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p r o p e r t y  o v e r v i e w
a n d  b a c k g r o u n d

Santa Barbara Ranch represents one of the state’s most unique land holdings. Today, Santa 
Barbara Ranch comprises approximately 1,050 acres of which approximately 625 acres 
are located outside of the California coastal zone (“Inland Ranch” or “Inland Property”). 
Approximately 425 acres of Santa Barbara Ranch are located in the coastal zone. 

Part of the challenge of Santa Barbara Ranch is that it contains over 220 legal lots that 
are recognized in the Naples Official Map dated December 1995. The County’s efforts 
to discourage the development of these lots resulted in years of litigation with a prior 
owner, the Moreharts, that cost the County hundreds of thousands of dollars and left 
the County with a potential exposure in the hundreds of millions of dollars due to a 
decision in favor of the property owner at the State Supreme Court. In the late 1990s, 
Vintage Communities and related entities acquired the Santa Barbara Ranch from the 
Moreharts and began a multi-year planning process with the County to resolve the 
remaining Morehart litigation and land-use planning issues related to the property.

That process culminated in 2008, when the County approved entitlements on Santa 
Barbara Ranch that contain the development approvals on Santa Barbara Ranch and 
preserve the scenic beauty of the Property as well as the historic agricultural use of Santa 
Barbara Ranch. Included in the approval are entitlements to develop certain existing 
legal lots on the Inland Ranch and a tentative subdivision map establishing new lots 
on the Inland Ranch that would be developed in lieu of existing legal lots within the 
Highway 101 viewshed.  

In connection with the approval of the entitlements on the Inland Ranch, the County 
and Vintage Communities (and related entities) entered into a development agreement 
concerning the entitlements on the Inland Property, commonly referred to as the Inland 
Development Agreement (“IDA”). Covering only lands situated north of Highway 
101 and outside the coastal zone, the IDA includes an obligation on the part of the 
Developer (as defined in the IDA) to fund preparation of a plan to enhance areas of 
natural, scenic, wildlife, biological, open space and drainage corridors within Dos 
Pueblos Creek consistent with ongoing agricultural use on lands within the Dos Pueblos 
Creek drainage.



Standard Portfolios acquired Santa Barbara 
Ranch from SBRHC, Inc., closing escrow 
on January 28, 2015. Standard Portfolios 
appreciates the thought and sensitivity that went 
into the planning that resulted in approvals in 
2008 and intends to preserve and enhance Santa 
Barbara Ranch’s natural beauty and agricultural 
productivity, consistent with the IDA. Standard 
Portfolios plans to develop Santa Barbara Ranch 
consistent with the obligation of the IDA and 
to actively preserve the scenic and historic 
ranching and farming environment on Santa 
Barbara Ranch.

To this end, Standard Portfolios has assembled a 
team of individuals to represent its interests who 
have a long history with Santa Barbara Ranch 
and have a thorough understanding of the many 
complex issues related to the property and the 
entitlements. 
 
Standard Portfolios is currently carrying out 
SBRHC’s obligations as the Developer under the 
IDA, pursuant to an agreement with SBRHC. 

In that regard, Standard Portfolios has placed 
$2,000,000 in an escrow to be used exclusively 
to fund any of the Developer’s obligations that 
may arise under the IDA. Since acquiring the 
Ranch, Standard Portfolios’ team has actively 
assisted the California Rangeland Trust to 
complete a restoration plan for Dos Pueblos 
Creek in accordance with the IDA’s terms. On 
April 1, 2015, the County’s Planning Director 
found that Standard Portfolios’ performance in 
this regard constituted good faith compliance 
with the IDA.

Through these actions, Standard Portfolios has 
demonstrated that it is able to perform the 
Developer’s obligations under the IDA and is 
entitled to be substituted for SBRHC as the 
Developer in the IDA.

