RESOLUTION OF THEBOARD OF SUPERVISORS
COUNTY OF SANTA BARBARA, STATE OF CALIFORNIA

IN THE MATTER OF ADOPTING )

AMENDMENTS TO THE UNIFORM RULES ) RESOLUTION NO.:
FOR AGRICULTURAL PRESERVES ) CASE NO

AND FARMLAND SECURITY ZONES )

WITH REFERENCE TO THE FOLLOWING:

A. Pursuant to the California Land Conservation Actl865, and specifically Government
Code Section 51231, the Board of Supervisors oh &aunty is required to adopt, by
resolution, uniform rules for the administrationagfricultural preserves.

B. Furtherance of the aims of the California Land @owation Act of 1965 (the Williamson
Act) necessitates the Update of the present sgndbrm Rules by adding criteria for the
advancement of said aims;

C. ltisin the interest of orderly planning and degghent, preservation of agriculture and the
integrity of the Agricultural Preserve Program, dahd preservation of the health, safety,
and general welfare of the residents of Santa BarBaunty to adopt the current set of
amendments as an update to the Uniform Rules foic@lgural Preserves and Farmland
Security Zones previously approved by your BoardQutober 8, 1994 and amended
August 10, 1999.

NOW, THEREFORE, IT IS HEREBY RESOLVED as follows:

1. The Uniform Rules, adopted by the Santa BarGananty Board of Supervisors in 1971,
amended and approved in 1994 and 1999 and updhatedgh this current set of
amendments, are hereby amended in their entiretgdd as set forth in the attached
Appendix “A” to this resolution, which is incorpdeal herein by reference.

2. Upon approval of this resolution, the Clerk of ti®ard is directed to record this
resolution at the Office of the County Clerk-Rearaf this County and to distribute
copies of this resolution to all voting and nonagtmembers of the Agricultural Preserve
Advisory Committee of this County.
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PASSED, APPROVED, AND ADOPTED by the Board of Swymors of the County of Santa
Barbara, State of California, thi€ Slay of December, 2006, by the following vote:

AYES:
NOES:
ABSTAIN:

ABSENT:

JONI GRAY
Chair, Board of Supervisors
County of Santa Barbara

ATTEST: APPROVED AS TO FORM:
MICHAEL F. BROWN STEPHEN SHANE STARK
Clerk of the Board of Supervisors County Counsel
By By

Deputy Clerk Deputy County Ceeh
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INTRODUCTION

I. PURPOSE OF AGRICULTURAL PRESERVE PROGRAM AND
UNIFORM RULES

The Santa Barbara County Uniform Rules for Agricultufateserves and Farmland Security
Zones(hereatfter referred to in this document as Unif&aoles or Rules) is the set of rules by
which the County administers its Agricultural Pmge Program under the California Land
Conservation Act of 1965, better known as the \Afitison Act. The purpose of the Williamson
Act is the long-term conservation of agriculturadaopen space lands. The Act establishes a
program to enroll land in Williamson Act or FarmiaBecurity Zone contracts whereby the land
is enforceably restricted to agricultural, opencgpar recreational uses in exchange for reduced
property tax assessments. Participation in thgrpro is voluntary by the County and by the
eligible landowners.

The Act requires that each participating local goweent have a set of uniform rules for
administering Williamson Act and Farmland Secudne contracts within its jurisdiction. The
County’s Uniform Rules establish the basic requesta of all contracts and are incorporated as
a part of each contract. As a part of every catttaerefore, any change in the County’s Rules
applies to every contract currently in effect witie exception of rules specifically applied
prospectively and those compatible uses permittel@uSection 51238.3 of the Williamson Act.

Conservation of agricultural and open space lantetiis the general public by discouraging
premature conversion of land to urban land useselbly curtailing sprawl and promoting logical

urban growth and provision of urban services. Agdcultural Preserve Program both protects
agriculture and retains open space for its scendittes and value as wildlife habitat. Most

directly, it contributes to the state’s agriculluesonomy and the availability of fresh, nutritipus

varied and affordable food. To ensure the longitegtention of these benefits, land enrolled in
the program is prevented from being readily coracetb urban or other non-agricultural uses.
This is achieved by the County through consciest@ud consistent enforcement of the Uniform
Rules and the terms of the contracts, which alsimtaias the constitutionality of administering

preferential property tax assessments for thesislan

1. AGRICULTURAL PRESERVES AND WILLIAMSON ACT
CONTRACTS

As a participating county, the Williamson Act matetathat areas of the County be designated as
agricultural preserves for application of the peogr Land within the preserves that meets the
eligibility requirements may enroll in the Agricuial Preserve Program through a Williamson
Act or Farmland Security Zone contract with the @tgu It is Santa Barbara County’s practice to
establish the preserves simultaneously with enesllmn a contract, resulting in coterminous
boundaries between the preserves and the contrabtss land anywhere within the County that
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meets the zoning, size, use and other requirensettforth in these Rules may be eligible to
participate in the program.

Farmland Security Zone contracts, also referredstdSuper-Williamson Act contracts” are a
special type of Williamson Act contract that reeeigreater tax benefits (35% reduction from
assessed Williamson Act or Proposition 13 valuegxohange for longer contracts. In Santa
Barbara County, the Farmland Security Zone progisamot yet widely used. For this reason,
these Uniform Rules refer primarily to WilliamsonctAcontracts when discussing eligibility

requirements, compatible uses, and contract tetrmmarovisions. However, in most cases the
requirements are the same for both Williamson Aufl &armland Security Zone contracts.
Therefore, whenever these Rules mention William8goh contracts, it shall be presumed to
include Farmland Security Zone contracts as wellless specifically stated otherwise.

Requirements specific to Farmland Security Zonegdacussed in Rule 5.

Under the Act, contracts are automatically reneeach year following the first year of a 10-year
Williamson Act contract (or 20 years for Farmlanec@ity Zones), unless the owner or County
serves a notice of nonrenewal or the contractrisiteated as may be provided for by the Act and
these Rules. When the County or a landowner serwegice of nonrenewal upon the other party
sufficiently prior to the renewal date (i.e. 90 dafyserved by the landowner, 60 days if served by
the County), the contracted land must continue &etnCounty eligibility and compatible use
requirements throughout the remaining duratiorhef10-year or 20-year contract. For example,
if a landowner nonrenews a Williamson Act contiacBeptember of 2006, the contract remains
in effect for 9 years from the start of the nextodar year (e.g. January 1, 2007). Therefore the
contract would expire at the end of 2015.

[11. CONTRACTS - ASSESSED VALUE OF LAND, IMPROVEMENTS
AND LIVING IMPROVEMENTS

The State Legislature enacted the California Lands€@rvation Act (Williamson Act) in 1965,
with the intent of preserving agricultural lands foeod and fiber production. At the time,
property taxes were recalculated yearly, on thasbak market value. The Williamson Act
changed this practice for open space and agrialltands. With California taxpayer approval,
the law prescribed specific methods for appraigngperties under the Williamson Act. The
Legislature determined that the assessed valusecdgricultural use would be calculated based
on the income approach to value, rather than thiehapproach. Adopting the Williamson Act
was an effort to motivate landowners towards thed gbthe program. It wa&n attempt to stop

or at least slow down increases in real propertyes on farmland by providing methods for
restricting land to agricultural purposes®”

! SBE Assessment of Agricultural and Open Spaced®ties, AH521 1I-1.
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Presumptionsfor Williamson Act Valuation Today

The spirit and intent of the Williamson Act remaguday under Proposition 13. Foremost in the
appraisal process is the presumption that the@grral (restricted) use of the land will continue
into the foreseeable future and that the restnetiaffect value. The non-restricted uses are
valued at their market value, in accordance withpBsition 13.

Valuation Proceduresfor Enforceably Restricted Property

The basic appraisal method for Williamson Act véhuais by the income approach to value.
The assessor capitalizes all income attributechéoagricultural use of the land, (along with
income from compatible uses such as radio towetsyision repeaters, cell sites, commercial
enterprises, the sale of water, mineral explorateases, production contracts and recreation)
into an indication of value. @ The assessor alspitaiézes income produced from living
improvements (fruit and nut bearing trees and yim@® an indication of value. The land and
living improvement values comprise the restrictedipn of the total assessment.

Under the 1999 Farmland Security Zone Act, landowribat enter into a 20-year Farmland
Security Zone contract can benefit from an addaid5% reduction on the restricted portion of
their assessment.

Valuation Proceduresfor Unrestricted Property

Non-restricted portions of the contracted proparg/valued at their market value, in accordance
with Proposition 13. For example, residences asttential home sites are expressly excluded
from the restricted calculation. If a 100-acre@ao ranch has a home with garage, pool, tennis
court, guesthouse and an employee house, each sitenand each of the structures will be
assessed at market (Proposition 13) value. AngipaAlychanges associated with the residential
uses, such as driveways, grading, landscaping, stioneells, etc. are also assessed at market
value.

Total Assessed Value

Each year the assessor sums the restricted andtnotesl values to calculate the final
Williamson Act or Farmland Security Zone value floe contracted property. The Assessor also
calculates the Proposition 13 base value and therdumarket value. The value placed on the
tax roll will be the lesser of: 1) the Williamsorci&value or Farmland Security Zone value, 2) the
Proposition 13 base value, factored, or 3) theetuinmarket value.

V. RELATIONSHIP OF PROGRAM TO OTHER LAND USE
REQUIREMENTS

The Uniform Rules implement the Williamson Act bgfiding eligibility requirements and
compatible uses which each participating landowmest adhere to in order to receive a reduced
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tax assessment. The Uniform Rules do not authanyedevelopment on agricultural land that is
not otherwise permitted by the applicable zoneridist Often the Rules are more restrictive than
the underlying agricultural zoning requirements.owdver, the Rules do not supersede the
County’s land use requirements contained in the @ehensive Plan and zoning ordinances, nor
obviate the need for permits. The Agricultural $&m@e Advisory Committee (APAC) is
responsible for reviewing a land use applicatianciansistency with the Uniform Rules and the
Williamson Act, but does not make a decision on peemit. The land use permit must be
reviewed and approved by the appropriate decisiakemin the permit process.

A landowner can obtain an early indication whettrenot a proposed land use or activity may be
allowed by bringing their proposal to the AgricuilPreserve Advisory Committee (APAC) for
advisory review and by consulting with Planning abdvelopment or submitting a pre-
application to the County for any required permits.

V. AGRICULTURE AND URBAN INTERFACE

The Board of Supervisors recognizes not only afjuceis contribution to the County but also its
vulnerability to conversion to urban or other ngmieultural uses. In addition to the Agricultural
Preserve Program, goals and policies in the Casihighd Use and Agricultural Elements afford
protection to both prime and nonprime agricultdeasdds. This includes protection from urban
expansion and urban influences. It is importante@ffirm these policies here in the Uniform
Rules. Two primary considerations regarding therface of agricultural and urban lands are:

1. Agriculture does not ordinarily require urban see@ such as sanitary sewers, transit and
lighting, and therefore such service districts $thawot be extended to cover agricultural
land in, or eligible for inclusion in agriculturgkeserves. Taxing agriculturists for these
services may impose an unnecessary tax burdenocadl ltasten conversion to urban land
uses.

2. To deter expansion of urban areas onto producgjsiewdtural lands, the County encourages
the entry of prime and producing agricultural laradjoining urban areas into the
Agricultural Preserve Program.

VI. ROLE OF THE APAC

The Agricultural Preserve Advisory Committee wasated by, and is advisory to, the Board of
Supervisors and includes representatives from thgricBitural Commissioner's Office,
Assessor’s Office, County Surveyor’s Office, Co@time Extension, Planning and Development
and the agricultural community. The Committeedsponsible for administering the County’s
Agricultural Preserve Program and the Uniform Rul#s duties include reviewing applications
and making recommendations for creating agriculjomr@serves, entering new contracts, making
revisions to existing preserves or contracts, teatimg contracts and disestablishing preserves.
In conjunction with these duties, the APAC is resgpble for monitoring and enforcement of the
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Agricultural Preserve Program. When an applicatmma permit (or other County entitlement)
involves land in a Williamson Act contract, the ABAhas the responsibility to review the
application to determine its consistency with theu@ty’s Uniform Rules. In addition, the
APAC is responsible for determining the compatipibf land uses under the provisions of the
Uniform Rules and the Williamson Act. From time twne it is also responsible for
recommending revisions to the Rules to ensure tdwgitinuing consistency with the Williamson
Act and suitability to Santa Barbara County. THeAL is a committee subject to the Ralph M.
Brown Act and the public is welcome to attend nregsiand provide input and comments on
proposed recommendations or issues being discussed.
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DEFINITIONS

Some of the terms defined below are taken diréaiiy the Williamson Act. The definitions in the
Williamson Act (WA) may be amended from time to éirhy the state legislature. Any changes
made to the Act’s definitions will supersede théinigons included in these Rules. Other terms
are taken directly from County zoning ordinancen(8@arbara County Code Chapter 35, Zoning).
Those definitions are also subject to change iparese to future zoning ordinance amendments. In
some cases, definitions are derived from Countyngpordinances or the Williamson Act but have
been tailored to the requirements of the Countgsiltural Preserve Program and may be more
restrictive than the zoning ordinances or the Aftison Act. Lastly, there are those definitions
which have been developed specifically for the pses of these Rules.

Agricultural employee: a person who primarily works or is engaged incadfure.

Agricultural preserve: an area of contracted land devoted to eithecalgural use, recreational
use, or open space use, as herein defined, oramtyiigation of those uses and which is established
in accordance with the provisions of the William#at and these Rules (derived from WA).

Agricultural use: the use of land for the purpose of producing gncaltural commodity for
commercial purposes (WA).

Cancellation: the immediate removal from contract of a paraep@mises under Williamson
Act or Farmland Security Zone contract.

Commercial: any activity or operation involving compensatimnremuneration for its products
or services.

