
the County-wide update to the Comprehensive Plan that was undertaken in 1980-81. Since that time,
considerable growth has occurred and new planning issues and development trends have emerged.

Considerable growth and the emergence of new development trends have 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, increasing traffic,
insufficient infrastructure to accommodate new growth, 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, prompted the development of a focused planning document
for the Plan Area.

C. Tribal Consultation

Consistent with Government Code §65352.3 (Senate Bill 18, 2004), the County invited the Santa Ynez
Band of Chumash Indians and the Coastal Band of the Chumash Nation to consult regarding the
SYVCP. The County requested a standard records search for cultural resources in the SYVCP area to
both inform the tribal consultation process and environmental analysis. The Santa Ynez Band of
Chumash Indians responded and participated in consultation with the County. The Coastal Band of the
Chumash Nation did not respond to the consultation invitation and a follow up letter was sent noting
that the opportunity to consult expired, but it encouraged the Coastal Band to comment throughout the
adoption process.
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A series of four meetings were held between staff and the Santa Ynez Band of Chumash Indians tribal
administrators to discuss potential cultural resource impacts that would result from implementation of
the SYVCP. An analytical approach for determination of impacts in the SYVCP EIR was developed
which used a predictive model based upon extensive research that determined where there is a high
probability that cultural resources may exist in the Plan Area. In an effort to protect cultural resources,
maps have been generated using the predictive model, and the best available resources will be used to
aid County staff in determining the level of study particular parcels will need to go through before
development can occur. Through mitigation measures proposed in the SYVCP EIR (mitigation
measures CR-1.1 through CR-1.5, FEIR Pages 4.13-21 thru 4.13-24), mitigative policies and
development standards will be added to the SYVCP that will work to protect cultural resources to the
greatest extent feasible.

D. Plan Area

The Santa Ynez Valley Community Plan Area covers an area of approximately 45,380 acres and
contains 3,901 parcels. Agriculture is the predominant land use designation (43,411 acres) followed by
residential (1,580 acres), commercial (110 acres), and a very limited amount of land designated for
industrial uses (51 acres). Agriculture is a strong component of community identity and a major
contributor to the Santa Ynez Valley’s economy.

According to the 2000 Census, the total population within the Plan Area (not including the
incorporated cities) is 9,850 residents. Approximately 56% of residents reside in the townships of
Santa Ynez, Los Olivos, and Ballard. As such, the majority of the residential and commercial land
within the Plan Area is found in or adjacent to the three townships. These communities range from
small towns to rural areas and offer a wide range of services. They offer low to medium density
residential development with community and tourist-serving commercial uses. Higher urban densities
can be found in the nearby cities of Buellton and Solvang along with more intensive commercial and
industrial development.

E. Staff Recommendation — “Downzone Alternative to Heritage Sites”

Staff’s recommendation is to select Alternative 2: “Downzone Alternative to Heritage Sites” as the
project description for the Santa Ynez Valley Community Plan. This alternative is similar to the Santa
Ynez Valley Initiation Draft Plan. The key difference is the policy approach and tools recommended to
address potential agricultural subdivisions near the Rural Boundary\Inner-Rural area interface.

Maintaining the rural character of the Valley and preserving agriculture were high priority goals
identified by the community throughout the development of the Community Plan. Time and again, the
message delivered to staff and decision makers has been that the community wants the Valley to stay
the same: rural and beautiful with a strong agricultural economy.

One identified trend that undermines these goals is the continuing subdivision of large agricultural
properties into smaller and smaller parcels. Not only does this trend of parcelization introduce
additional development into the rural areas, with its associated impacts and potential conflict with
neighboring productive agricultural operations, but it can also result in diminished agricultural viability
on parcels that are subdivided down to a size that is too small to support a productive agricultural
operation. The parcelization trend contributes to changing the character of the region from one of large
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parcels with working agriculture to one of residential estates without working agriculture. Subdivision
of agricultural land into ever-smaller parcels often leads to decreased viability on both the subject and
neighboring properties and can create land use incompatibility that can threaten continuation of
agricultural operations.