I n t r o d u c t i o n





The purpose of this document is to provide the Santa Barbara County Staff and Board of Supervisors 
with information necessary to evaluate the suitability of Standard Portfolios as the Developer under 
the IDA. This document contains an overview of the IDA criteria for transfer of the Developer’s 
obligations in the IDA, how Standard Portfolios meets those criteria, and Standard Portfolios’ vision 
for the land encompassed within the IDA.   

The terms that govern the County’s evaluation of a transferee are contained in the IDA. The IDA 
states that the County will consent to a transfer unless the transferee is not able to perform the IDA’s 
obligations. IDA Section 8.02(b) describes the criteria for the County’s consent as follows:  

[The County’s] consent shall not be unreasonably withheld or delayed . . . County may refuse to 
give its consent only if, in light of the proposed transferee’s reputation or financial resources, 
such transferee would not in the County’s reasonable opinion be able to perform the obligations 
proposed to be assumed by such transferee . . .  

In other words, the ultimate question is only whether Standard Portfolios would not be able to perform 
the Developer’s obligations in the IDA. The County may consider Standard Portfolios’ reputation and 
financial resources, but only to the extent they demonstrate that Standard Portfolios would not be able 
to perform the Developer’s obligations in the IDA.

P u r p o s e  a n d  O v e r v i e w  o f 
I n l a n d  D e v e l o p m e n t  A g r e e m e n t 

( “ I D A ” )  T e r m s  t o  T r a n s f e r

The Developer has two basic obligations under the IDA.  

First, the Developer is required to (i) pay a total of $400,000 to a conservation organization 
of the Developer’s choice to prepare and implement a plan to enhance areas of natural, scenic, 
wildlife, biological, open space, and drainage corridors within Dos Pueblos Creek consistent 
with ongoing agricultural use on lands within the Dos Pueblos Creek drainage and (ii) provide 
all reasonable assistance to the conservation organization to complete the plan.  

Second, in the event that culturally significant resources are encountered during construction 
of the Inland Project and required mitigation exceeds the CEQA thresholds, the Developer will 
either: (i) mitigate all impacts regardless of cost; or (ii) avoid the impact through other means 
acceptable to the County.

D e v e l o p e r ’ s  O b l i g a t i o n s 
i n  t h e  I n l a n d  D e v e l o p m e n t 

A g r e e m e n t



The best evidence of Standard Portfolios’ ability to perform its obligations under the IDA is the fact that it already 
has performed the Developer’s obligations in the IDA since closing the escrow to buy Santa Barbara Ranch. 

First, Standard Portfolios has deposited $2 million in an escrow to be used exclusively to fund any 
Developer obligations that may arise under the IDA. Evidence of those funds on deposit in escrow is 
attached (Appendix A). With this deposit, Standard Portfolios has more than fully funded the remaining 
financial obligations for the Dos Pueblos Creek restoration plan. 

Second, in 2008, the California Rangeland Trust (“Rangeland Trust”) was designated by the Developer 
(Vintage Communities) and accepted by the County to be the resource organization in connection 
with the preparation of the Dos Pueblos Creek restoration plan. In 2009 pursuant to the IDA, 
Vintage Communities gave the Rangeland Trust $100,000 for preparation of the restoration plan, 
which the Rangeland Trust continues to hold. Since closing escrow, Standard Portfolios has authorized 
the Rangeland Trust to expend the $100,000 to pay the costs to prepare a restoration plan. Standard 
Portfolios has helped the Rangeland Trust locate technical consultants to assist in assembling the data 
and preparing the restoration plan. Standard Portfolios provided the Rangeland Trust with background 
information on Dos Pueblos Creek. Standard Portfolios arranged for the Rangeland Trust and its 
consultants to have access to Dos Pueblos Ranch and provided a tour of conditions in Dos Pueblos 
Creek. Standard Portfolios responded to inquiries and requests for additional information from the 
Rangeland Trust and its consulting team.

Third, the County completed an annual review of developer compliance with the IDA. It found that 
the foregoing efforts constituted good faith compliance with the IDA.  (Through these efforts a creek 
restoration plan has been completed.) 

