October 13,72008

Sever v D s T

. -5‘:&'];—-1% Y S




JAdvent.of Policy,2-13 That Acknowledges Issues at Naples
andMeans by which to Resolve the Lot Density Conflict

SSgounty Rejects Antiquated Subdivisions; Links Minimum
Lot Merger Size to Underlying Zoning

1994 — Morehart v. County of Santa Barbara

—+ California Supreme Court Invalidates County Lot Merger
Ordinances (As to Minimum Lot Size)

s, 1995 - County Adopts Official Map of Naples

— 274 Legal Lots Recognized Based on Deed History &
Certificates of Compliance

s 2002 - Memorandum of Understanding
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“OFFICIAL MAP OF
NAPLES

Estimated Buildable
Lots: 125 Units

=== Official Map
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~ Policy 2-13 Compliance

i Subdivision Overlay (“ASO”) District
D coraos (1984 to 1994)
Residential Official Map (274 Lots vs. 400+)
Development MOU (54 Units vs. 219 Lots)

Establishment and Financial Support
[ Encourage of TDR “Stakeholders” Working Group
g 2nd assist Production of TDR Program
= UL LS Framework and Enabling Ordinance

Completion of Two TDR Studies and
Re-Evaluate Peer Review
Land Use if Conclusion - Cannot Extinguish
TDR is Not Development Rights Below
Feasible Agriculture Density Threshold
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Project
ve ' No. ...  Land - )
Dwellings Biology Use Ag. Visual'| Object-

ives
54

pplicant’s
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Coalition
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No

L Development Jod
Reduced
Project
Clustered
Development

TDR
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andUSEs
Provides for'a More
Comprehensive
Resolution of Policy &
Environmental Issues

Visual Resources:
Minimizes Visual
Impacts Through an
Internal TDR

Agriculture:
Increases the Quantity.
and Quality of
Protected Land in
Perpetuity.

ACE
Inland
23295AC

= 73!Acres PACE

SOpentSpace
Preservation:
s; 250 Acres OSCE
s OSHMP.

Public Access &
Recreation:
s Coastal Trails Alternative 1B
s Parking & Restrooms
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Segment
B e DPR Trail
- Segment
| = 24’ Wide Public Access Road
16" Wide Multi-Use Trail
8’ Wide Hiking Trail
mmmmm ADA Accessible
Public Parking &
Restrooms

Existing WA Contract
(2,566 Acres)

WA Contract Area to be
Removed (576 Acres)

Area of Proposed
Development (274 Acres

New ACE Area to be
Created (2,652)

New WA Contract to be
Created (1,990 Acres)

New WAYContract&INew,
Conservation Easement ACE.

GontimmesiNerth




Modular Plan Adjusts
to Topography

Low Agricultural Inspired Forms
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* Formal Architecture
* Imported Styles & Vocabularies
* Sprawling & Linear Forms
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= RectingiEnd Use and Legal Lot
Ensityzaresnconflict

C-oastal Act and CLUP Acknowledge
OVerlapping Policies

Policy:2-13 Provides the Vehicle for W
Harmonizing Competing Policies

Alt 1 is More Protective than Grid
Build-Out

5/Dwellings.

85 Acres

BIDYOYICA IRESOUICES?
amiative Loss of.
brassiand Forging Habitat

,siél Resources: Change in
Overall Character & Site-
Specific Vantage Points

Land Use: Impact Associated
with Increased Density &
Development Visibility.
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S Land Use Redesigna?ion

Geographic Scope. is Restricted to
Naples and Immediately Adjacent
Parcels, Under. Common Ownership

Provides Land Use, Planning and
Development Controls Not
Available Under Grid Build-Out
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GCoastal Access

i

YNNI AV

Beach Access Coastal Trail
Alignment

State and County Trail Maps
are Not Precise

Protection of Resources is
of Paramount Importance

. Must Respect Private
I vopartof ! ; Property Rights

Project
Area of Sensitive

Resources Y Applicable Policies Proyvide
el el X . Flexibili ty
Alternative Coastal -
L ( — Grid Build-Out Would
ertic ccess
Frustrate Access Goals 3¢
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Visual Resources
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Intrusion into Skyline and
Change of Visual Character.

Not All Views Are Equal'ln
Terms of Quality, Duration
and Viewer Expectation

Legend
A DR NTS Allows for Moderation &
Doz Puetios Property Balancing of Policies

Option Property

ﬁ» Brief highway view into Santa Barbara Ranch and KOP numbers. BAR Charged With Reducing

Other key views and KOP numbers

e Viewinto ajacent and biocked by cut s9pe or soid vegatation Visibility & Skyline Intrusion

Intermittent view into adjacent land partially obscured
by windrows or orchard

Clear View onto adjacent land Grid Bu"ld_out Wou’d Be Far
Santa Barbara Ranch Proposed Lot Lines - =,
More Visually Intrusive

SPermanent Protection of Ag
randiv: 10-Year Williamson Act

Oversight by a Third Party
Conservation Trustee

Grid Build-Out Would Fragment
Ag Land and Hasten WA
Contract Non-Renewal
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WaterAvailability™

Project Affect on Hydrology of Dos
Pueblos Creek

Project Has Access to Multiple Water.
Sources With High Reliability.