Downzone Alternative (Attachment I, Downzone Alternative Map)

By most accounts, the Urban and Rural Boundary lines are two of the most important and effective
planning tools for implementing land use policies in Santa Barbara County. Because of their
importance, the boundary lines are rarely amended, and typically only during community plan updates
in order to promote the long-term land use policies established for a community. The importance of
establishing a stable Rural Boundary line is reflected in the “Downzone Alternative” which proposes
several changes to the Rural Boundary in order to define a logical, stable boundary which reflects
existing land uses and development patterns, and which minimizes future parcelization of larger
agricultural lands.

The Downzone Alternative attempts to preserve those remaining larger agricultural parcels from
further subdivision by moving the Rural Boundary in key locations so parcels currently in the Inner-
Rural area would be located in the Rural Area where the minimum parcel size for newly created
parcels is 40 acres. The boundary adjustment will also ensure that parcels currently split by the Rural
Boundary will be located completely within either the Rural or Inner-Rural areas. Under this
alternative, lands currently within the Inner-Rural area proposed to be moved and placed into either of
two categories, either within the Rural Area or within defined Existing Developed Rural
Neighborhoods (EDRNS).

Heritage Sites Overlay (SYVCP Figure 16)

Rather than implementing Rural Boundary line adjustments as part of this Community Plan, the
Initiation Draft Plan proposes adoption of a new Heritage Sites Overlay (Attachment H, Exhibit 1,
Section 2) to provide additional policy guidance and project review for selected key parcels within the
Inner-Rural area. The following provides a discussion of the Heritage Sites Overlay features.

The Heritage Sites Overlay designates parcels in the Santa Ynez Valley whose visibility or other
characteristics make them pivotal in maintaining the Valley’s rural character. Potential subdivision of
any parcel within the HS Overlay requires a higher level of review, 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
of Supervisors and a recommendation from the committee shall be issued for decision maker
considerations. All parcels proposed to be designated as Heritage Sites are located within the Design
Control Overlay described above, and therefore require approval findings in accordance with the
Design Control Overlay.
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F. Community Plan Buildout Analysis

Table A: 20-Year Growth of Staff Recommended Downzone Alternative vs. Existing
Comprehensive Plan and the Initiated SYVCP

Primary Sec?ndary Al Total Commercial
Plan . Residential | Overlay .
Units . . Units Development
Units Units
Existing
Comprehensive 516 194 0 710 585,533
Plan
Initiated Plan 516 305 115 936 555,334
Downzone 496 194 115 805 555,334
Alternative
Downzone
Alternative VS. -20 -111 0 -131 0
Initiated Plan

Residential Buildout

Twenty year buildout data is analyzed in the EIR because a typical Community Plan is designed to
provide land use guidance for a maximum twenty year time horizon. The Plan Area currently contains
3,384 primary residential units. Under the Initiated Plan, twenty year buildout would result in an
additional 631 primary residential units assuming all AH overlay site owners choose to tear down and
re-build to the maximum density allowed under the AH overlay. Twenty year buildout conditions
would result in a total of 3,900 primary residential units (existing + future units), which represents a
15% increase in primary residences within the Plan Area.

Under the Staff recommended Downzone Alternative, twenty year buildout conditions would result in
an additional 611 primary residential units. This assumes all AH overlay site owners choose to tear
down and re-build to the maximum density allowed under the AH overlay. The Downzone Alternative
would result in a reduction of 20 primary residential units at 20 years when compared to the Initiated
Plan.

Secondary Residential Units: The Downzone Alternative would result in approximately 111 fewer
secondary units when compared to the Initiated Draft Plan as a result of less subdivision of large
agricultural parcels in the inner-rural and rural areas.

Commercial

It is estimated that there will be 30,199 less square feet of commercial development built under the
proposed SYVCP because the Mixed Use Overlay in the townships of Santa Ynez and Los Olivos
promotes additional residential development on commercially zoned parcels, leading to a higher
percentage of residential square footage as opposed to commercial. The Initiated Plan rezones 35
parcels from Highway Commercial, in favor of the General Commercial/C-2 land use/zoning. The










