D e v e l o p e r ’ s  P e r f o r m a n c e  o f  i t s 
O b l i g a t i o n s  S i n c e  A c q u i s i t i o n

By closing an escrow to buy Santa Barbara Ranch at approximately $45 million and posting an additional $2 
million to cover its obligations under the IDA, Standard Portfolios has demonstrated that it has the financial 
resources to perform the Developer’s obligation in the IDA. By assisting the Rangeland Trust in completing 
the Dos Pueblos Creek restoration plan, Standard Portfolios has proven its ability to perform the Developer’s 
obligations under the IDA.

Standard Portfolios has been able to perform and can be expected to continue to perform the Developer’s 
obligations in the IDA because of its considerable financial resources and because it has assembled an experienced 
team that has an intimate knowledge of Santa Barbara Ranch and Dos Pueblos Ranch, as well as a detailed 
knowledge of the history, entitlements, and issues that are attendant to Santa Barbara Ranch and the Gaviota Coast. 



Standard Portfolios and its affiliated entities 
have been investing in real estate for more 
than a decade and have acquired and/or 
developed real estate in multiple states across 
the US. Through this experience and multiple 
transactions, Standard Portfolios has established 
an outstanding reputation for cooperatively 
working with and fulfilling obligations and 
commitments made to governmental agencies 
in connection with those projects. 
  
The entirety of the real estate process is managed 
by Standard Portfolios, from acquisition 
through development, asset management, and 
disposition. Standard Portfolios has a history of 
hiring best-in-class teams to effectively execute 
its business endeavors. Its teams include 

professionals who possess decades of experience 
in the acquisition, entitlement, development 
and management of real estate across the United 
States. This same commitment holds true for 
Santa Barbara Ranch. Standard Portfolios 
has employed a development team that will 
be led by Stanley Lamport of Cox, Castle & 
Nicholson LLP, Matthew Osgood of Vintage 
Pacific Holding Company, and Ken Marshall 
and April Winecki of Dudek. As consultants 
with solid backgrounds in land development, 
entitlement (both within and outside the 
coastal zone), agriculture, ranching and land 
conservation, all have considerable experience 
with the Inland Project Site and the Inland 
Project Approvals, as well as regional planning 
issues on the Gaviota Coast.

O w n e r ’ s  R e p u t a t i o n   



D e v e l o p m e n t  T e a m —
o r g a n i z a t i o n a l  c h a r t



COX, CASTLE & NICHOLSON LLP

Cox, Castle & Nicholson LLP (CCN) is California’s largest real estate law firm and is a recognized 
leader in the area of land use and entitlements. CCN’s attorneys have extensive experience with all 
types of land use and entitlement projects throughout California. U.S. News & World Report -Best 
Lawyers® & Best Law Firms recently named CCN as the 2015 national “Law Firm of the Year” for 
Land Use and Zoning Law.

STANLEY W. LAMPORT
Partner, Cox, Castle & Nicholson LLP

Mr. Lamport has extensive experience with the Santa Barbara Ranch property and the project 
approvals. He represented Vintage Communities in connection with the property from 2002 through 
the time that SBRHC, Inc. acquired the property. Mr. Lamport represented Vintage in all of the 
Planning Commission workshops and public hearings, as well as before the Board of Supervisors 
when it approved the project in 2008. Mr. Lamport drafted the IDA and negotiated its terms with the 
County. He was involved in every aspect of the project, and is uniquely familiar with the project and 
the Developer’s obligations under the IDA. 

Mr. Lamport has 33 years of experience in the field of land use and entitlement law. He has an extensive 
practice before the California Coastal Commission and is thoroughly familiar with the issues related 
to land use in and adjacent to the coastal zone. Mr. Lamport has been recognized in Best Lawyers in 
America in the field of law use and zoning law since 2008, as well as in Southern California Super 
Lawyers from 2004 to 2006 and from 2008 to the present.