New Domestic Demand Can Be Fully
Satisfied by State Water Alone

Conditions of Approval Disallow DP.
Creek Diversion for Domestic Service

Grid Build-Out Could Result in
Increased Creek Diversions Allowed
Under Existing State Permit

.

Sensitive Habitat™

Mitigation | UFII

clssifie: Ratio 3:1
J\.Izu__' e)Grasslands Netive
o Grassland

Coastal &
Bluff Scrub

e
gvao’;dlands m
| 46| o005
EmET
3683  7.56]

BSiiRestoration of Sensitive Mixture of
Vegetation that is Affected Vegetative
Wetlands
Permanent Protection and
Management through OSHMP

Grid Build-Out Fragment PAotATER 2.05%
Vegetative Communities and
Displace More Acreage
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Cultural Resources™

{ 'Loss of /Historic Values & Impact
' to Sacredness of Site

Avoidance of Impacts to the
Maximum Extent Feasible

Comprehensive Mitigation
Beyond CEQA Requirements

Cultural Resource Easement
Via Development Agreements

Building Envelope Relocation Grid Build-Out Would Limit
and Size Reduction Siting Flexibility & Mltigation
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Waste Water Treatment

e———— . -

Suitability of Individual Septic
Systems & STP Ownership

Septic Systems at: DPR Must
Comply With RWQCB Standards

Establishment of Community,
Facilities District is Required

Grid Build-Out Could Comprise
Ground Water Quality Due to
Limitations on Land Use
Authority




Creek Restoration ($400,000) s ‘ T4 Lots)
Affordable Housing Contributions e : AR P
Additional Coastal Trail Segments 1 '
Cultural' Resources Easement

Habitat Enhancement

No Extraordinary Public Benefits
Would Be Realized Through Grid e
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S i Staged
: e Development

ALTERNATIVE 1B

NO.OF LOTS | g¢ep #1 | Step #2)| Step #3
SBR Coastal
Mergers

S. of Hwy 101 48 28 16

N. of Hwy 101 34 6 o
SBR Inland Lots 15 50 50
SBR Total 100 84 66
DRP Total*

4 4 4
Grand Total [ __104] 83| 70|

*Excludes Replacement Residence at DP-16

OFFICIAL MAP
Total Estimated
Legal Buildable
Lots Lots

NO. OF LOTS

SBR Coastal
Mergers
S. of Hwy 101 153 67
N. of Hwy 101 50 42
SBR Inland Lots 16 16
SBR Total 219 125
DRP Total 14 Unknown
Grand Total pEEN  125]

B o i
Staged
Development
Step #ir

Lot Reductions

Approval of Infrastructure
within Coastal Zone

Conditions Compliance
(e.g., BAR Review, Etc.)

Step #2:

® Same as Step #1
PLUS: Completion of WA-
ACE Easement Exchange
e Step #3
® Same as Step #1
® PLUS: Coastal Commission
Certification/Approval

PLUS: Coastal Access,
PACE and OSCE




pvironmental lmpat_:t Repori-

Two Reports Spanning 3-1/2 Yrs
Two Administrative Hearings

6 Months of Public Review.
2,300 Individual Comments

Advisory Bodies

PC - 6 Workshops; 5 Hearings
BAR - 15 Meetings
AAC/APAC - 12 Meetings
SPCRC - 5 Meetings

—
AcClionSRequesteq =
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“sSubdivision Approvals: LIM,
ents: Create and Lot Mergers and Lot Line
ANeW:NDP Designations | Adjustments

— Discretionary Permits:
Development Plans, CUPs,
LUPs and CDPs

— Miscellaneous:
Remove Special Problems
Area Designation and
Approve Ag & Open Space
Conservation Easements

~Greate New ACE

= pbevelopment Agreement:
Approve Development
Agreement to Vest Project




ActionS’Requested,

AUIEETENI® WASAGEREOSEMENIMERGHANGE

{ PPICréekiRestoration
utal Resource Mitigation

@ment ‘Affordable Housing
contribution, Habitat
Enhancement & Cultural

Resource Mitigation

Vesting
in Exchange for:<DP Creek
Cooperation and Coastal Trail
Segment

Public
Interest Findings &
Conditions of Approval

Value
of Conservation Easement is
Greater than 12.5% of WA
Rescission Value

Imposes Use Restrictions and
Performance Standards
Separate from ACE
Agreements
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