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Townsite of Townsite of 
NaplesNaples

Townsite of Townsite of 
NaplesNaples

Official MapOfficial Map

NaplesNaplesNaplesNaples

806 Acres806 Acres
274 Legal 274 Legal 
LotsLots

806 Acres806 Acres
274 Legal 274 Legal 
LotsLots
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Current Land UseCurrent Land Use

EXISTING DESIGNATIONS
Land Use & Zoning:        
Agricultural

EXISTING DESIGNATIONS
Land Use & Zoning:        
Agricultural

Official Map

•14 Lots
•805 Acres
•14 Lots
•805 Acres

Agricultural
Maximum Allowed 
Dwellings:  14 Units  

Agricultural
Maximum Allowed 
Dwellings:  14 Units  

SANTA BARBARA RANCHSANTA BARBARA RANCH
No. of Legal Lots:  219
Estimated Development 
Potential: 125 Units

No. of Legal Lots:  219
Estimated Development 
Potential: 125 Units

Conflict:Conflict:
Existing Land Use & Zoning Does Not Align Existing Land Use & Zoning Does Not Align 

Resolution:Resolution:

with Legal Lots That Already Exist. 

•Discourage residential development of 
existing lots.
Enco rage and assist  the propert  

with Legal Lots That Already Exist. 

•Discourage residential development of 
existing lots.
Enco rage and assist  the propert  •Encourage and assist  the property 

owner(s) in transferring development rights.
•Revaluate AG-II-100 land use if the County 
determines that TDR is not feasible.

•Encourage and assist  the property 
owner(s) in transferring development rights.
•Revaluate AG-II-100 land use if the County 
determines that TDR is not feasible.
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– March 2006:  Release of 
TDR Feasibility Study

– March 2006:  Release of 
TDR Feasibility Study

– June 2006 to June 2007:  
TDR Working Group

– July 2007:  TDR 
Feasibility Study Update

– June 2006 to June 2007:  
TDR Working Group

– July 2007:  TDR 
Feasibility Study UpdateFeasibility Study Update

– Sept – Nov. 2007:  
Planning Commission 
Presentation

Feasibility Study Update

– Sept – Nov. 2007:  
Planning Commission 
Presentation

• What is TDR & 
How Does it 
Work? 

• What is TDR & 
How Does it 
Work? TDR TDR Work? 

– Sender Site 
Valuation

– Receiver Site 
Capacity
Transfer 

Work? 
– Sender Site 

Valuation
– Receiver Site 

Capacity
Transfer 

Sender 
Site

Sender 
Site

Receiver 
Site

Receiver 
Site

BankBank

– Transfer 
Ratios

– Program 
Development 

– Transfer 
Ratios

– Program 
Development TDR 

Bank
TDR 
Bank

$$
$$

$$$$
$$

$$
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Continues NorthContinues NorthContinues NorthContinues North

Alt 1 Project
3,254 Acres

72 New 

MOU ProjectMOU Project

72 New 
Residential 

Units

438 Acres
54 New 

Residential 
Units
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79

8

ANALYSIS:ANALYSIS:
•Established a Sender Site Entitlement Value 
of $166 to $199 Million

•Identified an Initial Pool of 79 Potential 
Candidate Receiver Sites

•Established a Sender Site Entitlement Value 
of $166 to $199 Million

•Identified an Initial Pool of 79 Potential 
Candidate Receiver Sites

•Narrowed the List to 8 Sites; 4 Each in the 
City & County of Santa Barbara

•Determined a Feasibility for Transfer of 
$73.2 Million in Development Credits

•Narrowed the List to 8 Sites; 4 Each in the 
City & County of Santa Barbara

•Determined a Feasibility for Transfer of 
$73.2 Million in Development Credits
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CONCLUSION:CONCLUSION:

“…“…some, but not all, the development some, but not all, the development 
from the Santa Barbara Ranch Project from the Santa Barbara Ranch Project 
could be transferred.could be transferred.”  ”  (TDR Study, (TDR Study, 
Page 79)Page 79)

“…“…some, but not all, the development some, but not all, the development 
from the Santa Barbara Ranch Project from the Santa Barbara Ranch Project 
could be transferred.could be transferred.”  ”  (TDR Study, (TDR Study, 
Page 79)Page 79)g )g )g )g )

••Stakeholder ParticipationStakeholder Participation
–– SB Ranch Property OwnerSB Ranch Property Owner

