
Agenda Item C.4 
PUBLIC HEARING 

 Meeting Date:  July 15, 2008 
 
 
 
 
TO: Mayor and Councilmembers 
 
FROM: Steve Chase, Director, Planning & Environmental Services 
 
CONTACT: Patricia S. Miller, Manager, Current Planning 
 Alan Hanson, Senior Planner 
 
SUBJECT: Case No. 08-063-GPA, Initiation of Proposed General Plan Amendments 

Bishop Ranch, 96 Glen Annie Road, APN 077-020-045 
 
RECOMMENDATION: 
 
A. Conduct a public hearing on the initiation of proposed General Plan Amendments 

by Bishop Ranch. 
 
B. Receive public testimony. 
 
C. Deliberate and move to decline initiation of the proposed General Plan 

Amendments. 
 
BACKGROUND: 
 
Bishop Ranch is located between Cathedral Oaks Road on the north, US 101 on the 
south, Los Carneros Creek and an adjoining agricultural property currently under 
agricultural production (citrus and avocados) on the east, and another agricultural 
property currently under agricultural production (avocados) and Glen Annie Road on the 
west. Bishop Ranch is 240 acres in size and includes one single family residence. The 
General Plan land use designation for the property is “Agriculture.” The Zoning Map 
designation is Agriculture, 40 acre minimum parcel size (AG-I-40).” 
 
The matter before the City Council is whether to initiate the study/due processing of 
proposed General Plan Amendments proposed by Bishop Ranch. The proposed 
amendments would facilitate the creation of an entire suburban residential 
neighborhood. Conversely, the City Council may choose to follow staff’s 
recommendation and decline to initiate that study/due process. In that event, the 
proposed changes to the General Plan would be summarily denied.  
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The staff analysis that follows is cursory in nature, owing to the fact that what is before 
the City Council is a procedural choice. A detailed analysis under the auspices of the 
California Environmental Quality Act and California Government Code – Planning and 
Zoning Law would follow much further down the road, only if initiated. 
 
Project Components 
 
The proposed General Plan Amendments are designed to act as an umbrella under 
which various aspects of the project, including permits, would take shape over time. 
What follows is a summary of the project components. To get a complete picture of the 
matter at-hand, the reader is encouraged to review the General Plan worksheets 
prepared by staff in Attachment 1, as well as the materials provided by Bishop Ranch in 
Attachments 2 and 3. 
 
1. Land Use Element Map Designation Amendment:  The applicant requests initiation 

of a change to the Land Use Element Map, Figure 2-1, from “Agriculture” to a 
proposed new land use designation “Mixed Use - Bishop Ranch.” The 
accompanying conceptual development plan envisions 1,195 residential units, 
90,000 square feet of neighborhood serving commercial space, 63 acres of passive 
park land, and 17 acres of active recreational park land. 

 
2. Land Use Element Table 2.2 Amendment:  The applicant requests an expansion of 

the table to include “Mixed Use” in the title of the table with a new land use 
designation of “MU-BR (Mixed Use - Bishop Ranch)” that mirrors the format of the 
existing Goleta - Old Town land use designation. 

 
3. Conservation Element Policy CE 11.2 Amendment: The applicant requests that the 

text of this policy be amended to remove the current prohibition against agricultural 
land conversions, as follows: 

 
CE 11.2 Conversion of Agricultural Lands. [GP/CP]  Conversion of agricultural 
lands as designated on the Land Use Plan Map (Figure 2-1) to other uses shall not 
be allowed Lands designated for agriculture within the urban boundary shall be 
preserved for agricultural use. unless: 
a. The property is located within the previous Santa Barbara County Urban Limit 

Line. 
b. The property has had previous urban land use designations; and 
c. The property has not been used for agricultural production for the last 20 years or 

more. 
Except as provided above, land designated for agriculture within the urban boundary 
shall be preserved for agriculture. 

 
4. Zoning Designation Change:  A rezoning of the property from “AG-I-40” to “MU-

Mixed Use” zoning designation is contemplated further down the road. This matter is 
not before the City Council nor has an application been received for such. 
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5. Other Permits: Development of a mixed neighborhood commercial/residential project 
would eventually require, at a minimum, processing and approval of future 
applications for a Development Plan and a Subdivision Map. 

 
Only the request to initiate a change in the General Plan land use designation, as well 
as amendments to General Plan policies, are before the City Council at this time.  
 
DISCUSSION: 
 
Staff recommends that the initiation of the proposed General Plan Amendments not go 
forward for the following reasons. 
 
Amendment of Land Use Map Designation

 
The General Plan’s land use designations identify the proposed distribution and 
intensity of uses within the City. These designations include land for housing, business, 
industry, open space, natural resources, and location of public facilities, as well as other 
categories for public and private uses. These designations identify the anticipated future 
use and/or re-use of land within the City. 
 