Mr. Lamport is working with other colleagues at CCN, who will be assisting Standard Portfolios in 
carrying out the Developer’s IDA obligations throughout the duration of the project. 

D e v e l o p m e n t  T e a m — L a n d  U s e 
L e g a l  C o u n s e l

VINTAGE PACIFIC HOLDING COMPANY

Vintage Pacific is a residential development company with a proven ability to effectively navigate the 
entitlement maze to create inspired communities with an emphasis on listening to the land. The firm is 
experienced at taking properties from raw, unentitled land to solutions with a generational perspective. 
Key to Vintage’s approach is to understand stakeholder needs early, and develop projects with 
consideration and careful planning that respects the environment and its precious natural resources. 

MATTHEW OSGOOD
Partner, Vintage Pacific Holding Company

A seasoned real estate professional with extensive experience in development, preservation, ranching 
and agriculture, Matthew Osgood has owned and entitled multiple properties in the coastal zone since 
1998 and throughout California and Hawaii since 1987. 

Mr. Osgood was managing member of the entities that owned Santa Barbara Ranch from 1998 
through 2010, and he obtained County approval in 2008 for entitlements at Santa Barbara Ranch. 
As President/CEO of Vintage Communities since 1996, Mr. Osgood has presided over a number of 
entities that have successfully developed large-scale master plans as well as boutique homebuilding 
projects. In total, these entities have built more than 5,000 residential units and developed more than 
3,000 lots.

D e v e l o p m e n t  T e a m —
D e v e l o p m e n t  C o n s u l t i n g



DUDEK
Dudek is a California-focused environmental planning, consulting and engineering firm with 300 
planners, scientists, engineers, contractors and staff, and decades of experience. Dudek’s professionals 
effectively guide California landowners through the complex permitting and entitling process. Many of 
its professionals specialize in coastal resource and land use planning, policy analysis, and development 
entitlement. Dudek also offers special Coastal Planning Services, which include Coastal Commission 
staff liaisons and policy advisors for a variety of private and public development and restoration 
projects, and coastal planning programs throughout coastal California. 

KEN MARSHALL
Principal, Senior Environmental Planner, Dudek

Kenneth Marshall represented the Morehart family interests when they owned Santa Barbara Ranch, 
and has extensive experience representing and advising projects in Santa Barbara County and on the 
Gaviota Coast.  

Mr. Marshall is a principal and senior project manager with more than 38 years’ professional experience 
as an environmental planner specializing in environmental research, impact assessment, field research, 
and land use analysis. He has participated in over 300 California Environmental Quality Act (CEQA) 
and National Environmental Policy Act (NEPA) environmental documents including environmental 
assessments (EAs); environmental impacts reports (EIRs); specific plans; master environmental 
assessments (MEAs); and policy documents for numerous local agencies within the State of California. 

Mr. Marshall has managed projects in the following areas: land development permit processing, 
environmental planning and impact analysis, highest- and best-use evaluations, environmental 
constraint analysis, CEQA procedures for public agencies, specific plan and master plan development, 
general plan elements, MEAs, coastal policy analysis, oil/gas facility permitting/abandonment, solid 
waste management/reduction plans, environmental quality assurance programs (EQAP), mitigation 
monitoring, and expert witness. An AICP Certified Planner, Mr. Marshall earned a BA in Environmental 
Studies in 1977 from the University of California, Santa Barbara.

D e v e l o p m e n t  T e a m — P l a n n i n g 

APRIL WINECKI 
Senior Project Manager/Coastal Planner, Dudek

April Winecki has more than 14 years of planning experience, which includes coastal resource plan-
ning and policy analysis, land use planning and environmental impact analysis. Ms. Winecki has 
worked as a coastal planner for a variety of private and public agency development and restoration 
projects, and has served as a project manager and Coastal Commission liaison for a number of Local 
Coastal Program Amendment and Public Works Plan proposals, coastal development permit propos-
als, and Federal Consistency Review analyses. She has also worked as a project and environmental 
planner for various public and private development projects throughout the state of California. These 
projects have included initial due diligence and site evaluations, environmental constraint analysis, 
environmental planning and impact analysis, and land development entitlements. 

