VENTURA LOCAL AGENCY FORMATION COMMISSION
STAFF REPORT
Meeting Date: September 16, 2015 Agenda Iltem 11
(Continued from meeting of May 20, 2015)

TO: LAFCo Commissioners
FROM: Kai Luoma, Executive Officer

SUBJECT: LAFCo 15-08S City of Santa Paula Sphere of Influence Review/Update

This item was continued from the May 20 LAFCo meeting to allow the City of Santa Paula additional
time to prepare for the hearing and for LAFCo staff to review and prepare responses to comment
letters that were received.

The recommendations, background, and discussion contained in the May 20 Staff Report
(Attachment 1) remain applicable. This Staff Report provides a more detailed background of the
history of the City sphere of influence and how it relates to the City Urban Restriction Boundary
(CURB). It also provides some general and specific responses to the many comments that have
been submitted on the matter.

RECOMMENDATIONS:

It is recommended that the Commission approve one of the following options:

Option 1 - Review the sphere of influence for the City of Santa Paula and determine that no update
is necessary.

Option 2 - Adopt the Resolution (Attachment 4) making determinations and updating the sphere of
influence for the City of Santa Paula to remove most of the Adams Canyon Expansion Area from the
sphere of influence for the City of Santa Paula.

Option 3 - Adopt the Resolution (Attachment 5) making determinations and updating the sphere of
influence for the City of Santa Paula to remove most of the Adams Canyon and all of the Fagan

Canyon Expansion Areas from the sphere of influence for the City of Santa Paula.
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BACKGROUND

Sphere of influence review / update

Consistent with its adopted work plan, in November 2012, the Commission accepted Municipal
Service Reviews (MSRs) for nine of the ten cities within the County (no MSR was prepared for the
City of Port Hueneme). Also in November 2012, following acceptance of the MSRs, the Commission
reviewed and reaffirmed the spheres of influence for the Cities of Moorpark, Ojai, Oxnard, and
Thousand Oaks. The Commission also reviewed and updated the sphere of influence for the City of
Camarillo to remove approximately 20 acres of agricultural land. In 2013, the Commission
reviewed and reaffirmed the spheres of influence for the Cities of Fillmore and Simi Valley. The
Commission also reviewed and updated the sphere of influence for the City of San Buenaventura to
remove approximately 65 acres of agricultural land.

The sphere of influence for the City of Santa Paula was scheduled to be reviewed and possibly
updated by the Commission in January 2013, but the matter was continued to the March 2013
meeting. At that time, the Commission was provided with the same three options regarding the
City sphere of influence that are recommended in this Staff Report. A motion to approve Option 2
(to remove most of Adams Canyon from the sphere of influence) failed on a 3-3 vote. A second
motion to approve Option 1 (to determine that no update to the sphere of influence is necessary)
also failed on a 3-3 vote. Thus, the sphere of influence for the City of Santa Paula was the only
review of a city sphere of influence for which the Commission took no action: it was neither
updated nor reaffirmed by the Commission.

In February 2015, the City of Santa Paula Planning Commission was scheduled to consider a
development proposal on approximately 50 acres of land located within the Adams Canyon
Expansion Area, which would require annexation to the City. The 79-unit hillside residential project
involved the grading of two million cubic yards of earth and the deposition of several hundred
thousand cubic yards of earth in three canyons located north of the project site and also within the
Adams Canyon Expansion Area. LAFCo staff provided a comment letter to the City outlining a
number of issues with the development proposal and provided the letter to the LAFCo Commission
in March 2015. At the March 2015 LAFCo meeting, the Commission directed staff to schedule the
review (and possible update) of the City sphere of influence for a subsequent meeting. As noted,
the matter was scheduled for the May 2015 LAFCo meeting and continued to the September 2015
meeting.

History of the sphere of influence and CURB in Adams and Fagan Canyon areas

Since the City Council’s adoption of the General Plan Update in 1998 and LAFCo’s approval of a
sphere amendment in 2000, both the Adams Canyon and Fagan Canyon Expansion Areas have been
the focus of several development proposals. In addition, both Expansion Areas have been subject
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to voter initiatives regarding development. The
following timeline outlines the history of various
events that have affected past development
proposals in each Expansion Area:

1997: The Adams Canyon and Fagan Canyon
Expansion Areas are not identified in the City
General Plan and are not included in the City sphere
of influence (see inset to right).