Commercial composting facility: a commercial facility that is operated for thergmse of
producing compost from the onsite and/or offgitganic material fraction of the waste stream
and is permitted, designed, and operated in comg@iavith the applicable regulations contained
in the California Code of Regulations, Title 14viBion 7, as may be amended from time to
time. Non-commercial composting that is part ofagnicultural operation is not included within
this definition (derived from the Santa Barbara ftguCode, Chapter 35, Zoning).

Contiguous: Property shall be considered to be contiguoustherpurposes of these Uniform
Rules if two or more properties are adjoining, toat a point or share a common boundary, or
are separated by a road, street, utility easemaiipad right-of-way or other public facility so
long as the property is owned in common and casorebly be operated as a single agricultural
unit (derived from Subdivision Map Act).

Contract: the legal document that binds the parties unidertérms of the Williamson Act and
these Rules.
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Contracted land: land under either a Williamson Act or Farmlanat$&y Zone contract; used
generally to refer to all land in the County ergdlin the Agricultural Preserve Program.

Development envelope: the area of land in an agricultural preserve witlhich all residential,
residential accessory structures, and other strestand uses not associated with the commercial
agricultural operation, including landscaping amctess to the buildings or structures, are
located. Examples of such structures include, det not limited to, guest houses, non-
agricultural roads, and personal horse stablespticSesystems would be included in this
development envelope if they take land out of adfical production.

Fully planted: in conjunction with prime and superprime landpdadevoted to active crop
production, excluding both agricultural and noniagltural buildings and structures as well as
non-producing land. Fully planted land does nafude: diseased or otherwise previously
producing land which is not currently producingaglequate income for qualification as prime or
superprime land; unplanted easements or unplamtbacks; driveways and roads; waterways,
wetlands and other terrain features that will nggport commercial agricultural production.

Guest ranch: agricultural tourism that provides accommodatmpaying guests incidental to or in
conjunction with the principal commercial agricu#il operation (derived from Santa Barbara
County Code Chapter 35, Zoning).

Guest house: detached living quarters of a permanent typearsfstruction without kitchen or
cooking facilities of any kind, intended and useunarily for temporary guests of the occupants
of the main building on the parcel on which suclegiuhouse is located, and not rented or
otherwise used as a separate dwelling (Santa Ba@mamty Code Chapter 35, Zoning).

Historic structure: a structure that was built on or moved onto landr to the land being placed
under a Williamson Act contract and meets the requents of the Cultural Resource Guidelines
Historical Resources Element for a historic streetu

Immediate family: the spouse of the landowner, the natural or abpthildren of the
landowner, the parents of the landowner, the gisliaf the landowner, or the grandchildren of
the landowner.

Land reclamation fill: fill consisting of solid materials or soil that mon-toxic, noncombustible,
non-organic and not hazardous, and which is usddl &3 contour existing uneven terrain for
the purpose of reclaiming land for agricultural (8eunty Grading Ordinance).

Managed wetland area: an area, which may be an area diked off fromdbean or any bay,
river or stream to which water is occasionally attkal, and which, for at least three consecutive
years immediately prior to being placed within gmni@ultural preserve pursuant to these Rules,
was used and maintained as a waterfowl huntingepresor game refuge or for agricultural
purposes (WA).
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Multiple contract preserve: the situation whereby two or more contiguous priand/or
superprime premises, none of which qualify indepetig as an agricultural preserve, are
combined to meet the minimum preserve size of 4@saccach ownership remains under a
separate contract, but each ownership’s continuidgyidual eligibility depends on remaining
within a minimum 40-acre block of contracted land.

Nonprime land: land that is not prime (or superprime). This nvaglude, but is not limited to,
land used for grazing or dry farming (derived frovid\).

Nonrenewal: withdrawal of land under contract whereby thetcaet remains in effect for the
remainder of the term of the contract (i.e. 9 ydarsa Williamson Act contract or 19 years for a
Farmland Security Zone contract).

Notification of Assumption of Williamson Act Contract: when all the land under a single
contract is transferred to a new owner and no adang contract boundaries result, the new
owner shall assume the original contract and athefrequirements therein, and submit to the
County such a notification.

Open space use: the use or maintenance of land in a manner thasepves its natural
characteristics, beauty, or openness for the kemefi enjoyment of the public, to provide
essential habitat for wildlife, if the land is wittha scenic highway corridor, a wildlife habitat
area, a saltpond, a managed wetland area, or aesgbdharea, as these terms are herein defined
in these Rules (derived from WA).

Parcel: a single parcel of land in one ownership, therolauies of which are delineated in the
latest recorded parcel map, subdivision map, ofifidate of Compliance recorded in the County
Recorder’s Office or deed provided that such reedrdeed does not create or attempt to create a
parcel in violation of the provisions of any applate California law or County ordinance (Santa
Barbara County Code Chapter 35, Zoning); also medeto as legal parcel. Unless otherwise
specified, the gross acreage of the parcel is dersil to be the parcel size.

Premises: the area of land under a single Williamson Actrarmland Security Zone contract;
the premises may comprise a single legal parcehutiple contiguous legal parcels under the
same ownership.

Primeland: means any of the following:

1. All land that qualifies for rating as class | oag$ Il in the Natural Resource Conservation
Service land use capability classifications.

2. Land which qualifies for rating 80 through 100 lre tStorie Index Rating.

3. Land which supports livestock used for the producif food and fiber and which has an
annual carrying capacity equivalent to at least anenal unit per acre as defined by the
United States Department of Agriculture.

4. Land planted with fruit- or nut-bearing trees, \@nbushes or crops which have a nonbearing
period of less than five years and which will nollsneeturn during the commercial bearing
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period on an annual basis from the production gfrocessed agricultural plant production
not less than five hundred dollars ($500) per acre.

5. Land which has returned from production of unpreedsagricultural plant products an
annual gross value of not less than five hundrdthrdo($500) per acres for three of the
previous five years, except that for irrigated peestthis figure will be two hundred dollars
($200) per acre for three of the previous five g&dgrived from WA).

6. In all cases, prime land must have a secure wateces adequate to support the agriculture
on the premises.

7. Superprime land is a subset of prime land — sdaitief.

Principal dwelling: a dwelling serving as the primary inhabited dnce.

Recreational use: the use of the land in its agricultural or nakwgtate by the public, with or

without charge, for any of the following: walkinigiking, picnicking, wilderness camping, scenic
viewing, swimming, boating, fishing, hunting, hdrsek riding or other similar low intensity
recreational activities (derived from WA).

Replacement contract: a contract that is required when the boundarreprimcipal uses (i.e.
Agriculture, Open Space, or Recreation) of theinabcontract are changed.

Rescission: the process of simultaneously voiding an existogtract and entering into a new
contract where there is no reduction in the amo@ifdnd under contract.

Residential Agricultural Unit (RAU): an attached or detached single family dwelling an a
permanent foundation located in the AG-1-40, AGHN: AG-1I-100, and AG-II-320 zone
districts, or a detached duplex on a permanentdation located in the AG-II-320 zone district,
which provides complete, independent living fa@Btfor one or more persons in addition to a
principal one-family dwelling. A RAU shall not ls®ld, transferred, or financed separately from
the principal structure, but may be rented or ldas@ a non-exclusive basis. It shall include
permanent provisions for living, sleeping, eatingpking, and sanitation, and shall be located
entirely on the same parcel that contains the gahadwelling (Santa Barbara County Code
Chapter 35, Zoning).

Submerged area: any land determined by the Board of Supervisorse submerged or subject
to tidal action and found by the Board to be ofgiralue to the state as open space (WA).

Superprime land: prime agricultural lands of the County south lo¢ tSanta Ynez Mountains
and east of Gaviota Pass which are highly prodedtive to the combination of soils and climate
that are uniquely suitable to specialty horticidtuproduce and floral varieties, and that are
capable of supporting commercially viable agrictdtuoperations on parcels as small as five
acres. Superprime land is a subset of prime lardl @an be combined with either prime
contracts or other superprime contracts to formirag preserve of at least 40 acres. In order to
qualify, it must meet specific production requirertsethat are different than regular prime land,
as outlined in section 1-2.3 and Table 1-2 of tHesles.
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Wildlife habitat area: a land or water area designated by the Board upfeisors, after
consulting with and considering the recommendadibtihe Department of Fish and Game, as an
area of great importance for the protection or anbment of the wildlife resources of the state
(WA).

Winery: A bonded establishment primarily used for theppse of processing grapes or other

fruit products. Processing includes, but is netited to, crushing, fermenting, blending, aging,
storage, bottling, and wholesale/retail sales @Barbara County Code Chapter 35, Zoning).
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UNIFORM RULE 1

Requirementsfor Agricultural Preserves, and Williamson Act and
Farmland Security Zone Contracts

Adopted August 9, 1971, Amended by Resolution78e28 (January 15, 1973), 74-84 (February 4, 1974344 (May 13, 1974),
75-825 (October 27, 1975), 76-29 (January 12, 1978)466A (October 30, 1978), 84-464 (October 84)999-268 (July 6,
1999)

1-1. INTRODUCTION

The Williamson Act establishes certain minimum regments and encourages participating local
governments to establish requirements (which mastioeer than the Act but not more lenient) to
tailor the program to better reflect local charastes and objectives. This Rule sets out the
County’s criteria to be used in judging the quedifions of parcels for the creation and continuance
of Agricultural Preserves and Williamson Act contsa under the terms of the California Land
Conservation Act of 1965 and these Rules, bothmanded or to be amended. It includes such
requirements as zoning, minimum preserve size,mim parcel size, and agricultural production.

The signing of the Williamson Act contract and thdoption of the resolution creating the
Agricultural Preserve shall be completed conculydat all proposals.

As mentioned in the Introduction to these Rulesahee Farmland Security Zone contracts are
similar to Williamson Act contracts in terms of gghility requirements and compatible uses,
references to Williamson Act contracts in this Rehall be presumed to include Farmland Security
Zone contracts as well, unless specifically stagtiabrwise. Additional eligibility requirements
specific to Farmland Security Zones are discugsé&tlie 5.

1-1.1 CountyY OBJECTIVES

In determining initial and ongoing eligibility oreviewing related proposals, the Agricultural
Preserve Advisory Committee shall take into consitilen the following objectives of the County:

A. Commercial Agricultural Production
Land eligible for inclusion in the Agricultural &erve Program shall be used principally
for the commercial production of agricultural condit@s. Lands not used for commercial
agricultural production, but desirable for preséorg may qualify for inclusion in the
program as preserves for recreational or open spsee

B. Land Quality

The quality of agricultural land varies widely pg@@ding on soil, terrain, water availability,
climate, and other factors. The County wishes totgot the maximum amount of
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productive and potentially productive agricultutahd, which can be either prime or
nonprime land.

1-2. ELIGIBILITY REQUIREMENTS

In order to enter land into a Williamson Act cootrar amend an existing contract, and maintain
continued eligibility during the life of the conéta land must meet all of the applicable
requirements identified in this Rule.

Only whole, legally created and recorded parcetdl ke accepted in an agricultural preserve.
Where a landowner applies to enroll their entingtigmous landholding in a single contract, and the
landholding complies with these rules, the landavatall not be required to provide a certificate
of compliance or other evidence that the landhgldim a legally created parcel or parcels.
Documentation of parcel validity will be requiretiosild the landowner make a request for
development on the parcel or parcels.

1-2.1. COMPREHENSIVE PLAN AND ZONING REQUIREMENTS
Eligible land shall have land use and zoning degigns consistent with those listed in Table 1-1.

Table1-1. Comprehensive Plan and Zoning Requirements

Contract Type Comprehensive Plan Designation ZoneDidtricts
: Agricultural Commercial, Agriculture 1, Agriculturg Agriculture,
Agriculture and . _ . .
: Mountainous Area; Agricultural Industry Overlay Mountainous, and
Recreation . o
necessary for large scale agricultural processiniljtfes | Resource Management
: . : . Agriculture,
Open Space Agricultural Commercial, Agriculture 1, Agriculturg Mountainous, and

Mountainous Area, and Other Open Lands

—

Resource Managemer]

The zoning designation shall include a minimum elassze consistent with the provisions of
section 1-2.2 (e.g., AG-1-40 or MT-GOL-40 for ampe preserve or AG-II-100 or MT-TORO-100
for a nonprime preserve). The AG-I-5 zoning distnay be used or applied only in conjunction
with the provisions of subsection 1-2.2.C.3, Super Land.

Interested landowners with ineligible land use amizg designations should request and secure a
general plan amendment and/or rezone prior to meuwroent with the processing of the agricultural
preserve and Williamson Act contract, subject ® pinovisions outlined in section 1-2.4. Land
zoned under Ordinance 661 is not eligible for ali#fison Act contract unless the application is
accompanied by a general plan amendment, rezooensistency rezone request.
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1-2.2. MINIMUM PRESERVE AND CONTRACT SIZE

A. Preserve Size
Except as provided for in subsection C.4 below, tieimum size for an agricultural
preserve comprising nonprime land shall be 100saared the minimum size for an
agricultural preserve comprising prime or supenprland shall be 40 acres.

B. Existing and Assumed Contracts
Existing prime and nonprime contracts for whichamanges are proposed that meet the
minimum preserve size, but which are made up otglarwhich do not meet the
minimum parcel size set forth in subsection 1-2.Belbw, shall continue to be eligible
with respect to minimum preserve and contract siZzéne assumption of an existing
contract shall also continue to be eligible witBpect to minimum preserve and contract
size, assuming no changes to contract boundarms.odf the owner of an existing or
assumed contract proposes a change to the co(grgcthanging the contract boundary
or constructing a winery) then the contract woudedh to adhere to all of the eligibility
requirements contained in section 1-2.2 of thiseRul

C. New and Replacement Contracts

Applications for new or replacement contracts shallconsidered for land if its size and
type are one of the following:

1. Nonprime Land

When the land is classified as nonprime, the mimmegal parcel size within a
contractis 100 acres under single ownership.