Existing General Plan land use designations for the City, as a whole, would allow for the 
following potential residential buildout (General Plan, p. 2-7): 
        
   Existing G.P. Buildout  Change RHNA 
Single Family    5,483    5,963      +480 ---- 
Multi-Family    6,132    9,532   +3,400 ---- 
Total   11,615 units 15,495 units  +3,880 units 1,065 units 
 
These totals indicate that the current General Plan land use designations provide 
sufficient urban land inventory to meet the current and foreseeable demand for housing. 
In addition, the Housing Element identifies growth potential in the City that considerably 
exceeds the State’s expectations. Table 10-1 of the Housing Element indicates a need 
for 1,065 additional dwelling units in order to meet the City’s current State Regional 
Housing Needs Allocation Plan (RHNA) objectives. Table 10-2 indicates a housing 
development potential within the City of 2,619 dwelling units under General Plan build-
out. This is over 1,500 units more than needed to meet RHNA objectives.  
 
The RHNA objectives were recently updated for the planning period of 2007 - 2014. The 
results of that update process will be incorporated into the General Plan’s Housing 
Element as a part of the Track 1 efforts now underway. The results set a 1641 dwelling 
unit objective for the City. This is not additive; rather it is the present-day allocation for 
the City that stems from the updated RHNA process. There is ample land in the City 
that is designated and zoned to meet the City’s housing objectives.  
 
Bottom-line, the General Plan provides sufficient urban land inventory for its twenty five 
year planning horizon, as well as for the current and foreseeable RHNA affordable 
housing objectives.  
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The General Plan also accounts for variable conditions such as site constraints, 
transportation improvements and public facilities. The plan includes many programmatic 
measures, such as a new fire station in west Goleta, pacing of growth to the availability 
of water, and land use designations that accounted for known biological constraints 
(Figure 4-1 of the Conservation Element), as well as Geology, Fire, Flood, Tsunami and 
other hazards (Figures 5-1 thru 5-3 of the Safety Element). In many respects, the 
General Plan takes into account these variables, provides a realistic framework for 
build-out, and obviates the need for agricultural land conversions, including that 
proposed by Bishop Ranch. 
 
Any development of significant size should incorporate a logical land use/street pattern, 
provision of adequate infrastructure, active and passive park space, green design and 
materials, and the concept of neighborhood(s). The Bishop Ranch project touches on 
most of these elements and the applicant and staff acknowledge that much more 
planning would need to occur beyond the concept plans that frame the proposed 
General Plan Amendments, were they to be initiated and eventually approved.  
 
There are some basic planning issues at-hand that give further pause to initiation. 
Bishop Ranch lies in an agricultural belt that is located on the periphery of the City and 
is bordered by active, producing orchards on its north, east and west sides. The location 
is anything but the urban infill area envisioned by the applicant. 
 
The applicant contends that the project site is an infill property and as such, is 
appropriate for conversion to urban uses now. However, Public Resources Code 
§21061.3 identifies the following criteria that must be met for a parcel to be considered 
an “infill” site pursuant to CEQA: 
 
 The immediately adjacent parcels are developed with qualified urban uses or at least 

75 percent of the perimeter of the site adjoins parcels that are developed with 
qualified urban uses and the remaining 25 percent of the site adjoins parcels that 
have previously been developed for qualified urban uses, and the site has not been 
developed for urban uses and no parcel within the site has been created within the 
past 10 years. 

 
 The site has been previously developed for qualified urban uses. 

 
Given the property’s location on the City’s periphery in an area under active agricultural 
cultivation and outside of what can realistically be considered the City’s urban core, 
Bishop Ranch is not currently positioned for “infill development.” If and when that time 
comes, the development of Bishop Ranch would constitute an expansive agricultural 
land conversion that reshapes the City’s urban configuration, impacts and infrastructure 
needs and plans. 
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The property is currently mapped as Farmland of Local Importance/Grazing Land by the 
California Resources Agency, Santa Barbara County Important Farmland Map 2006. 
The General Plan EIR describes the Bishop Ranch as “one of the City’s primary 
agricultural resources areas" and notes that although the project site “is not actively 
engaged in agriculture at this time, it was intensively farmed with both row crops and 
orchards.” To give further context, the General Plan defines “Agriculture” as: (1) sites 
zoned for agriculture by the County at the time of incorporation of the City in 2002; (2) 
sites that are or were used for agricultural production that are devoid of structures that 
prevent or limit the continued or resumed use of the land for agricultural purposes; 
and/or (3) sites with soils or other characteristics that make them suitable for agricultural 
activities and are devoid of structures or other alterations that prevent or limit the use of 
land for agricultural purposes.” The Bishop Ranch property meets these criteria. 
 
Soils onsite include US Soil Conservation Services Capability Units II, III, and IV. These 
soil types are capable of supporting agricultural production ranging from orchard crops, 
pasture crops and range lands. The soil types, in combination with the property’s 
topography, climate, water resources, proximity to larger farming operations, buffering 
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from urban uses, and the on-site history of agricultural use make Bishop Ranch suitable 
for long term agriculture. 
 