••Stakeholder ParticipationStakeholder Participation
–– SB Ranch Property OwnerSB Ranch Property Owner
–– City and County of Santa BarbaraCity and County of Santa Barbara
–– Naples Coalition (and Affiliates)Naples Coalition (and Affiliates)

••Points of AgreementPoints of Agreement
–– ProgramProgram--Based Receiver SitesBased Receiver Sites

–– City and County of Santa BarbaraCity and County of Santa Barbara
–– Naples Coalition (and Affiliates)Naples Coalition (and Affiliates)

••Points of AgreementPoints of Agreement
–– ProgramProgram--Based Receiver SitesBased Receiver Sitesgg
–– Implementing OrdinanceImplementing Ordinance**

gg
–– Implementing OrdinanceImplementing Ordinance**

*Must Facilitate Transfers Regardless of 
Feasibility.
*Must Facilitate Transfers Regardless of 
Feasibility.
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•• Prioritize Naples Lots for Prioritize Naples Lots for 
PreservationPreservation

•• Create “Density Credits”   Create “Density Credits”   

•• Prioritize Naples Lots for Prioritize Naples Lots for 
PreservationPreservation

•• Create “Density Credits”   Create “Density Credits”   
Naples TDR Program 
Framework and Draft & Transfer Process& Transfer Process

•• Establish Receiver Site Establish Receiver Site 
Eligibility CriteriaEligibility Criteria

•• Form “Bank” to Regulate Form “Bank” to Regulate 
CurrencyCurrency

& Transfer Process& Transfer Process

•• Establish Receiver Site Establish Receiver Site 
Eligibility CriteriaEligibility Criteria

•• Form “Bank” to Regulate Form “Bank” to Regulate 
CurrencyCurrency

Framework and Draft 
Ordinance

•• Incentivize Participation Incentivize Participation 
Through Amenity FundsThrough Amenity Funds

•• Require Purchase of Require Purchase of 
Density Credits for All Density Credits for All 
UpzonesUpzones

•• Incentivize Participation Incentivize Participation 
Through Amenity FundsThrough Amenity Funds

•• Require Purchase of Require Purchase of 
Density Credits for All Density Credits for All 
UpzonesUpzones
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•Update Valuation Variables.•Update Valuation Variables.

•Address Public Comments.

•Submit Results to a Peer Review.

•Address Public Comments.

•Submit Results to a Peer Review.

•Analyze the “Grid” Scenario.•Analyze the “Grid” Scenario.
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Grid     Grid     
(125 Lots)(125 Lots)

MOU        MOU        
(54 Lots)(54 Lots)

Alt 1        Alt 1        
(72 Lots)(72 Lots)

Ave. Home 
Size (Sq.Ft.) 3,6003,600 4,5004,500 4,6314,631

Sender 
Valuation $205 M$205 M $126 M$126 M $155 M$155 M

Receiver 
Valuation $73 M$73 M $73 M$73 M $73 M$73 M

Valuation 
Shortfall $132 M$132 M $53 M$53 M $82 M$82 M

*Based on 70% of proposed home size.*Based on 70% of proposed home size.*Based on 70% of proposed home size.*Based on 70% of proposed home size.

Lowest       
Transfer Ratio
(Maximum Lot 

Lowest       
Transfer Ratio
(Maximum Lot 

Development 
Reduction

Development 
ReductionViewshed

Lots
Viewshed

Lots

Intermediate 
Transfer Ratio 
Intermediate 

Transfer Ratio 

(
Extinguishment)
(

Extinguishment)

Viewshed
Lots

Viewshed
Lots

LotsLots

Coastal 
Bluff Lots
Coastal 

Bluff Lots
Highest   

Transfer Ratio
(Minimum Lot 

Extinguishment)

Highest   
Transfer Ratio
(Minimum Lot 

Extinguishment)
Not Part of the SB Ranch Project
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Grid     Grid     
(125 Lots)(125 Lots)

MOU        MOU        
(54 Lots)(54 Lots)

Alt 1        Alt 1        
(72 Lots)(72 Lots)

Protect 3%3% 6%6% 4%4%Bluff 3%3% 6%6% 4%4%

Protect 
Views 26%26% 46%46% 33%33%

Maximize 
Transfers 30%30% 57%57% 49%49%

Lots Above 
Baseline 8888 2323 3737

*Based on a $20 Million Feasibility *Based on a $20 Million Feasibility 
ThresholdThreshold
*Based on a $20 Million Feasibility *Based on a $20 Million Feasibility 
ThresholdThreshold