2. Prime Land

When the land is classified as prime, as defineth@se Rules, the preserve can be
made up of either of the following:

a. A single parcel contracif at least 40 acres in size; or

b. Two or more contiguous parcels (under one or morgracts) which total at least
40 acres, when each parcel (and contract wherecabld) is either:

(1) A minimum of 20 acres; or

(2) A minimum of 5 acres of superprime land as defimedubsection C.3 below;
or
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(3) A combination of (1) and (2) above.

Subsections (1) through (3) above apply when congigplications for an aggregate
preserve of 40 acres or more are concurrently psackeor when a new contract for
less than 40 acres is added to other contracts éxiating prime preserve.

Superprime Land

Prime agricultural lands of the County south of 8snta Ynez Mountains and east of
the Gaviota Pass which are highly productive dueht combination of soils and
climate are uniquely suitable to specialty hortiztdl produce and floral varieties, and
are capable of supporting commercially viable aditical operations even on smaller
properties. The Board of Supervisors has detednitt&at such “superprime”
agricultural lands are important to protect anddfwre finds that parcels between 5
acres and less than 20 acres in size are eligibiedlusion in 40-acre minimum prime
preserves, pursuant to subsection 1-2.2.C.2.b above

Prime Preserves Reduced in Size with Special Rysdin

Notwithstanding the above, the Board of Supervisnay at its discretion reduce the

requirements for minimum size for the creation @riane preserve to not less than 30
acres in one parcel, or in several contiguous fmr@e stipulated in subsection 1-

2.2.C.2, if it finds that such a smaller presergenecessary due to the unique
characteristics of agricultural enterprises in thainty, that the establishment of such a
preserve of lesser size is consistent with the Cehgmsive Plan, as provided for in

section 1-2.1, and that all of the following fingsapply to the proposed preserve of
lesser size:

a. No other contiguous owners desire to enroll theeidlin a Williamson Act contract
simultaneously to create a multiple contract presef 40 acres or more, pursuant
to subsection 1-2.2.C.2 above;

b. Each parcel meets the minimum requirements establifor prime or superprime
land pursuant to subsection 1-2.2.C.2;

c. Eachlandowner maintains annual production records detnaimg that the land is
being used for commercial agricultural productiamd acontinues to meet the
eligibility requirements set forth in section 1-2a&hd makes such records available
to the County upon request;

d. The contracts will be subject to annual monitotiyghe County for a period of no
less than 5 years and thereafter as required purguaection 6-1.7 of these Rules.
If at any time it is demonstrated that there islor@er a commercial agricultural
operation on the premises, then the County shattgad withissuing a notice of
nonrenewal pursuant to section 6-1.7 of these Rules
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5. Special consideration

Other tharsuperprime land, non-preserve islands surroundemtdserve lands may be
considered as eligible when all criteria other thiae are met.

D. Additions to Contracts
Additions to existing contracts of contiguous pahall be allowed as follows:
1. Nonprime Land

Any individual parcel 100 acres or greater in saegd which meets the definition of
nonprime as set forth in these Rules, may be atlwe@sh existing nonprime contract
provided the existing parcel(s) and parcel to l#eddare contiguous and are under the
same ownership.

No sub-100 acre additions to nonprime contractdl Sleaallowed, except when the
parcels to be added and existing contract are uhdesamewnership and any lot line

is eradicated between a parcel within the existingtract and the added land, or
adjusted pursuant to section 1-3 below, providest #il resulting parcels qualify

individually for Williamson Act contracts.

2. Prime and Superprimend

Any individual parcel that meets the definitioneither prime land or superprime land
as set forth in subsection 1-2.2.C.2, and is amum of 20 acres or 5 acres,
respectively, may be added to an existing primsuperprime contract within grime
preserve that is contiguous and under the samerskpe Any individual parcel that
meets the definition of either prime land or supermp land as set forth in subsection 1-
2.2.C.2, and is a minimum of 20 acres or 5 acrespeactively, may be added to a
preserve containing both nonprime and prime larg when the total resulting prime
or superprime land in the two or more adjacentgaris 40 acres or more and when
these prime or superprime lands are contiguousiaddr the same ownership.

No sub-20 acre additions to prime contracts or Swere additions to superprime
contracts shall be allowed, except when the patodde added and existing contract are
under the same ownership and any lot line is easelicbetween a parcel within the
existing contract and the added land, or adjusteduant to section 1-3 below,
provided that all resulting parcels meet the irdinal parcel size requirements and
combine to meet the minimum prime preserve sizeiregpents for Williamson Act
contracts as set forth in subsection 1-2.2.C.2.
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1-2.3. COMMERCIAL PRODUCTION AND REPORTING REQUIREMENTS

To qualify for a Williamson Act contract and maimaongoing eligibility, it must be
demonstrated that the land is and will be usedcpatly for the production of commercial
agricultural products. This is particularly impamt for prime and superprime land which tends
to be enrolled in smaller parcels. Therefore, @mts for prime and superprime land shall
comply with the following productive acreage andnaa production value/prime soils
requirements, as presented in subsections A ancl®&vb Nonprime land is addressed in
subsection C, while subsection D applies to altramted land.

A. Prime Land

In order to qualify and maintain eligibility for @ntract, prime land shall comply with
the following:

1. Minimum Productive Acreage:

Prime land must maintain a minimum of either 50%tlod premises or 50 acres,
whichever is less, fully planted (as defined héreim commercial agricultural
production (with allowances for fallow periods, oga of crop or production
method), unless it can be demonstrated to the AB¥WCthis is unreasonable due to
terrain, sensitive resources or other similar gamss. Where constraints are
determined to exist, the APAC will recommend thenimum productive acreage
particular to the premises.

In addition to meeting this minimum productive acreage reaqu@et, prime contracts
shall also comply with either 2 or 3 below.

2. Average Annual Production Value:

a. Agricultural production on prime land must yield annual gross product value
equal to or exceeding five hundred dollars ($508) gross acfeper year
averaged over at least three (3) of the previouss(b) years; or

b. The land is planted with fruit or nut-bearing treemes, bushes, or crops which
have a non-bearing period of less than 5 yearsvaich will normally return during
the commercial bearing period on an annual bass fthe production of
unprocessed agricultural plant production not lieas $500 per gross acre; or

c. For irrigated pasture, agricultural production mysid an annual gross product
value equal to or exceeding two hundred dollar©Q$2der gross acre per year

2 Gross acre refers to the entire number of acrdena single contract, not just the acres in prodoc For
example, if only 20 acres on a 40-acre contracewecultivation, the annual gross product valueimeed to be
at least $1,000 per planted acre in order to nee$500 per gross acre requirement.

% The product value is determined by multiplying tiial annual productive acreage on the premiséseogiverage
value of the commodity for the previous five yeassletermined by the Agricultural Commissioner'§d@f then
dividing this total by the number of acres on thenises.
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averaged over at least three (3) of the previous (fb) years, or must be able to
support at least 1 animal unit month (AUM) per acre

3. Prime Soils:

The land is composed of prime soils (i.e. qualifesrating as class | or class Il in the
Natural Resource Conservation Service land use bddpaclassification or 80
through 100 in the Storie Index Rating).

B. Superprime Land

In order to qualify and maintain eligibility for @ntract, superprime land shall comply
with the requirements of either Column 1 or 2 obl€al-2 below (as described in more
detail in subsections B.1 and B.2 below), thougharcase shall superprime land yield an
annual gross product value per parcel less thab08&nd have fewer than 4.75 acres
fully planted in commercial production:

Table 1-2. Production Requirementsfor SuperprimeLand

Parcel Size Column 1 - Column 2 _
(acres) Averag(_aAnnuaJ Minimum Productive
Production Value Acreage per Parcd (acres)
5to 10 $5000 per parcel 4.75
>10to 11 5.00
>11to 12 5.50
>12to 13 $10,000 per parcel 6.00
>13to 14 6.50
> 1410 15 7.00
> 1510 16 7.50
>16to 17 8.00
>17to 18 $15,000 per parcel 8.50
> 18to 19 9.00
> 1910 <20 9.50

1. Average Annual Production Value:

Agricultural production on superprime land mustigzian annual gross product value
per parcel equal to or in excess of the valuesdigh Column 1 of Table 1-2. The
average annual production value is averaged ouveast three (3) of the previous five
(5) years, or the land is planted with fruit or-befring trees, vines, bushes, or crops
which have a non-bearing period of less than 5syaad which will normally return
during the commercial bearing period on an annwisbfrom the production of
unprocessed agricultural plant production not teas the minimums set forth in Table
1-2. The production value is determined by multig the total production per parcel
by the average value of the commodity for the mewifive years as determined by the
Agricultural Commissioner’s Office; or
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1-2.4.

2. Minimum Productive Acreage:

Contracts on superprime land must maintain a mimnacreage fully planted (as

defined herein) in commercial agricultural prodanticonsistent with Column 2 of

Table 1-2 (with allowances for fallow periods, charof crop or production method),

unless it can be demonstrated to the APAC thatishimreasonable due to terrain,
sensitive resources or other similar constraiMgere constraints are determined to
exist, the APAC will determine the minimum produetiacreage particular to that
contract, however, in no case shall this be lems th75 acres.

Nonprime Land

Contracted land that is nonprime shall be engagedctive commercial agricultural
production as its principal use. Nonprime land rbayused for either grazirand/or
cultivated agriculture and shall have a secure wsbeirce if required to support the
agricultural activity.

Production Records

In order to ensure compliance with the producti@guirements in section 1-2.3,
agricultural operations on contracted land shallnta&n records of annual productive
acreage and its production value to demonstratéinted eligibility, and make this
information available to the County upon request.

ADJUSTMENTSTO PARCELSAND ZONING

Except as provided for in 1-2.2.D above, wheneviandowner wishes to enter only part
of an existing parcel, the landowner shall recostiladivision map or lot line adjustment
prior to or simultaneously with submitting an appton for enroliment into the
Agricultural Preserve Program and prior to executtba Williamson Act contract.

Parcels in the same ownership which are too smaiNidually to qualify must be merged
or adjusted before the contract may be recommeiotdegbproval by the APAC.

. After a contract is entered into, any size reductd any parcel resulting from a land

division or lot line adjustment within the contrasttall be allowed only if all parcels thus
created meet the eligibility criteria of this Raled, if the exterior boundaries of the contract
change, are accompanied by an application forlagement contract.

. In order for a parcel or group of parcels to bgilele for new and replacement contracts, the

parcel(s) shall be zoned to the applicable zonewjghation consistent with the qualifying
preserve.
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1-3. LOT LINEADJUSTMENTS

A lot line adjustment proposed on parcels whichuarder Williamson Act contract shall only be
approved provided the landowner(s) and County nilytuisgree to rescind the contract or
contracts and simultaneously enter into a new achwr contracts pursuant to the requirements
set forth in this Rule, and the Board of Supenadords all of the following:

A.

The lot line adjustment shall comply with all thadings for lot line adjustments in
Chapter 35, Zoning, of the Santa Barbara CountyeCod

. The new contract or contracts would enforceablyrictsthe adjusted boundaries of the

parcel for an initial term of at least as longlas tinexpired term of the rescinded contract
or contracts, but for not less than 10 years.

. There is no net decrease in the amount of the geresstricted. In cases where two

parcels involved in a lot line adjustment are b&tbject to contracts rescinded pursuant
to this section, this finding will be satisfiedtife aggregate acreage of the land restricted
by the new contracts is at least as great as tlgeegate acreage restricted by the

rescinded contracts.

[Aggregate acreage refers to the total contract agee combined between the parcels

involved in the lot line adjustment

. At least 90 percent of the land under the formenrtraet or contracts remains under the

new contract or contracts.

[This finding refers to the location of the WilliamnsAct contract. Through the lot line
adjustment, 90 percent of the new contract(s) woekeld to remain in the location of the
original contract(s)}

. After the lot line adjustment, the parcels of laubject to contract will be large enough

to sustain their agricultural use.

The lot line adjustment would not compromise thegkberm agricultural productivity of
the parcel or other agricultural lands subject tmatract or contracts.

. The lot line adjustment is not likely to result ithe removal of adjacent land from

agricultural use.

. The lot line adjustment does not result in a greatanber of developable parcels than

existed prior to the adjustment, or an adjusted thlat is inconsistent with the
Comprehensive Plan.

Page 19



Decenber 5, 2006 UniformRule 1

1-4. PERMITTED RESIDENTIAL LAND USES

The Board of Supervisors recognizes the importamicgproviding housing opportunities on
agricultural land enrolled in the Agricultural Peege Program, in order to accommodate
landowners and their agricultural employees. Hamethe Board also recognizes that the primary
purpose of the Wililamson Act is the long-term preation of the maximum amount of
agricultural and open space land. In an effotidlance these issues, the Uniform Rules allow for
limited residential opportunities on contracteddlai hese allowances may be more restrictive than
the applied zoning designation permits for residénite use.

All requests for residential structures includinddiions to existing residences, residential
agricultural units (RAU), agricultural employee Ismug and accessory improvements and
structures shall be reviewed by the APAC for a catibdity determination that the improvement

or structure is sited in accordance with this secand the compatibility guidelines set forth in

Rule 2.

The following sections present the types of housinggs potentially available on contracted land,
including principal dwellings, Residential Agricutal Units (RAUS), and agricultural employee

housing. Table 1-3 highlights the various housymes and combinations permitted within each
zone district. Please refer to the applicablermpoirdinances for more detailed information on the
housing requirements and limitations for each zbstict.