The Bishop Ranch Company held the right to receive 100 acre-feet/year since 1952 
from the Bureau of Reclamation. Those rights were subsequently conveyed to the 
Camino Real Limited Liability Company in 1995 to serve the Camino Real Marketplace. 
The applicant has indicated that other water sources exist to serve the property, 
including private water and groundwater resources (Bishop Ranch Community Working 
Group Meeting Minutes, October 20, 2007). Considerably more information would need 
to be established on water availability and rights, should the proposed amendments be 
initiated for study/due process There is conflicting information on the water picture 
needed to reestablish economically viable agricultural production on Bishop Ranch, but 
whatever the status may be, it was promulgated by their selling off the water rights. 
 
Amendment of Conservation Element Policy 
 
The applicant has also proposed an amendment to Conservation Element Policy CE 
11.2 that would remove the current prohibition against the conversion of agriculturally 
designed land to non-agricultural uses (please refer to Attachment 1). CE 11.2 as 
currently written applies to all agriculturally designated property within the City and 
provides the City with a tool for protecting its agricultural resources and heritage. The 
Council previously initiated an amendment to CE 11.2 as part of the Shelby Trust 
project at 7400 Cathedral Oaks Road (February 19, 2008). The amendment to CE 11.2 
proposed by the Shelby Trust differs significantly from that proposed by Bishop Ranch. 
Those differences would have to be reconciled should the Council take other than the 
recommended action.  
 
Litigation 
 
Pending litigation filed by the applicant contends in part that the Bishop Ranch property 
is not agriculturally viable and as such, must be planned and zoned for non-
agricultural/urban use to avoid a regulatory taking of their property. The applicant’s 
proposed General Plan Amendments are a precursor to the urban development of the 
property. The City, however, has the authority to regulate the use of private property, if 
such regulation substantially advances a legitimate governmental interest and does not 
constitute a regulatory taking. In the case of Bishop Ranch, protection of the City’s 
agricultural resources is one of the primary goals of the General Plan.  Given an ever 
expanding population, rapid and continuing loss of arable land, and substantial 
intensification of the costs of agricultural production (both economic and environmental), 
the protection of local agricultural resources is absolutely critical to the well being of the 
City, its residents, and visitors.  
 
Staff suggests that the current policy CE 11.2 is the most important tool the City has to 
advance this public interest. 
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SUMMARY: 
 
There is already sufficient land available for commercial, industrial, and residential 
opportunities under the General Plan to meet the needs of the City into the foreseeable 
future. The property may be one of the City’s most significant agricultural resources, 
and if the proposed General Plan Amendments were initiated and eventually approved, 
would deprive the City of some of its most important tools to protect such resources and 
the City’s agricultural heritage. If the requested amendments were initiated and 
approved, the ensuing movement of urban, residential development onto the City’s 
periphery, in an area surrounded by productive agricultural lands currently under 
cultivation, would not result in good planning, or promote a legitimate public purpose. 
Therefore, the proposed change in the Bishop Ranch’s land use designation from 
“Agriculture” to an urban mixed use designation, as well as the proposed amendment of 
policy CE 11.2 are not supported by staff. 
 
ALTERNATIVES: 
 
The City Council may elect to initiate the proposed General Plan Amendments. If so, the 
following considerations should be deliberated and acted upon: 
 
 The Open Space Element’s Open Space Plan Map (General Plan Figure 3-5) also 

designates the project site as “Agriculture.” Therefore, if the Council were to initiate 
the applicant’s requested change to Land Use Element Figure 2-1, a corresponding 
amendment to Open Space Element Figure 3-5 would also have to be initiated. This 
would be necessary in the event that if the applicant’s requested amendment were 
approved by the City, said approval would not create an internal General Plan 
inconsistency between the Land Use and Open Space Elements. No request for 
initiation of an associated amendment to Figure 3-5 has been filed by the applicant. 

 
 Open Space Element Policy OS 7.4(b) states the following: 

 
Agricultural lands shall be managed in accord with Land Use Element Policy LU 7 
and with Conservation Element Policy CE 11. Conversion of lands designated for 
agriculture to urban or other nonagricultural uses shall not be permitted. 

 
If the requested amendment to Policy CE 11.2 is initiated, the City Council should 
also initiate a similar amendment to OS 7.4(b) for the sake of internal consistency. 

 
LEGAL REVIEW: 
 
This matter was discussed with the City Attorney’s office. 
 
FISCAL IMPACTS: 
 
The processing costs associated with the proposed General Plan Amendments initiation 
are paid by the applicant. 
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Submitted By:      Approved By: 
 
 
_____________________    _____________________ 
Steve Chase, Director     Daniel Singer  
Planning & Environmental Services   City Manager 
 
 
ATTACHMENTS: 
 
1. General Plan Amendment Worksheets 
2. Letter from Bishop Ranch 2000 LLC dated April 15, 2008 
3. Conceptual Land Use Schematic (11 x 17 reduction)
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