Ms. Winecki is an expert in California Coastal Commission and Local Coastal Program policy and 
procedures. She has experience working on projects involving Coastal Act and Local Coastal Pro-
gram policy conflict resolution, including coastal land use plan and zoning ordinance amendments. 
Ms. Winecki has a deep understanding of all aspects of coastal permitting, and serves as a California 
Coastal Commission liaison to facilitate resolution of coastal permit appeals to the California Coastal 
Commission and Commission-initiated enforcement actions. In addition, she has years of experience 
in condition compliance and mitigation monitoring. Ms. Winecki earned a BS in Environmental 
Studies in 1997 from the University of California, Santa Barbara.



Standard Portfolios not only has the capacity to perform the Developer’s obligations in the IDA, it is 
eager to do so. Standard Portfolios understands that Santa Barbara Ranch and surrounding holdings 
on the Gaviota Coast share a rich history and landscape.  

The 38-mile rural sweep of the Gaviota Coast features scenic beauty combined with biological and 
cultural resources that make it unique. Within California’s Gaviota Coast, Santa Barbara Ranch 
provides rolling hills, valleys, mature agricultural lands and a freshwater reservoir, as well as one mile 
of ocean frontage bluff top land.

Standard Portfolios appreciates the natural virtues of Gaviota and Santa Barbara Ranch, therefore it 
is Standard Portfolios’ vision that implementation of the Inland Approvals and the IDA will allow 
for land preservation through the recordation of an Agricultural Conservation Easement and the Dos 
Pueblos Creek Restoration.

S t a n d a r d  P o r t f o l i o s 
S u p p o r t s  t h e  V i s i o n  b e h i n d 

t h e  I D A  C o m m i t m e n t s

D o s  P u e b l o s  C r e e k 
R e s t o r a t i o n

Standard Portfolios understands that restoration of Dos Pueblos Creek under the IDA is an important 
part of the conservation element of the Alt 1-B project vision. For this reason, Standard Portfolios has 
been and will be performing the Developer’s obligations in the IDA with a strong interest in restoring 
a biologically productive Dos Pueblos Creek and protecting cultural resources as specified in the IDA.       



C o n f i d e n t i a l

Standard Portfolios & Affiliated Entities Financial Statement
As of 02/28/15

Standard Portfolios is prepared to substantiate the following amounts.

This presentation expects to be consistent with the IDA.

CASH ON 
HAND IN 

BANKS

ACCOUNTS 
RECEIVABLE

REAL ESTATE 
- MARKET 

VALUE

OTHER 
ASSETS

TOTAL

Apartments 1,201,539.82 4,654,349.89 1,577,445.78 276,860,000
Commercial 12,914.83 - - 104,000,000
Land 322,748.46 - - 178,000,000
Corporate & 
Related

3,502,286.68 - - 16,900,000 2,735,000

Total Market 
Value Assets

5,039,489.79 4,654,349.89 1,577,445.78 575,760,000 2,735,000 589,766,285.46

BANK 
RESTRICTED

NOTES 
PAYABLE

LOAN 
MORTGAGE

ACCOUNTS 
PAYABLE

TOTAL

Apartments 28,833,829 - - 208,750,000 -293,311.84 -
Commercial 3,055,000 - - 20,558,003.67 2,652,503.05 -
Land 1,850,000 - - 30,729,552.76 477,066 -
Corporate & 
Related

- - - 4,700,000 - -

33,738,829 - - 264,737,556.43 2,836,257.21 301,312,642.64

Net Worth 288,453,642.82

L i a b i l i t i e s

A s s e t s



APPENDIX A
$2 Million Deposit





APPENDIX B
 Letters to County Regarding IDA Compliance













APPENDIX C
 County IDA Compliance Letter





APPENDIX D
 Arbor Letter