Table 1-3. Housing Opportunitieson Landsunder Williamson Act Contract

- Ag Residential
iaric | Dweling | EMPOvee || RAUS || Second
Housing Unit®
AG-I-5 v v + v or v
AG-I-10 v v N/A + v or v
AG-I-20 v v + v or v
AG-I-40 v v + v or v
AG-11-40 v v + v or v
AG-II-100 v v + v or v
AG-11-320 v v +| OO, v N/A
duplex
MT-TORO v N/A + v
MT-GOL v v N/A + v
RES v N/A + v

1 One or more based on demonstrated need.

2 Limits on maximum size of unit (among other requients).

3 RAUSs are only permitted on contracted land ardnart permitted at all within the coastal zone.

* Residential second units are not permitted irtehdto a guest house, or in the coastal zonalditen to
agricultural employee housing (Santa Barbara CoGotye Chapter 35, Zoning).

1-4.1. PRINCIPAL DWELLING

A. A single principal dwelling shall be allowed tre premises.
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B. Premises made up of parcels less than 100 iacse=e

1. For premises with parcels between 20 acres andtless 100 acres, the principal
dwelling and all accessory structures (includingsiBential Agricultural Units),
landscaping, and non-agricultural roads servingdthelling shall occupy no more than
2 acres or 3% of the parcel, whichever is smaller.

2. In the case of superprime contracts (premises pethels between 5 acres and less than
20 acres in size), the principal dwelling and altessory structures, landscaping, and
non-agricultural roads serving the dwelling shaltupy no more than 10,000 square
feet or such larger area as is provided for unalesection D below.

3. Farm buildings, corrals, and permitted agricultueahployee housing shall not be
subject to the above site limitation, except in ttase of superprime contracts as
described in subsection D below.

C. Premises containing parcels greater than orl égdQ0 acres in size

1. For premises with multiple parcels with a zoningnimium parcel size of 100 acres or
greater, a maximum of three principal dwellings nisy allowed provided each
dwelling is located on a separate legal parcetadt| 100 acres in size. As a condition
of a land use permit, the additional principal dimels) shall be occupied by an
immediate family member as defined herein, andpitugerty owner shall provide
evidence of a written agreement that all landsiwithe agricultural preserve contract
shall be managed principally for agricultural pwses, subject to the terms and
conditions of the Williamson Act and Uniform Rulést the duration of the contract.

2. Where premises contain parcels both less than ¢@3 and equal to or greater than
100 acres in size, and an existing principal dwgliis located on a parcel less than
100 acres in size, no further principal dwellings allowed.

3. In the case of a single principal dwelling on themises, the dwelling and all accessory
structures (including Residential Agricultural Wijtlandscaping, and non-agricultural
roads serving the dwelling shall occupy no morentBaacres or 3% of the parcel,
whichever is smaller.

4. In the case of two or three principal dwellingstba premises, the total area occupied
by all of the dwellings and all accessory struguiacluding Residential Agricultural
Unit), landscaping, and non-agricultural roads isgrthe dwellings shall be no more
than 3 acres.

5. Farm buildings, corrals, and permitted agricultueahployee housing shall not be
subject to the above site limitation.
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D. Notwithstanding the commercial production regoients set forth in section 1-2.3.B,
Superprime Land, superprime parcels greater thaaci€s (but less than 20 acres) may
increase their development envelope allocation lagting additional land to commercial
production. For each acre (or portion thereoBize beyond a 10-acre parcel an additional
1,000 square feet may be added to the developmeelope if 1 additional acre beyond the
required minimum productive acreage is fully plan{es herein defined) in commercial
agricultural production. Table 1-4 describes thereased allowances and planting
requirements that are available for each parcel sizor example, a 15-acre parcel could
increase its development envelope to a maximunb@fOD square feet if at least 12 acres
(5 acres above the minimum) are fully planted imowercial agricultural production. If a
15-acre parcel only wishes to add 2,000 squaretéegts development envelope, then it
would only need to plant 2 additional acres beyasdminimum productive acreage
requirement of 7 acres. However, the maximum arnolusguare feet that a 15-acre parcel
could add to its development envelope is 5,0007 @& or more acres above the minimum
were planted.

This development envelope shall include the pradcgwelling, landscaping, driveways,
and accessory structures. Roads used for agraufiurposes are not included within the
development envelope. Horse and other animalitfesil(e.g. stables and corrals), new
agricultural employee housing, and other similaricagfurally-related structures on
superprime land may be remotely sited from thegpal dwelling, as long as the total area
occupied by these structures, when added to tlaeoamipied by the principal dwelling and
residential accessory structures, does not exdeegdrmitted envelope allowance as set
forth in this section.

Table 1-4. Development Envelope Allowances on Superprime Land

: Maximum Development Pl_anting Minimu_m
Parcel Size Requirement to Productive
Envelope Allowance :
(acres) (squar e feet) Receive Allowance Acreage (from
(acres) Table1-2)
for: 5—-10 up to: 10,000 If: 4.75 4.75
>10-11 11,000 6.00 5.00
>11-12 12,000 7.50 5.50
>12-13 13,000 9.00 6.00
>13-14 14,000 10.5 6.50
>14-15 15,000 12.0 7.00
>15-16 16,000 13.5 7.50
>16 - 17 17,000 15.0 8.00
>17 - 18 18,000 16.5 8.50
>18-19 19,000 18.0 9.00
>19-<20 20,000 19.5 9.50

E. In order to preserve productive agriculturaldlain the maximum extent feasible, the
development envelope shall minimize intrusion imdgricultural areas and minimize
‘barbell’, ‘peninsula’, and ‘finger type configutians. A guest house or RSU, where
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allowed under the zoning ordinance, shall be inetlich the development envelope and
must be clustered with the principal dwelling.

1-4.2. RESIDENTIAL AGRICULTURAL UNIT

The purpose of a Residential Agricultural Unit (RAI to protect, promote and enhance an
agricultural operation by providing either an amafial housing opportunity for the agriculturist and
his/her family or a potential additional income s®uthat is incidental and supportive of the
principal agricultural use of the land, while presgg the integrity of the agricultural area. The
RAU may be occupied by the owner, a family memaeremployee of the agricultural operation or
a renter. RAUs are subject to the following primns:

A. In addition to the principal dwelling, one RAU mibg permitted on the premises in AG-I-
40, AG-1I-40, AG-II-100, and AG-II-320 zone distts; in accordance with the RAU
Program in the Santa Barbara County Code ChapteiZ85ing. The RAU may be
remotely sited in AG-II-100 and AG-1I-320 zone dists, otherwise the RAU must be
clustered with the principal dwelling.

B. Whether the RAU is clustered or remotely sited,dbmbined area dedicated to residential
uses (including the principal dwelling, RAU, andl accessory structures and
improvements, e.g. non-agricultural driveways) Ishal exceed 3% of the total parcel size
or 2 acres, whichever is smaller. If remotelyaitthe RAU shall be limited to a 1-acre
building site.

C. A RAU shall be located on the same parcel as thetieg principal dwelling in
compliance with the size, siting and other restid set forth in the Santa Barbara
County Code Chapter 35, Zoning.

Nothing in this section affects an owner's abiidybuild agricultural employee housing pursuant
to section 1-4.3 below.

1-4.3. AGRICULTURAL EMPLOYEE HOUSING

All requests for agricultural employee housing sisiibject to a Williamson Act contract, including
trailers, mobile homes on permanent foundationsl ather types of permanent residential
structures that are proposed on the premises bballeviewed by the Agricultural Preserve
Advisory Committee for a determination of need.og with the agricultural employee, his or her
family may occupy the agricultural employee housing

A. Prior to the issuance of a land use permit or d¢immgil use permf the landowner shall
sign and record &lotice to Property Ownewith the County that runs with the land
affirming that the agricultural employee housin@csupied by an agricultural employee as

* The Zoning Ordinance currently requires that agncaltural employee for which housing is beingidzd work
only on the premises, unless part of a farm labomg (5 or more units). Any agricultural employ@ai$ing units
subject to a Williamson Act contract shall be cetesit with the Zoning Ordinance, as amended.
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defined herein. Thalotice to Property Owneshall include a statement that if at any time
the unit is occupied by someone other than anwgrral employee and his/her family, the
owner must vacate or remove the unit, or converiatiricultural employee housing unit to
a permitted use.

B. Any new agricultural employee housing should beated to minimize the use of
agricultural land, and avoid prime soils and cat$liwith agricultural production to the
maximum extent feasible.

C. Given the unique characteristics of superprime ldawadowners of superprime contracts
shall demonstrate to the APAC that any new agucaltemployee housing will not
interfere with the agricultural operation on thebjsgt premises or on other adjacent
agricultural lands. To ensure this, any new adpucal employee housing subject to a
superprime contract shall count towards the altottevelopment envelope as set forth in
section 1-4.1 of this Rule, though it may be renya@ed from the principal dwelling.
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UNIFORM RULE 2

Compatible Useswithin Agricultural Preserves

Land enrolled in the Agricultural Preserve Programo be used principally for commercial
agricultural production, with the exception of lagrolled for open space or recreational purposes.
However, the Board recognizes that it may be apm@iapto allow secondary uses on contracted
land that are either incidental to, or supportifiettee agricultural operation on the property. isTh
Rule provides guidance and criteria for evaluatimgse uses on land under Williamson Act and
Farmland Security Zone contracts in terms of thempatibility and consistency with the purpose
and intent of the Williamson Act. It is the godlthis County that, through application of the
principles of compatibility in the Act, compatibleses allowed on contracted land will be
beneficial to and inherently related to the agtioal use of the land.

It should be noted that some uses that are alldwezbning are not allowed on contracted land
because they would not be considered compatible thié Williamson Act. At the same time,
there are uses that would be deemed compatibler uhdeWilliamson Act but would not be
allowed under County zoning ordinances. Thereflarea use to be allowed on contracted land, it
must be both permitted by County zoning and foumdbé¢ compatible under the Act and these
Rules. Compatibility is evaluated by the APAC oceae-by-case basis. Uses deemed compatible
through application of this Rule are still subjéatall applicable standards and requirements in
County zoning ordinances as well as the Countyim@ehensive Plan, where appropriate.

The first section of this Rule provides general patibility principles, as established under the
Williamson Act, to be applied to all land uses audivities occurring within contracted land,
including both Williamson Act and Farmland Secuitgne contracts. The remaining sections
provide more specific criteria and requirementssjoecific land uses and activities that the Board
has determined must be met for the use or actwibe considered compatible with agriculture and
consistent with the Williamson Act.

Except as specifically stated in rules 2-2.1.A ar@@l2 the provisions of this rule are in addition t
and do not limit the applicability of the eligiltilirequirements of Rule 1.

2-1. COMPATIBILITY GUIDELINES

2-1.1. PRINCIPLESOF COMPATIBILITY (Section 51238.1 of the Williamson Akt

A. Uses approved on contracted lands shall be consisith all of the following principles
of compatibility:

® Section 2-1.1 is verbatim of state law (2006) wita exception of changes to applicable secticereetes and
replacement of the phrase “board or council” wioard of Supervisors” or “Board”.
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The use will not significantly compromise the lomgm productive agricultural
capability of the subject contracted parcel or plsror on other contracted lands in
agricultural preserves.

The use will not significantly displace or impaiurcent or reasonably foreseeable
agricultural operations on the subject contractedcel or parcels or on other

contracted lands in agricultural preserves. Ulsasdignificantly displace agricultural

operations on the subject contracted parcel orefmmay be deemed compatible if
they relate directly to the production of commeragricultural products on the

subject contracted parcel or parcels or neighbdangs, including activities such as
harvesting, processing, or shipping.

The use will not result in the significant remowdl adjacent contracted land from
agricultural or open-space use. In evaluating atrojiity the Board of Supervisors
shall consider the impacts on non-contracted landthe agricultural preserve or
preserves.

B. The Board may include in these compatible use ratexlitional uses which, without
conditions or mitigations, would not be in compbBanwith this section. These
conditional uses shall conform to the principlesampatibility set forth in subsection 2-
1.1.A above or, for nonprime lands only, satisfg tequirements of subsection 2-1.1.C
below.

C. In applying the criteria pursuant to section 2-1tlie Board may approve a use on
nonprime land which, because of onsite or offsigacts, would not be in compliance
with paragraphs A and B of section 2-1.1, providleel use is approved pursuant to a
conditional use permit that shall set forth findingpased on substantial evidence in the
record, demonstrating the following:

1.

4.

Conditions have been required for, or incorporatéal, the use that mitigate or avoid
those onsite and offsite impacts so as to makeiskeeconsistent with the principles
set forth in paragraphs A and B of section 2-1.1hegreatest extent possible while
maintaining the purpose of the use.

The productive capability of the subject land hasrbconsidered as well as the extent
to which the use may displace or impair agricultogerations.

The use is consistent with the purposes of the cAgitiral Preserve Program to
preserve agricultural and open-space land or stgpioe continuation of agricultural

uses, as defined in these Rules, or the use oep@i®on of natural resources, on the
subject parcel or on other parcels in the agricaltpreserve. The use of mineral
resources shall comply with Section 51238.2 ofvililiamson Act.

The use does not include a residential subdivision.
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2-1.2.

2-2.

OTHER COMPATIBILITY CRITERIA

The use does not result in the significant incréaséhe density of the temporary or
permanent human population that could hinder oraimpgricultural operations on the
subject property and/or other agricultural landsh@vicinity.

. The use does not require and will not encouragessttension of urban services such as

sewer or the upgrade of public roads to urban staisdthat could encourage premature
conversion of agricultural land to non-agricultusaés.

. The use does not include a residential subdivigsiamy agricultural preserve or farmland

security zone.

SUPPORTIVE AGRICULTURAL USES

Adopted by Resolution No. 77-157 (March 28, 19&i)ended by Resolution Nos. 77-320 (June 27, 19%VB4-464 (October 8,

1984)

The purpose of this section is to establish stalsdéosr compatible uses within contracted land
which permit the preparation for shipment and aal limited processing of agricultural products.