1998:

The City amends its General Plan to identify the
City’s two Expansion Areas to the north of the
City. The General Plan Update did not include a
land use map, infrastructure plan, circulation
plan, or open space plan for either Expansion
Area.

» Fagan Canyon:
- 2,173 acres (3.4 square miles)
- 450 residential units
- Limited commercial development.
» Adams Canyon:
- 5,413 acres (8.5 square miles)
- 2,250 residential units and a population
of 6,750
- 152,000 square feet of commercial
development,
- 2 hotels, 2 golf courses, schools, and
recreational uses.

The City submits a request to LAFCo to include
both Expansion Areas within the City sphere.
LAFCo approves the inclusion of only Fagan
Canyon (2,173 acres) in the sphere of influence
(see inset to right). Adams Canyon is not
included within the sphere of influence based on
the Commission’s concerns over the City’s ability
to provide services in this area.

The City submits a request for reconsideration
for the inclusion of Adams Canyon in the sphere.
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1999: City submits a “White Paper Report” to LAFCo
outlining how services would be provided to Adams
Canyon. The White Paper Report conclusions are
based on development of 2,250 units with a
population of 6,750, 152,000 square feet of
commercial development, 2 hotels and 2 golf
courses in Adams Canyon.

2000:

e February: Based largely on information
submitted in the White Paper Report, LAFCo
amends the sphere of influence to include the
5,413-acre Adams Canyon Expansion Area (see
inset to right).

e November: City voters approve Save Open-Space
and Agricultural Resources (SOAR) to include
Fagan Canyon Expansion Area within the CURB.
Adams Canyon is not included within the CURB
(see inset below).

2002: City voters reject a developer-backed initiative to amend the CURB line to include the Adams
Canyon Expansion Area to allow for potential

annexation and development consistent with the

General Plan.

2003: City voters approve an amendment to the
CURB to include a 32-acre parcel abutting the City
(the Peck/Foothill Property). (See top inset next

page).

2005: The City Council approves a General Plan
amendment and development project in the Fagan
Canyon Expansion Area, which increases the number
of residential units in the Area from 450 to 2,155,
and includes commercial development, schools, and
other uses.

2006:
e City residents gather enough signatures to place
a referendum on the ballot to overturn the City
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Council’s approval of the Fagan Canyon
development project.

The City Council rescinds its approval of the
previously-approved development project in
Fagan Canyon and places the project on the
ballot.

Voters reject the Fagan Canyon project.

City voters reject a second developer-backed
initiative to include the Adams Canyon
Expansion Area within the CURB to allow for the
potential annexation and development of 495
dwelling units.

After collecting enough signatures to qualify for
the ballot, voters approve a measure that
requires voter approval in order to increase
development density on any property over 81
acres in size through 2020. This measure applies
to all lands within the City’s General Plan
planning area.

2007:

May: City voters approve a third developer-
backed initiative to increase the size of the CURB
and amend the General Plan’s allowable uses in
the Adams Canyon Expansion Area (see lower
inset to right). The initiative did not include a
land use map, infrastructure plan, circulation
plan, or open space plan for the Expansion Area.
The approved initiative:

- Increases the size of the CURB to include an
additional 6,578 acres (10.3 sq. mi) for a
total of 8,751 acres (13.7 sg. mi) north of the
City.

- Increases the size of the Adams Canyon
Expansion Area to include an additional
1,165 acres (from 5,413 acres (8.5 sq. mi.) to
6,578 acres (10.3 sg. mi.)).

- Reduces the maximum number of units from
2,250 to 495.

- Eliminates the 150,000 square feet of
potential commercial development.
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- Reduces the number of hotels and golf
courses from 2 each to 1 each.
e June: LAFCo reviews and updates the City
sphere of influence and makes no changes to
the sphere of influence north of the City.

2008: City voters amend the CURB to include the
550-acre East Area 1 development site, to allow for
development of:

- 1,500 residential units

- 150,000 square feet of light industrial

- 285,000 square feet of commercial

- 376,000 square feet of civic uses

- Parks and open space

2011: LAFCo approves an amendment to the City
sphere of influence and annexation of the East Area
1 development site (see inset to right).