“…a partial transfer is feasible “…a partial transfer is feasible 

CONCLUSION:CONCLUSION:

…a partial transfer is feasible 
– that is, to transfer some, but 
not all, the development from 
the Santa Barbara Ranch 
Project.”  (TDR Update, Page 
49)

…a partial transfer is feasible 
– that is, to transfer some, but 
not all, the development from 
the Santa Barbara Ranch 
Project.”  (TDR Update, Page 
49)49)49)
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••Points of AgreementPoints of Agreement
–– ProgramProgram--Based Receiver SitesBased Receiver Sites

••Points of AgreementPoints of Agreement
–– ProgramProgram--Based Receiver SitesBased Receiver Sites–– ProgramProgram--Based Receiver SitesBased Receiver Sites

–– Urgency of Ordinance AdoptionUrgency of Ordinance Adoption

••Points of ContentionPoints of Contention

C l  P ti i tiC l  P ti i ti

–– ProgramProgram--Based Receiver SitesBased Receiver Sites

–– Urgency of Ordinance AdoptionUrgency of Ordinance Adoption

••Points of ContentionPoints of Contention

C l  P ti i tiC l  P ti i ti–– Compulsory ParticipationCompulsory Participation

–– Delay (“Holds”) on EntitlementsDelay (“Holds”) on Entitlements

–– Compulsory ParticipationCompulsory Participation

–– Delay (“Holds”) on EntitlementsDelay (“Holds”) on Entitlements

••Compulsory ParticipationCompulsory Participation
–– 44--8 Year “Hold” & Staged Release8 Year “Hold” & Staged Release

••Compulsory ParticipationCompulsory Participation
–– 44--8 Year “Hold” & Staged Release8 Year “Hold” & Staged Release
–– Mandatory Appraisal ProcedureMandatory Appraisal Procedure

••Negotiated ParticipationNegotiated Participation
–– Employ TDR Study BenchmarksEmploy TDR Study Benchmarks
–– 4 Year Hold & $20 Million Value4 Year Hold & $20 Million Value

–– Mandatory Appraisal ProcedureMandatory Appraisal Procedure
••Negotiated ParticipationNegotiated Participation

–– Employ TDR Study BenchmarksEmploy TDR Study Benchmarks
–– 4 Year Hold & $20 Million Value4 Year Hold & $20 Million Value$$

••Voluntary ParticipationVoluntary Participation
–– Unconstrained Free MarketUnconstrained Free Market
–– No Development “Hold”No Development “Hold”

$$
••Voluntary ParticipationVoluntary Participation

–– Unconstrained Free MarketUnconstrained Free Market
–– No Development “Hold”No Development “Hold”
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••Compulsory ParticipationCompulsory Participation
–– 44--8 Year “Hold” & Staged Release8 Year “Hold” & Staged Release

••Compulsory ParticipationCompulsory Participation
–– 44--8 Year “Hold” & Staged Release8 Year “Hold” & Staged Release
–– Mandatory Appraisal ProcedureMandatory Appraisal Procedure

••Negotiated ParticipationNegotiated Participation
–– Employ TDR Study BenchmarksEmploy TDR Study Benchmarks
–– 4 Year Hold & $20 Million Value4 Year Hold & $20 Million Value

–– Mandatory Appraisal ProcedureMandatory Appraisal Procedure
••Negotiated ParticipationNegotiated Participation

–– Employ TDR Study BenchmarksEmploy TDR Study Benchmarks
–– 4 Year Hold & $20 Million Value4 Year Hold & $20 Million Value$$

••Voluntary ParticipationVoluntary Participation
–– Unconstrained Free MarketUnconstrained Free Market
–– No Development “Hold”No Development “Hold”

$$
••Voluntary ParticipationVoluntary Participation

–– Unconstrained Free MarketUnconstrained Free Market
–– No Development “Hold”No Development “Hold”

Transferable Development Rights Transferable Development Rights 
Feasibility AnalysisFeasibility Analysis

for the Santa Barbara Ranchfor the Santa Barbara Ranch

February 5, 2008February 5, 2008

`̀

William FultonWilliam Fulton

Darren Darren GreveGreve