2-2.1. PREPARATION AND PROCESSING

A. Preparation Facilities.

The preparation for market of agricultural productsheir raw state includes but is not
limited to: sorting, grading, cleaning, packing,oltog and shipping, and is deemed
compatible provided all the following are met:

1. The facility does not exceed 50% of the parcel®a&es, whichever is less, except the
Board of Supervisors may allow a preparation fcib exceed 50% of the parcel if it
finds that a substantial benefit to the agricultw@mmunity and the public can be
demonstrated. However, in no case shall the fia@kceed 30 acres. All such uses
shall be confined to a single parcel (exceptingatteess road) within the premises and
sited in a manner that minimizes, to the extensibde, the land area taken out of
agricultural production. Included within this sitge roads serving these Wsesll
parking and storage areas, landscaping, loadingsarall attached and detached
supportive structures and any other related impnaves. Wastewater treatment
systems are included within this site limitationthiey take land out of agricultural
production.

® For dual-use roads, only that portion of the reith is required to serve the facility by exterglinbeyond the
agricultural road will count towards the site agedéimitation. In addition, if widening a dual-uszad to meet
County standards takes land out of agriculturatipotion, then the extra width will count towarde 8ite acreage
limitation.
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The acreage allowances identified above are maxsnanad will only be permitted
upon a demonstrated need.

All such uses are subject to all zoning requiresiantluding a conditional use permit,
when applicable, and its conditions and standdraisare found necessary to maintain
compatible agricultural land uses.

The parcel with the preparation facility has atstea0% of the parcel or 50 acres in
commercial agricultural production, whichever isdeunless it can be demonstrated to
the Agricultural Preserve Advisory Committee thatsi unreasonable due to terrain,
sensitive habitat and/or resources or other singitgstraints. Where constraints are
determined to exist, the Agricultural Preserve Adwy Committee will recommend the
minimum productive acreage particular to the presiis Notwithstanding the
commercial production eligibility requirements inlR 1-2.3, the Board of Supervisors
may establish different minimum production acreagguirements particular to the
parcel and/or premises if the Board finds that lasswntial benefit to the agricultural
community and public can be demonstrated.

B. Processing of Wine Grapes.

Due to the unique qualities and desirability ofgagesing premium table wines near the
vineyard, wineries are deemed compatible withintremted land, provided that all of the
following criteria are met:

1.

2.

A vineyard(s) has been planted on the parcel factwthe winery is proposed prior to
County approval of the winery;

At least 51% of the winery case production shallflmn grapes grown on the
premises and/or from other contracted land under game ownership in Santa
Barbara County. At least 20% of the case prodociimall be from grapes grown on
the parcel with the winery. Additional vineyardapting may be required on the
premises to ensure compliance with the commerciayction requirements in
Rulel-2.3;

For premises 500 acres or less, that such usestaacupy land exceeding 10% of the
premises or 5 acres, whichever is less. Premrsaday than 500 acres are permitted 1
additional acre for a winery site for each addiéilbi00 acres above 500 under
contract, not to exceed 20 acres. Included withimsite are roads serving these (ises
all parking and storage areas, landscaping, loadmegs, all attached and detached
supportive structures and any other related impnaves. Wastewater treatment
systems are included within this site limitationthiey take land out of agricultural

’ For dual-use roads, only that portion of the reith is required to serve the facility by exterglinbeyond the
agricultural road will count towards the site agedéimitation. In addition, if widening a dual-uszad to meet
County standards takes land out of agriculturatipotion, then the extra width will count towarde 8ite acreage

limitation.
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production. All such uses shall be confined targle parcel (excepting the access
road) within the premises and sited in a manndrrthaimizes, to the extent feasible,
the land area taken out of agricultural production.

The acreage allowances identified above are maxsnanad will only be permitted
upon a demonstrated need to support the agricutipesation.

All such uses are subject to all zoning requiresiantluding a conditional use permit,
when applicable, and its conditions and standdraisare found necessary to maintain
compatible agricultural land uses.

C. Small-Scale Processing Beyond the Raw State.

Small-scale processing of agricultural productsobeythe raw state includes, but is not
limited to processing by cooking, freezing, pregsand dehydration. These uses are
deemed compatible within contracted land, provitted all of the following criteria are
met:

1.

The parcel for which the processing facility ispweed has been planted with the crop
proposed for processing prior to County approvaheffacility;

. The processed agricultural product(s) shall be growthe premises and at least 20%

of the processed product(s) shall be grown on #negb with the facility;

The processing facility and any ancillary faciktiesuch as sales, marketing and
parking, are limited to 1% of the parcel or 1 agvbichever is smaller;

In the case of superprime contracts, such fadliiee limited to parcels 10 acres or
greater in size and shall be either located widgmrsting farm buildings or count
towards the development envelope allowance in otdeavoid displacement of
productive agricultural land;

The acreage allowances identified above are maxsnand will only be permitted
upon a demonstrated need to support the agricutipesation;

D. Regional Processing

Notwithstanding processing allowed under 2-2.1.Qvab processing facilities on
contracted land may be located in an Agricultunaluistry Overlay. Refer to section 2-6
for the compatibility criteria addressing such ligieis.
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E. FacilitiesVisiblefrom a State-designated Scenic Highway
Agricultural preparation and processing facilitigsible from a State-designated scenic

highway should be sited, screened, and designdx tcompatible with the scenic and
rural character of the area.

2-2.2. RETAIL SALES

The sale of agricultural products permitted by thisiform Rule is deemed compatible within
contracted land providing:

A. All retail sales shall comply with all applicablegulations within the County’'s zoning
ordinances.

B. All retail sales adhere to the compatibility guides set forth in section 2-1.
C. Only one retail sales location is permitted onghemises.
D. For wineries, a tasting room and retail sales ahg alowed if associated with a winery on

the parcel. If two or more wineries exist on thempises, they must share a single tasting
room and retail sales area.

2-3. ANIMAL BOARDING AND BREEDING FACILITIES

Resolution Nos. 67-193, 70-89, 70-90, 70-752, b{B&cember 8, 1975), 78-466A (October 30, 19781 @& (October 8, 1984);
Minute Orders of October 18, 1971 and July 17, 1972

2-3.1. INCIDENTAL BOARDING AND BREEDING

Incidental animal boarding and/or breeding faeditiwhether for commercial or personal use, are
compatible within contracted land providing alltbé following are met:

A. Only one incidental boarding and/or breeding faciliocated outside the designated
building envelope is allowed on the premises ftrezicommercial, personal or combined
commercial/personal boarding and/or breeding.

B. Such use is genuinely incidental to the princigadsuof the land as specified in the criteria
set forth in Uniform Rules 1 (Agricultural) and Recreational);

C. Any facilities required for personal boarding/bregduse shall be counted toward the
designated development envelope, though the bagbdeeding facilities may be remotely
sited from the principal dwelling;

D. Any facilities required for incidental commerciabdrding/breeding use on non-prime
contracted land shall be limited to 3% of the planc& acres, whichever is less;
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E.

F.

Any facilities required for incidental commercialodrding/breeding use on prime
contracted land shall be limited to 3% of the planc® acres, whichever is less, provided at
least 50% of the parcel is devoted to the princgaicultural operation;

Any facilities required for incidental commerciadrding/breeding use on superprime land
shall be included within the designated developmesrvelope, though the
boarding/breeding facilities may be remotely sftedh the principal dwelling;

G. When required, a conditional use permit has beantgd by the County pursuant to the

2-3.2

zoning ordinance, for the boarding and/or breethdities.

PRINCIPAL BOARDING AND BREEDING

Notwithstanding subsection 1-1.1.A above, boardangd/or breeding facilities for animals
developed as the principal use on the premisesaang@atible within contracted land providing all
of the following are met:

A.

The premises must meet the eligibility requiremelgscribed in Uniform Rule 1 for either
a prime or nonprime preserve. Boarding and/ordingefacilities for animals developed as
the principal use of the premises are not comgatilthin superprime contracts;

The premises meets the following commercial agucal production requirements:

1. Parcels 40 acres or greater qualifying as a priresgove or parcels 100 acres or greater
qualifying as a non-prime preserve shall maintaimiaimum 20 acres of irrigated
pasture.

2. Two contiguous parcels qualifying together as mprpreserve:

a. If under a single contract, shall maintain a minim@0 acres of irrigated pasture
combined; or

b. If under separate contracts, each parcel for whramal breeding/boarding is the
principal use shall maintain as irrigated pasturei@mum of 10 acres, or 50% of
the parcel, whichever is greater;

Such facilities shall not produce traffic volumesramental to the commercial agricultural
productivity of the area,

. The total area of land covered by all permanentravgments, excluding the principal

dwelling, shall not exceed 20% of the premises @ra2res, whichever is less. For the
purposes of this Rule, permanent improvements digclany object affixed to the ground,
landscaping, buildings, and structures, such &testand exercise rings;

Such facilities adhere to the compatibility guideb set forth in section 2-1 of these Rules;

Page 31



Decenber 5, 2006 UniformRule 2

F. When required, a conditional use permit has beantgd for such facilities by the County
pursuant to the Santa Barbara County Code Chapt&iuding.

2-4. SMALL SCALE GUEST RANCHES

A single guest ranch may be included as part oadgucultural operation on contracted land if
located on a parcel of 40 acres or greater inwitten the AG-Il zone district, provided all of the
requirements set forth below are met. Bed andklasts, farmstays, and homestays are included
within this category of guest ranches as long eg theet the requirements established below.

A. The guest ranch must be housed in an existingtsteuand shall be counted toward the
maximum size allowance of the development envelope.

B. The maximum number of guests accommodated shall@eer night and must be
accommodated in 6 or fewer bedrooms.

C. The guest ranch shall be consistent with the cabifigtguidelines set forth in section 2-1
of these Rules.

D. Food service shall only be available to registeneeists. The cost of any food service shall
be included in the total price for accommodatiod aat charged separately.

E. The guest ranch shall be located on, and be agbad farm or ranch operation that
produces agricultural products, and the guest raheli not constitute the principal land
use of the premises.

F. The guest ranch shall comply with all applicablguieements of the relevant zoning
ordinance.

2-5. RECREATION

Recreational uses, such as walking, hiking, piangtk wilderness camping, scenic viewing,
swimming, boating, fishing, hunting, and horsebaitkng, are deemed compatible uses on
contracted land. Examples of non compatible uses motor vehicle use which is detrimental to
the productivity of the land, sport fields, andfgmurses. Uses which are compatible shall meet all
of the following requirements:

A. The use is limited to land in its agricultural @tural state;
B. The use is consistent with the compatibility guitkes set forth in section 2-1 of this Rule

and with any restrictions imposed by the applicatd@e district in the Santa Barbara
County Code Chapter 35, Zoning;
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C. Any facilities or structures necessary to suppadhsuses, and which are not principally
used as part of the agricultural operation, mushblided within the acreage allowed for
the development envelope on the premises anddekigiee manner that minimizes impacts
to agriculture;

D. Only incidental low-intensity motorized activitisball be allowed.

Contracted land that is used solely for recreatidrere no agriculture is taking place, shall adhere
to the requirements set forth in Rule 4.

2-6. AGRICULTURAL INDUSTRY OVERLAY

Agriculture is an important industry in Santa Baeb&ounty and there is a need for supportive
agricultural facilities and services for differeptoduct sectors, agricultural regions or the
industry as a whole, to be located proximally te groducers. Given the extent of agricultural
land enrolled in the County’s Agricultural Prese®@eogram it may be necessary to consider
siting some regional supportive facilities on canted lands when the benefits to the agricultural
community and the public can be demonstrated amet @iternatives are unfeasible.

The Agricultural Industry Overlay (AIO) is approate for uses supportive of agriculture not
otherwise permitted under the agricultural land dssignations of the Land Use Element and
zoning ordinances. Because of their regional ratiO sites are expected to be few in number.

2-6.1. EVALUATION CRITERIA

Any application for an Agricultural Industry Oveylgproposed for contracted land shall be
reviewed by the Agricultural Preserve Advisory Coitteée. The committee shall consider the
following in making its recommendation to the BoafdSupervisors:

A. Is there an available, suitable site within the s@mea that is not on contracted land?

B. If no such alternative site is available, is thepgmsed site on the least productive land and
avoids highly productive soils to the greatest ixp®ssible within the agricultural area it is
intended to serve?

C. Does the siting and design use the least amouahd? For example, are related functions
such as marketing or administration provided d#;sor kept to a minimum?

D. Will the industry to be located in the AIO site bedirect benefit to the agriculture on
contracted lands in the immediate vicinity? Direehefit could include the processing of
locally produced products beyond the raw state. agncultural chemical batching and
distribution center could also be considered actlienefit if it provides a product tailored
to the crops grown in the vicinity. Trucking bussises and chemical fertilizer
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manufacturing or similar uses are not deemed apptepwithin an AlO located on
contracted land.

E. Will facilities within an Agricultural Industry Ovéay (AIO) on contracted land be visible
from a State-designated scenic highway? If sdlitfes should be sited, screened, and
designed to be compatible with the scenic and adlratacter of the area.

Agricultural support facilities developed within @gricultural Industry Overlay (AIO) shall
only be approved if the Board of Supervisors firtlat the AIO will not significantly
compromise the long-term productivity of adjoinigagd surrounding agricultural land.

2-6.2. MINIMUM PRODUCTIVE ACREAGE REQUIREMENTS

Notwithstanding commercial production eligibilityequirements in Rule 1-2.3, the Board of
Supervisors may establish different minimum proiductacreage requirements particular to the
parcel and/or premises with an Agricultural Indyshverlay, if the Board finds that a substantial
benefit to the agricultural community and the ptiokn be demonstrated.

2-7. WASTE DISPOSAL AND COMMERCIAL COMPOSTING
FACILITIES

Resolution Nos. 67-193, 70-89, 70-90, 70-752, b{B2cember 8, 1975), 78-466A (October 30, 1978% @4 (October 8, 1984);
Minute Orders of October 18, 1971 and July 17, 1972

A. Sanitary fill waste disposal facilities and tramsfations are not compatible uses on
contracted land.

B. Commercial composting facilities (as defined herenay be deemed compatible if all of
the following findings are made:

1.

The facility is consistent with the compatibilityigelines set forth in section 2-1 of this
Rule;

. The facility provides a direct benefit/link to tlagricultural operation on the premises

and other agricultural lands in the vicinity;
Construction of the facility will require little too grading or other ground disturbance;

The facility is appropriately scaled and sited ucls a manner that it will not interfere
with the agricultural operation on the premisestber adjacent agricultural operations;

A land restoration plan has been prepared forab#ty that returns the facility site to
agriculture upon its termination;
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6. The footprint of the commercial composting facilitgcupies no more than 10% of the
premises, or 35 acres, whichever is less; comgps#ippropriately sited and scaled,;
and it is incidental to the primary agriculturaleusf the premises. Commercial
composting facilities shall only occur on premisgdeast 40 acres in size within the
AG-Il zone district, in order to ensure compattilivith surrounding agricultural lands.

A conditional use permit may be required pursuanthe Santa Barbara County Code
Chapter 35, Zoning.

C. Land Reclamation Fill activities may be deemed catibfe if all of the following findings
are made:

1. The land reclamation fill meets the definition asferth in these Rules;

2. The fill activity is consistent with the compatibylguidelines set forth in section 2-1 of
this Rule;

3. The fill activity provides a long-term benefit tdet agricultural operation on the
premises.

A grading permit may be required pursuant to ther@gs Grading Ordinance.

2-8. MINING EXTRACTION AND QUARRYING

Resolution Nos. 67-193, 70-89, 70-90, 70-752, b{B#2cember 8, 1975), 78-466A (October 30, 1978% @4 (October 8, 1984);
Minute Orders of October 18, 1971 and July 17, 1972

Mining, extraction, and quarrying of natural resms are compatible on contracted land when such
uses are incidental and will not be disruptiveh® principal agricultural use on the premises and
are subject to all of the following provisions:

A. The material excavated shall be transported withieasonable time to an off-site use or
stockpiling facility. Only stockpiling and/or sorg of the material mined on the premises
are permitted on contracted land. Importing makeiiom off-site for processing and
recycling activities associated with the mining @ens are not compatible uses under
these Rules.

B. Pursuant to section 51238.2 of the Williamson Auineral extraction shall only be
approved if the Board is able to document thatuhéerlying contractual commitment to
preserve prime or nonprime land will not be sigaifitly impaired. Conditions imposed on
mineral extraction as a compatible use shall irelegdmpliance with the reclamation
standards adopted by the Mining and Geology Boarslyant to Section 2773 of the Public
Resources Code, including the applicable perforematendards for prime agricultural land
and other agricultural land, and no exception ésé¢hstandards may be permitted.
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2-9. GAS, ELECTRIC, WATER, AND COMMUNICATION FACILITIES

Resolution Nos. 67-193, 70-89, 70-90, 70-752, &{@&cember 8, 1975), 78-466A (October 30, 197&)uké Orders of October
18, 1971 and July 17, 1972

A. The erection, construction, alteration or mainteearof gas, electric, water or
communication utility facilities are compatible as€ommunication facilities shall include,
among others, radio, television, telecommunicati@able TV and facilities necessary for
the aid of navigation by land, air or sea.

B. Agricultural accessory structures, including but lmited to, windmills or solar panels for
pumping water, wind turbines used for frost praotetctand water generation for on-site
agricultural uses, are deemed compatible uses.

C. Energy production structures, such as wind enesgyersion systems and solar panels, are
permitted subject to applicable zoning requiremantsreview by the Agricultural Preserve
Advisory Committee pursuant to the compatibilitydglines as stated in section 2-1 of this
Rule.

2-10. OIL AND GASDRILLING AND PRODUCTION FACILITIES

Resolution Nos. 67-193, 70-89, 70-90, 70-752, &{8&cember 8, 1975), 78-466A (October 30, 197&)uké Orders of October
18, 1971 and July 17, 1972

Incidental oil and gas drilling and production faigs as defined hereinafter and pipelines are
compatible uses. For the purposes of this seatiband gas drilling and production facilities are
defined as all facilities necessary to:

A. Dirill for and produce oil, gas and other hydrocaib&rom a well bore;

B. Separate oil, water and gas from each other;

C. Prepare such products for shipping and storage;

D. Recycle, repressurize or inject such products leeragubstances for underground disposal,
for underground storage and in connection with séary recovery operations; and

E. Provide storage facilities for such products pegdiisposal thereof under A through D
hereof and to temporarily store other substanced s A through D hereof. It shall not
include refineries nor "tank farms" nor any othee mot accessory or incidental to drilling
and production facilities as defined above nor gpgrations not reasonably required to be
performed at or within the vicinity of the wellhead
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2-11. TEMPORARY FILMING AND SPECIAL EVENTS

Temporary filming activiti€and temporary uses (special eveh&a$ may be permitted by the
County, may be considered compatible on contrdetedl if the activity is consistent with the
compatibility guidelines set forth in Section 24ltlois Rule and does not hinder or impair the
short-term or the long-term agricultural activit@s the premises or on other properties in the
vicinity.

Note: All applications for temporary uses on cocted lands requiring an LUP or CUP shall be
reviewed by the APAC for consistency with the UnfioRules, as are all other applications.
This note does not obviate the requirement foriegipbns for other uses or requests for other
entitlements on contracted lands to be reviewetti&APAC.

8 pursuant to Chapter 14 C, Sections 5, 6 and #3edBanta Barbara County Code.
° Pursuant to Section 35.42.250 (Temporary UsesTaaiters) of the Santa Barbara County Code.

Page 37



Decenber 5, 2006 UniformRule 3

UNIFORM RULE 3

Williamson Act Contractsfor Open Space

Adopted by Resolution No. 75-826 (October 27, 195i5ended by Resolution No. 84-464 (October 8,)1984

This Rule applies to Williamson Act contracts splielr open space, where no agriculture is taking
place. Land that is dedicated to a combinatioagoiculture and open space shall be considered an
agricultural operation with compatible open spand eust comply with the requirements and
provisions for an Agricultural Preserve under Rudlesd 2. Land used exclusively for open space
is not eligible for a Farmland Security Zone coctira

The amount of land in the County that is potentialigible for a Williamson Act contract for open
space is small relative to land eligible for inotusin the Agricultural Preserve Program on the
basis of agriculture. The small number of anti@gdaapplications due to the narrow definition of
open space in the Williamson Act, combined with tinersity of open space uses and natural
characteristics of the land, necessitates carefigw of applications on a case-by-case basis. The
sections that follow describe the minimum standaadd requirements for lands enrolled in
contracts for open space uses.

3-1. ELIGIBILITY REQUIREMENTS
3-1.1. CHARACTER OF LAND

To be eligible for a Williamson Act contract for &p Space the land must be located in a scenic
highway corridor, a designated wildlife habitatagra managed wetland or a submerged area as
defined by these Rules. It shall be the policthef County to favor lands which have high scenic
value adjoining and visible from designated scdmnghways, or land that provides necessary
wildlife habitats as determined through consultatith the Department of Fish and Game.

3-1.2. COMPREHENSIVE PLAN AND ZONING REQUIREMENTS

Eligible land shall have a land use and zoninggiedion consistent with section 1-2.1 of these
Rules.

3-1.3. MINIMUM CONTRACT SIZE

With the exception of land adjoining or visible ritca designated scenic highway, each contract
shall consist of at least one hundred (100) acfelsrm in a single ownership in one parcel.
Changes of ownership and terminations shall beestity) the provisions of Uniform Rule 6. In the
event that an otherwise qualifying parcel has teas one hundred (100) acres but not less than
forty (40) acres, the Board of Supervisors may ictanst eligible based on the "unique” features of
the open space land involved. "Unique" is definetlehas a natural feature and/or biological
process not found in other parts of the Countyesta nation; a unique feature is, for example, a

Page 38



Decenber 5, 2006 UniformRule 3

rare, endangered, endemic and/or exemplary floréduma species or geologic feature. The terms
and uses of this "unique" open space shall bedstatihe contract.

Land adjoining and visible from a State or localBsignated scenic highway in parcels of any size
will be eligible for a Williamson Act contract fapen space and preserve status under this Rule
upon request of the owner. Such contracts shailpgowith all other applicable requirements of
these Rules.

3-2. COMPATIBLE LAND USES

No uses shall be permitted that produce an incaowm the property. Limited, non-intensive,
incidental recreational uses may be permitted wheg are deemed appropriate. These uses, by
the owner or a lessee with a minimum five-yeardgas non-paying guests of either), may include
hiking, horseback riding, scenic viewing, temporiayt camping (as in Federal Wilderness Areas)
and similar activities. The limits and conditions these incidental recreational uses shall bedstate
in the contract and may preclude certain specifegnleational uses completely. Scientific study
may also be conducted within a Williamson Act caatrfor Open Space, provided it does not
result in the removal or disturbance of significargetation, geologic features or landforms.
Except as provided for in section 51238.(a) of Wiliamson Act, no structures shall be built or
placed upon the land, and no equipment use or meathor motorized vehicle use shall be
permitted on the land except in the case of emergerand necessities, such as fire fighting and
prevention, flood control, and other hazard preaeenaind control. There shall be an imputed
income of a minimum of $2.00 per acre per yeap&sessment purposes.

3-3. MAINTENANCE OF THE LAND

The owner shall maintain the property in an ativactscenic way to preserve its natural state. All
maintenance activities, including vegetative manesg@ such as controlled burning, activities

minimizing fire, flood and other hazards, changeadd floral or faunal materials, and changes to
the natural character of the existing preserve,trbasreviewed in advance by the Agricultural

Preserve Advisory Committee. The County reservesitht to monitor and enforce the terms of
the contract pursuant to section 6-1.7 of thesesul
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UNIFORM RULE 4

Williamson Act Contracts for Recreation

Adopted by Resolution No. 75-827 (October 27, 195i%5ended by Resolution No. 84-464 (October 8,)1984

This Rule applies to Williamson Act contracts spligr recreation, where no agriculture is taking
place. Land that is dedicated to a combinatioagpiculture and recreation shall be considered an
agricultural operation with compatible recreatiamd amust comply with the requirements and
provisions for an Agricultural Preserve under Rdlesd 2. Land used exclusively for recreation is
not eligible for a Farmland Security Zone contract.

The amount of land in the County that is potentialigible for a Williamson Act contract for
recreational uses is small relative to land elaiiokr inclusion in the Agricultural Preserve Pragra
on the basis of agriculture. The small number micgpated applications combined with the
diversity of recreational uses and natural chanatites of the land necessitate careful review of
applications on a case-by-case basis. The sec¢hiah$ollow describe the minimum standards and
requirements for lands enrolled in contracts forgational uses.

4-1. ELIGIBILITY REQUIREMENTS

4-1.1. COMPREHENSIVE PLAN AND ZONING REQUIREMENTS

Eligible land shall have a land use and zoninggiedion consistent with section 1-2.1 of these
Rules. Additionally, the proposed recreational osthe contracted land must be consistent with
the zone district in which it is located.

4-1.2. MINIMUM CONTRACT SIZE

The minimum preserve and contract size shall behanéred (100) acres in a single parcel, except
where sub-100 acre parcels of outstanding scermstyric or cultural value are deemed to be
particularly suited for park and recreation purgose which case a minimum of thirty (30) acres in

a single parcel may qualify for a Williamson Actnt@act for Recreation. These sub-100 acre
preserves may include, but not necessarily beduib, access to lake shores, beaches, and rivers
and streams; and areas which serve as links betag€loor recreation and natural open space
preserves, including utility easements, bankswalrs, trails and scenic highway corridors. Changes
of ownership and terminations shall be subjedbéogrovisions of Uniform Rule 6.

4-2. SUBMITTAL REQUIREMENTS

In order to be eligible for a Williamson Act conttdor Recreation, the landowner must submit a
business plan demonstrating the nature and exfethteorecreational use to be provided. The
business plan should include, at a minimum: a gesgan of the recreational activities proposed on
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the premises and the facilities and accessorytateg necessary for its operation; a timeline for
implementation of the business plan; and an estimnhthe number of visitors anticipated. The
owner shall maintain records of visitor usage oraanual basis and provide them to the County
upon request.

4-3. COMPATIBLE LAND USES

A. One principal dwelling, subject to the requiremenitthese Rules and applicable zoning
ordinances, shall be permitted on the premisese primcipal dwelling and all accessory
structures and landscaping shall occupy no more thaacres or 3% of the parcel,
whichever is smaller.

B. Besides the principal dwelling, the land uses shalllimited to those which meet the
definition of recreational use established in th&kdes and are consistent with the
applicable compatibility guidelines set forth inl&2.1. An exception to this is provided
for in section 51238(a)(1) of the Williamson Acthih allows for certain facilities in any
preserve land, unless the Board of Supervisors fotlerwise. Examples of compatible
low intensity recreational uses include hiking, ne&ing, horseback riding, wilderness
camping, scenic viewing, hunting, fishing, boatisgimming, and scientific research and
study. Examples of non- compatible uses are: nwatoicle use which is detrimental to the
productivity of the land, sport fields and golf cees. Any fee charged for the recreational
use of the land shall be in a reasonable amountshallil not have the effect of unduly
limiting its use by the public.

C. Any recreational facilities, such as buildings,b&a, and similar structures, shall be
included in the development envelope and togetitérthe residential structures occupy no
more than 3% of the parcel or 2 acres, whicheviess

D. Requests for remote siting of structures shall\@uated on a case-by-case basis by the
Agricultural Preserve Advisory Committee, and tlke $or remote structures shall not
exceed 1 acre.

4-4. MAINTENANCE OF THE LAND

The landowner shall maintain the property, in draetive, scenic way, to preserve its natural or
rural character. The landowner shall submit to ARAC a management plan that details the
ongoing and routine maintenance activities expeotedhe premises (e.g. trail maintenance), as
well as deferred maintenance anticipated in theréut Except for those of a minor nature, any
maintenance activities not included within this egement plan, including activities minimizing
fire, flood and other hazards, changes to addlfardaunal materials, and changes to the natural
character of the existing preserve, must be reweimeadvance by the Agricultural Preserve
Advisory Committee. The County reserves the rightntonitor and enforce the terms of the
contract pursuant to section 6-1.7 of these Rules.
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UNIFORM RULE 5

Farmland Security Zones

Adopted by Resolution No. 99-318 (August 10, 1999)

Farmland Security Zones were developed by the #&tgislature and added to the Williamson

Act in 1998 as an added incentive to landownen®tain their land in agriculture for the long-

term. Lands entered into contracts under the FarthiSecurity Zone Program are awarded
greater property tax reductions (35% reduction ssfeased Williamson Act or Proposition 13
value) in exchange for committing to stay in agtie for a minimum of 20 years. Lands

within a Farmland Security Zone are afforded theesaights and privileges and are administered
similarly to lands under the regular AgriculturaleBerve Program, though a few differences
exist. This Rule sets forth the specific eligityilcriteria, contract terms, and methods of conitrac
termination that apply to contracted land in a Hand Security Zone.

No land shall be included in a farmland securityneaunless expressly requested by the
landowner. A Farmland Security Zone may be comgpa$enore than one contract. If more than
one landowner requests the creation of a farmlaedrgy zone and the parcels are contiguous,
the County shall place those parcels in the samal&ad Security Zone.

5-1. ELIGIBILITY REQUIREMENTS

A. Only whole legal parcels are eligible for Farml&eturity Zone contracts.

B. To be eligible, land must either be in an existMflliamson Act contract or the
landowner(s) may also petition the Board of Sumema to create a farmland security
zone for the purpose of entering into a FarmlantluB&y Zone contract. If in an existing
Williamson Act contract, a landowner or group afidawners may petition the Board of
Supervisors to rescind a contract or contractsredt@to pursuant to the Williamson Act
in order to simultaneously place the land undeoraract(s) designating the property as a
Farmland Security Zone.

C. The land must either:

1. Be designated on the Important Farmland Series nmappared pursuant to Govt.
Code Section 65570 as predominantly (more than 60D&te proposed contract area)
one of the following:

a. Prime farmland,

b. Farmland of statewide significance;

c. Unique farmland,;
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D.

d. Farmland of local importance; or

2. If not designated on the Important Farmland Senesps, it must qualify as
predominantly prime as defined in these Rules.

Any land located within a city’s sphere of influenat the time of application for a
Farmland Security Zone contract shall not be inetudithin a farmland security zone,
unless the creation of the farmland security zorteimthe sphere of influence has been
expressly approved by resolution by the city withgdiction within the sphere.

The land subject to a Farmland Security Zone cohtmr@ay not be reduced to an area
which is smaller than that which would qualify undection 1-2.2.B.2 of these Rules.

5-2. CONTRACT TERMS

5-2.1.

5-2.2.

5-2.3.

TERM

The initial term of a Farmland Security Zone codtrshall be no less than 20 years, and
each contract shall provide for yearly automatiteegions unless a notice of nonrenewal
is given pursuant to section 6-1 of these Rules.

PERMITTED RESIDENTIAL LAND USES

The residential land uses permitted within farmlaadurity zone contracts are equivalent
to those permitted in regular Williamson Act cowots pursuant to section 1-4 of these
Rules.

COMPATIBLE LAND USES

The compatible uses set forth in Uniform Rule 2ldb@ considered compatible uses in a
Farmland Security Zone and are governed by the saquerements and restrictions.

5-3. CONTRACT TERMINATION

Terminating a contract in a farmland security zéwyeway of nonrenewal and cancellation is
similar to regular Williamson Act contracts in tesraf the process and requirements. Refer to
section 6-1 for a discussion of these methodsrafitetion. Pursuant to the Williamson Act,
land under a Farmland Security Zone contract isegdly protected from termination of a
contract by way of annexation and public acquisitidhe requirements for contract termination
by these means are set forth in sections 512968dh 51296.6 of the Williamson Act.

Page 43



Decenber 5, 2006 UniformRule 5

In the case of returning a FSZ contract to a regtdd#liamson Act contract, a nonrenewal of the
Farmland Security Zone is required to initiate phecess. After 10 years, the FSZ contract will
be rescinded and the premises re-entered intoethdar Williamson Act contract. For the first
10 years of the new, regular Williamson Act contrdhe restrictions of the FSZ continue to
apply as an enforceable restriction cannot be cepldy provisions that are more lenient until
such time horizon has expired.

5-4. TRANSFER OF OWNERSHIP

Transfers of ownership within Farmland Security Zaontracts follow the same process as in
regular Williamson Act contracts. Refer to Rul@ ér a discussion of these processes.

5-5. LAND DIVISION AND LOT LINE ADJUSTMENTS

A lot line adjustment or division of land subjeotd Farmland Security Zone contract must first
obtain County approval.

No divisionwill be approved unless it is consistent with satth-1.E of this Rule, and can be
reasonably established that there will be no lasthé production of food and fiber within the
Farmland Security Zone from said transfer and the of each parcel remaining is economically
viable for agricultural production.

Any lot line adjustment must be in accordance \lith requirements set forth in section 1-3 of
these Rules.
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UNIFORM RULE 6

Administration

6-1. CONTRACT TERMINATION

Adopted December 13, 1971, Amended by ResolutioddNé64, October 8, 1984

The purpose of this section is to establish stalsdéor the termination of Williamson Act and
Farmland Security Zone contracts and the withdrasfdland from Agricultural Preserves and
Farmland Security Zones, without impairing the gnity of the program. The procedures
developed under this Rule are in accordance weahfilliamson Act, and shall be used to process
all requests for withdrawal from Agricultural Preses and Farmland Security Zones and for
termination of Williamson Act and Farmland Secuiélgne contracts. Methods for terminating
Williamson Act contracts include nonrenewal, calatieln, annexation, public acquisition, and
rescission. Except where expressly stated othenthe methods of termination presented below
also apply to Farmland Security Zone contracts.

Under the Williamson Act, contracts are automalija@newed each year following the first year of
a 10-year contract (or a 20-year contract for ankard Security Zone), unless the landowner or
County serves a notice of nonrenewal or the cantsaterminated by one of the other methods
described below. Once the period of nonrenewatmnination has come to an end, the contract
shall expire and the agricultural preserve or famdlsecurity zone making up the boundaries of the
contract shall be simultaneously disestablished.

6-1.1. NONRENEWAL (Unilateral notice by landowner or County)

Withdrawal by a notice of nonrenewal is the preférmethod considered in all instances, whether
for all or part of the contracted land where whpéecels are involved. This method is open to
either party to the contract, does not requiredirig of fact, and provides for an adjustment imdla
assessed values, pursuant to Section 426 of trenReand Taxation Code.

Upon serving a notice of nonrenewal, the existiogtiact shall remain in effect for the balance of
the period remaining from the date of the origieaécution or the last renewal of the contract,
whichever is more recent.

When landowners seek to nonrenew a part of theitracted land they must serve a notice of

nonrenewal for the whole contract and seek a repiaat contract for the land remaining; the
part to continue under contract must separatebeto meet County eligibility requirements.
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6-1.2. CANCELLATION
A. Petition by Owner

An owner may petition the Board of Supervisorsdancellation of his or her Williamson
Act or Farmland Security Zone contract becauseetisea need for a change in land use.
Cancellation may occur only if the County conseits;, an exacting process. Cancellation
is an expensive method of terminating a contrata cover administrative costs, each
petitioner shall pay a processing fee in an amestatblished by resolution by the Board of
Supervisors. Processing fees may be high duestodhld to prepare staff reports, conduct
public hearings, and the potential environmentaiere requirements under the California
Environmental Quality Act. The State requires acedlation fee equal to 12.5% (25% for
Farmland Security Zones) of the current fair maviatie of the land as though it were free
from contractual restriction.

The existence of an opportunity for another usehefland under contract shall not be
sufficient reason for the cancellation of a corttrécpotential alternative use of the land
may be considered only if there is no proximateycootracted land suitable for the use to
which it is proposed the contracted land be pute lineconomic character of an existing
agricultural use shall likewise not be sufficieeéson for cancellation of the contract. The
uneconomic character of the existing use may beidered only if there is no other

reasonable or comparable agricultural use to wimehand may be put.

When a landowner wishes to cancel a contract,ahdowner shall petition the Board of
Supervisors for cancellation, and the landownerthasburden of producing evidence to
prove the circumstances which warrant contractelton. The owner shall cite (1) the
reasons why cancellation is desired, (2) what absuig circumstances have occurred, (3)
why immediate action is necessary, and (4) howahdowner is affected by the changes in
circumstances. The requirements for cancellatidferdbetween Williamson Act and
Farmland Security Zone contracts as outlined below.

1. Williamson Act Contracts

The Board of Supervisors may grant tentative agrfmr cancellation of a Williamson
Act contract only if it can make all of the findmdpr either a. or b. below, as provided
in Sec. 51282 of the Government Code:

a. Cancellation is consistent with the purposes othiiamson Act:

(1) Cancellation is for land on which a notice of nar@wal has been served; and

(2) Cancellation is not likely to result in the remowa adjacent lands from
agricultural use; and

(3) Cancellation is for an alternative use which issistent with the applicable
provisions of the comprehensive plan; and
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(4) Cancellation will not result in discontiguous patte of urban development;
and

(5) There is no proximate noncontracted land whichoih lavailable and suitable
for the proposed use or development of the comdatand would provide
more contiguous patterns of urban development tdamelopment of
proximate noncontracted land.

or

b. Cancellation is in the public interest:

(1) Other public concerns substantially outweigh theecives of the Williamson
Act; and

(2) There is no proximate noncontracted land whichoih lavailable and suitable
for the proposed use, or development of the comtdaland would provide
more contiguous patters of urban development okiprate noncontracted
land.

2. Farmland Security Zone Contracts

a. As required by Section 51282 of the Williamson Ati, cancel a Farmland

C.

Security Zone contract, the County shall make laftthe findings specified in
paragraphs a and b of section 1 above, based stastibl evidence in the record.
Further, subdivisions (b) through (e) of Sectio2&A of the Williamson Act shall
apply to the findings made by the County.

In its resolution tentatively approving cancellatiof the contract, the County
shall find all of the following:

(1) That no beneficial public purpose would be servedhe continuation of the
contract.

(2) That the uneconomic nature of the agricultural isggrimarily attributable to
circumstances beyond the control of the landowndrthe local government.

(3) That the landowner has paid a cancellation fee legu@5 percent of the
cancellation valuation calculated in accordancénthe provision set forth in
section 6-1.2.B.3.

The Director of Conservation must approve the déatcen. The Director may
approve the cancellation after reviewing the recoirdhe tentative cancellation
provided by the County, only if he or she findshoot the following:

(1) That there is substantial evidence in the recopghstiing the decision.

(2) That no beneficial public purpose would be servedhe continuation of the
contract.
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d. A finding that no authorized use may be made @manant contract parcel of five
acres or less left by public acquisition pursuaot section 51295 of the
Government Code, may be substituted for the findrgubsection 2.a above.

B. Cancellation Process

1. Applications for cancellation for all or part of @gricultural Preserve (where whole
parcels are involved) shall be referred to the @ourlanning Commission for a
recommendation to the Board of Supervisors. Tipdicgtion shall be accompanied by
a proposal for a specified alternative use of thedl Once an application for
cancellation is deemed complete pursuant to SeéE®43 of the Government Code,
the County shall immediately mail a notice to thereBtor of Conservation.
Notification and communication with the Director @bnservation shall comply with
section 51284.1 of the Williamson Act.

The Planning Commission shall hold a noticed pubiliearing(s) to consider
cancellation of the contract and disestablishmenthe Agricultural Preserve or
Farmland Security Zone, and any rezoning and amentnof the County
Comprehensive Plan necessary to permit the nonétgrial uses contemplated by the
applicant.

2. Applications for cancellation shall be referredtbhe Agricultural Preserve Advisory
Committee for comment and report to the Board qfeBuisors.

3. Prior to any action by the Board giving tentatiygpm@val to the cancellation of any
contract, the County Assessor shall determine tinesiat fair market value of the land
as though it were free of the contractual restnctiThe Assessor shall certify to the
Board the cancellation valuation of the land foe thurpose of determining the
cancellation fee. At the same time, the Asseslsall send a notice to the assessee
indicating the current fair market value of thedaas though it were free of the
contractual restriction. The notice shall advisedssessee of the right to appeal the fair
market value of the land under Section 1605 oRéeenue and Taxation Code and that
the appeal shall be filed within 60 days of thesdait mailing printed on the notice or
the postmark date therefore, whichever is later.

4. The Board of Supervisors shall schedule a noticddighearing to consider the request
for cancellation upon receipt of the above reptidm the Planning Commission, the
Agricultural Preserve Advisory Committee, and th&séssor. If recommended by the
Planning Commission, the Board of Supervisors saiglb hold concurrent noticed
public hearings to consider any rezoning and Cohgmsive Plan amendments
necessary. Notification of these hearings to thredbr of Conservation shall comply
with section 51284 of the Williamson Act.

5. Prior to giving tentative approval to the cancedatof any contract the Board shall
determine and certify to the County Auditor the amtoof the cancellation fee which
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the landowner must pay the County Treasurer asrddféaxes upon cancellation. That
fee shall be an amount equal to 12.5% of the claticel valuation of the property for a
Williamson Act contract and 25 % for a Farmland(8ig Zone contract.

Cancellation of the Williamson Act contract sha# bontingent upon payment, in
full, of the cancellation fee. The cancellation f&®all be paid to the Clerk of the
Board of Supervisors, who shall transmit that feéhe County Auditor. The fee shall
be paid prior to the final approval of cancellatiolh the Board of Supervisors finds
that it is in the public interest to do so, it magive any payment or any portion of a
payment by the landowner, or may extend the timenfaking the payment or a
portion of the payment contingent upon the futuse unade of the land and its
economic return to the landowner for a period ofetinot to exceed the unexpired
period of the contract, had it not been cancefatiei requirements set forth in section
51283.(c) of the Williamson Act are met.

. The Board of Supervisors shall not grant canceltetor a portion of a contract (where

whole parcels are involved) if the land proposetetoain under the contract would not
be able to meet County eligibility criteria. Eitheirfficient qualifying land must remain
under contract, or the petition must be made focebation of the entire contract.

Once the Board of Supervisors has granted tentedineellation of a contract, the Clerk
of the Board shall record a tentative certificatecancellation pursuant to Section
51283.4 of the Williamson Act, which enumerates cds conditions and
contingencies that must be satisfied prior to g final certificate of cancellation.
The landowner shall notify the Board of Superviseveen the conditions and
contingencies have been satisfied. Within 30 adyceipt of the notice, and upon
determination that the conditions and contingenlcgas been satisfied, the Board shall
execute and record a certificate of cancellatiothefcontract. If the landowner has
been unable to satisfy the conditions and conticigenthe landowner shall notify the
Board of the particular conditions or contingendiesor she is unable to satisfy. Within
30 days of receipt of the notice, and upon a detation that the landowner is unable
to satisfy the conditions and contingencies listed,Board shall execute and record a
certificate of withdrawal of tentative approvalaotancellation of contract.

6-1.3. RESCISSION

A. Notwithstanding any other provision of these UnifoRules, the County, upon petition
by a landowner, may enter into an agreement wighidhdowner to rescind a contract in
accordance with the contract cancellation provisiohsection 51282 of the Williamson
Act in order to simultaneously place other landhimitthe County under an agricultural
conservation easement, consistent with the purp@ses except as provided in
subsection A.2 below, the requirements of the Adtical Land Stewardship Program
pursuant to Division 10.2 (commencing with Sect@®?00) of the Public Resources
Code, provided that the Board of Supervisors makes the following findings:
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1. The proposed agricultural conservation easemenbisistent with the criteria set
forth in Section 10251 of the Public Resources Code

2. The proposed agricultural conservation easemenevasluated pursuant to the
selection criteria in Section 10252 of the PubliesBurces Code, and particularly
subdivisions (a), (c), (e), (f), and (h), and theaBl makes a finding that the proposed
easement will make a beneficial contribution to thaservation of agricultural land
in its area.

3. The land proposed to be placed under an agricllamaservation easement is of
equal size or larger than the land subject to timtract to be rescinded, and is equally
or more suitable for agricultural use than the laudbject to the contract to be
rescinded. In determining the suitability of tlaed for agricultural use, the County
shall consider the soil quality and water availpibf the land, adjacent land uses,
and any agricultural support infrastructure.

4. The value of the proposed agricultural conservagiasement, as determined pursuant
to Section 10260 of the Public Resources Codegisleto or greater than 12.5
percent of the cancellation valuation of the landjsct to the contract to be
rescinded, determined by the County Assessor tthd&urrent fair market value of
the land as though it were free of contractualriegin. The easement value and the
cancellation valuation shall be determined withihdays before the approval of the
County of an agreement pursuant to this section.

B. Notwithstanding any other provision of these Rulég, parties may upon their mutual
agreement rescind a contract in order simultangotssl enter into an open-space
easement agreement pursuant to the Open-Space émdsAot of 1974 (Chapter 6.6
(commencing with Section 51070)), provided that #@sement is consistent with the
Williamson Act for the duration of the original doact. The easement would
enforceably restrict the same property for anahiterm of not less than 10 years and
would not be subject to the provisions of Articlécdmmencing with Section 51090) of
Chapter 6.6. This action may be taken notwithstapthe prior serving of a notice of
nonrenewal, and the land subject to the contraadt bk assessed pursuant to Section 423
of the Revenue and Taxation Code.

C. Notwithstanding any other provision of this chaptée parties may upon their mutual
agreement rescind a contract in order simultangdastnter into a new contract pursuant
to these Uniform Rules, which new contract woultbeseably restrict the same property
for an initial term at least as long as the unesgterm of the contract being so rescinded
but not less than 10 years. Such action may ntaktwithstanding the prior serving of
a notice of nonrenewal relative to the former cacttr
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6-1.4. ANNEXATIONBY CITY

On the annexation by any city in the County of lEmd under a Williamson Act contract the city
shall succeed to all rights, duties, and poweth®iCounty. Under certain limited circumstances
defined in Section 51243.5 of the Williamson Actity may elect not to succeed to the rights,
duties, and powers of the County under the contfaat Farmland Security Zone contracts, see the
provisions of sections 51296.3 through 51296.&efwilliamson Act.

Whenever part of the land under a Williamson Adattaact is removed from such status through
annexation to a city, the part remaining under re@mbtmust be able to meet County eligibility
criteria. In the event that unqualified land i lefibject to contract, the County shall immediately
serve notice of nonrenewal for such land.

In cases of annexation of land under contract,dination is encouraged between the annexing
city, Local Agency Formation Commission (LAFCO)et@ounty, and the landowner to ensure that
proper protocol is being followed and that all fertare provided the opportunity to comment and
work towards the best possible outcome for alligarhvolved.

6-1.5. EMINENT DOMAIN OR OTHER ACQUISITION

Pursuant to section 51295 of the Williamson Actruphe termination of an action in eminent
domain for the condemnation of the fee title, oanfacquisition in lieu of eminent domain, for a
public improvement by a public agency, for landjsabto a Williamson Actontract, the contract
shall be null and void for all land actually tak@macquired, as of the date the action was filedh |
either such action, only part of the land undertraat is acquired, and the remaining land is not
able to meet County eligibility criteria, a notioé nonrenewal shall be filed immediately by the
County against such remaining land.

No public agency or person, except as providethf@b1293, shall propose to acquire and locate a
public improvement within an agricultural presemvgess the following findings are made:

A. The location is not based primarily on a considenadf the lower cost of acquiring land in
an agricultural preserve.

B. If the land is agricultural land covered under atcact pursuant to these Rules for any
public improvement, that there is no other landhimir outside the preserve on which it is
reasonably feasible to locate the public improvemen

When land in an agricultural preserve is acquingd public entity, the public entity shall notityet
Director of Conservation within 10 working daysheTnotice shall include a general explanation of
the decision and the findings made pursuant todABaabove.

For Farmland Security Zone contracts, see sechi®®96.3 through 51296.6 of the Williamson Act
for the relevant rule and requirements.
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6-1.6. TERMINATION OF MULTIPLE CONTRACT PRESERVES

At the time of termination, cancellation, or noticE nonrenewal, parcels in a multiple contract
preserve (e.g. contiguous lands qualifying undessction 1-2.2.A.2) may not be continued under
contract if the remaining land cannot qualify self. At such time the County may (but shall not
be required to) serve a notice of nonrenewal orréh®ining land if it does not otherwise qualify
for participation in the Agricultural Preserve Pram. In the event the remaining land does not
qualify for the Agricultural Preserve Program andedermination is made that it would be in the
public interest to retain the remaining land in Aggicultural Preserve Program, then those parcels
may remain under contract if the Board of Supergismakes all of the findings set forth in
subsection 1-2.2.B.4 of these Rules.

6-1.7. MONITORING AND ENFORCEMENT

Williamson Act and Farmland Security Zone contracesbinding agreements between landowners
and the County that assume that the terms of th&#amb continue to be met in exchange for the
restricted property tax assessments. As suchovamets must remain in compliance during the
entire life of the contract, even after nonrenelnad been initiated. If, at any time, the APAC énd
that the terms of a contract, including the requests set forth in these Rules, are no longer being
met, the County shall give the landowner sixty (88ys to remedy the contract violation. If the
violation persists at the end of this period, gsie shall be brought in front of the APAC at &stn
scheduled meeting for a determination on how taged. Options for addressing unresolved
violations include recommendation to the Board opé&visors for the immediate issuance of a
notice of nonrenewal or, for those contracts alyeéadhonrenewal, court action.

The County shall monitor the Agricultural PreseRmgram to ensure continued compliance by
periodically reviewing the continuing eligibilityf goroperties under contract and checking for
violations. Methods for monitoring include:

A. Review of (1) permit applications and recorded doents (e.g. residential construction or
processing facility; property transfers), and/grr{@ighbor complaints. In conjunction with
a permit application or neighbor complaint, the @tlgumay conduct field visits to ensure
that the contracted land continues to meet elitybitquirements or determine whether any
contract violations have occurred.

B. For prime and superprime contracts for which emeiit into the Agricultural Preserve
Program is dependent upon maintaining sufficienbsgr annual income from the
agricultural operation, minimum land in production,other contractual requirements, shall
make production reports, commodity sales recegmsgcultural income forms from their
income tax records, or other use or income rea@ld$ing to the contracted land available
to the County upon request.

C. The Assessor may report to the APAC any premiseéshwtio not appear to meet the
eligibility requirements set forth in Rule 1-2.

Page 52



Decenber 5, 2006 UniformRule 6

6-2. TRANSFER OF OWNERSHIP OF CONTRACTED LAND

Adopted by Resolution No. 73-788 (December 3, 18¥¢nded by Resolution Nos. 80-407 (Septembé&©&b) and 84-464
(October 8, 1984)

The purpose of this section is to establish proasdiior the maintenance of contracts wherein
changes in legal description and/or ownership oagiinout impairing the integrity of the program.
The procedures developed under this section aecordance with the Williamson Act, and shall
be used to process all transfers of ownership iidaMison Act and Farmland Security Zone
contracts.

A. Transaction that transfers all land restricted byiliamson Act or Farmland Security Zone
contract where no changes in boundaries occur.

The transferee shall cause to be completed ameedignmediately subsequent to the
instrument creating the new ownership Nmtification of Assumption of Williamson
Act/Farmland Security Zone Conttaorm may be obtained by contacting Planning and
Development). The assumption notice shall incltidelegal description set forth in the
instrument which transferred the ownership inteoest reference to the recording data for
the contract being assumed, and shall submit saidndent along with the applicable fee to
Planning and Development. County Counsel shatl tegiew and approve as to form and
return the form to the applicant for subsequerdnding by the County Recorder’s Office.

B. Transaction that transfers a portion of land restd by a Williamson Act or Farmland
Security Zone contract, where whole legal parceddransferred.

1. The transferee(s) shall cause to be completddilad with the Agricultural Preserve
Advisory Committee a new contract application faclke of the ownerships, together
with such fee as is required. The transferor shalllarly furnish a new application for
the portion retained.

2. New contracts shall be signed and recorded bwysteror(s) and transferee(s)
immediately subsequent to the transaction creatwgownership(s).

3. Should any transfer of ownerships create paradieh do not qualify under the
eligibility criteria set forth in these Rules, t®unty shall serve notice of nonrenewal
on the nonconforming parcels, and record its natfceonrenewal.

C. Transaction that transfers a portion of land re&d by a Williamson Act or Farmland
Security Zone contract where subdivisions occur.

1. Only whole legal parcels are allowed within Veithson Act and Farmland Security
Zone contracts. Any boundary changes that subdpateels, therefore, must first be
processed by the County Planning and Developmeparraent through its subdivision
procedures, and must meet all requirements of pumtess before any action may be
taken by the Agricultural Preserve Advisory Comett
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The transferee(s) shall cause to be completed féded with the Planning and

Development Department new Williamson Act or FamdléSecurity Zone contract

applications, maps and legal descriptions for edi¢the ownerships, together with such
fees as are required. The transferor shall simifarhish applications, maps and legal
descriptions together with such fees as are redjforethe portion retained.

New contracts shall be signed and recorded bwysferor(s) and transferee(s)
immediately subsequent to the transaction creatwgownership(s).

Should any transfer of ownership create paredisch do not qualify under the
eligibility criteria set forth in these Rules, ti®unty shall serve and record a notice of
nonrenewal on the non-complying parcels.

D. Transfer of all or a portion of land under a N&mhson Act or Farmland Security Zone
contract between immediate family members.

Nothing contained in these Uniform Rules shall prevthe transfer of ownership from
one immediate family member to another (per sed@iti230.1 of the Williamson Act) of
a portion of land which is currently designatedaasagricultural preserve undewntract,

if all of the following conditions are satisfied:

1.

The parcel to be transferred is a whole legal patckeast 10 acres in size in the case
of prime agricultural land or at least 40 acresine in the case of nonprime land; and

The legal parcel to be transferred conforms toapglicable local zoning and land
division ordinances and local coastal program; and

The parcel to be transferred complies with all egghlle requirements of these Rules
and relevant County zoning ordinances relatinggracaltural income and permanent
agricultural improvements which are imposed by @munty as a condition of a

contract executed covering the land of which tlgall@arcel to be transferred is a
portion. For purposes of this paragraph, if thetaxted land already complies with
these requirements, the portion of that land totreasferred shall be deemed to
comply with these requirements; and

There exists a written agreement between the imatedamily members who are
parties to the proposed transfer that the land wissubject to a Williamson Act or
Farmland Security Zone contract and the portiontradt land which is to be

transferred will be operated under the joint mansg# of the parties subject to the
terms and conditions and for the duration of thetiawt.

A transfer of ownership described above shall hveffect on any contract covering the
land of which a portion was the subject of thahsfar. The portion so transferred shall
remain subject to that contract.
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Upon transferring land to an immediate family memparsuant to this section, the
landowner shall provide &lotice to the County Agricultural Commissionef said
agreement.

E. Successors in Interest.
When title to land subject to contract passes tocessors, and in so doing creates
circumstances whereby the land, or the remainind $abject to contract, no longer meets

County eligibility criteria, a notice of nonrenewsdlall be filed immediately by the County
against such unqualified land.
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