2013: The East Area 1 sphere of influence
amendment and annexation become effective.

DISCUSSION
The current sphere of influence is discussed in detail in the March 2013 and May 2015 Staff Reports

(both are contained in Attachment 1). Following is a brief summary of the current sphere of
influence within the Adams and Fagan Canyon Expansion Areas.

Unincorporated Residential
L Area per .
area within units per
General Plan
sphere General Plan
Adams Canyon 5,413 acres 6,578 acres 495
Expansion Area (8.5 sq. mi.) (10.3 sq. mi.)
Fagan Canyon 2,173 acres 2,173 acres 450
Expansion Area (3.4 sq. mi.) (3.4 sq. mi.)
7,586 acres 8,751 acres
Total ! ’ 4
ota (11.9 sqg. mi) (13.7 sg. mi) 945
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The City’s current sphere of influence extends nearly
5 miles north of the City and up to nearly 3 miles
east to west (see inset to right). It contains more
unincorporated territory than any other city sphere
of influence in the County and is the only city’s
sphere in which the amount of unincorporated
territory is greater than the territory within the
corresponding city.

With over 1,000 total acres (1.6 square miles) of
unincorporated agricultural land, it is second only to
the approximately 1,175 acres of unincorporated
agricultural land within the City of Oxnard’s sphere
of influence. With approximately 6,626 acres (10.3
square miles) of undeveloped unincorporated open
space land (see inset to lower right), it exceeds the
total amount of unincorporated undeveloped open
space land within all of the other city spheres of
influence combined (approximately 4,800 acres).

The current size of the City is 3,653 acres (5.7 square
miles) with an estimated population in 2014 of
30,441. If the area within the sphere of influence
where to be annexed to the City and developed
consistent with the allowable uses in the General
Plan, it would represent a more than 300% increase
in the physical size of the City to accommodate an
approximately 9% increase in the City’s population.

The City’s General Plan provides no land use plan,
circulation plan, infrastructure/public facilities plan,
or open space plan for the area within the sphere of
influence north of the City.

COMMENTS RECEIVED:

Five comment letters were received prior to the May
20 meeting, but after the May 20 Staff Report was
prepared. One was from the City of Santa Paula and

four were from Latham and Watkins, LLP, a law firm that represents R.E. Holdings (the owner of a
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majority of the property within the Adams Canyon Expansion Area). These letters and a summary
of their content is as follows:

e City of Santa Paula, May 19, 2015 — Regarding LAFCo’s authority to review the City’s sphere
of influence and the purported need to prepare an updated municipal service review.

e Latham and Watkins, May 19, 2015 — Regarding the purported failure of the May 20, 2015
Staff Report to provide a sufficient basis to remove Adams Canyon from the City sphere of

influence.

e Latham and Watkins, May 15, 2015 - Regarding the application of LAFCo’s Handbook
policies.

e Latham and Watkins, May 15, 2015 - Regarding the California Environmental Quality Act
(CEQA).

e Latham and Watkins, May 15, 2015 - Regarding the purported need to prepare a MSR.

Each of these letters and staff’s response to the points within them are attached (Attachment 2 is
regarding the letter from Santa Paula; Attachment 3 is regarding the letters from Latham and
Watkins). The letters do not raise any issues that would preclude the Commission from taking any of
the three recommended options: LAFCo’s authority to review the City’s sphere is clearly explained in
the May 20 Staff Report; the Staff Reports provide a sufficient basis to support an action to remove
territory from the sphere if the Commission chooses to do so; the removal of territory from the
sphere would not conflict with any of the Commission’s policies; the three recommended options are
exempt from CEQA, as explained in the May 20 Staff Report; and there is no requirement that a new
MSR be prepared.

Some of the comments received pertain to issues that require additional clarification, as the
comments are either not entirely accurate or broach matters that were not fully covered in previous
staff reports. Each comment is generally summarized below in italics followed by staff’s response.

e Comment: LAFCo is being unfair, arbitrary, capricious, and/or punitive by singling out only the
City of Santa Paula for a sphere of influence review before it is scheduled to next do so in 2017.

As explained in the “Background” section of this report, the City’s sphere of influence is the only
city sphere for which the Commission took no action to either update or reaffirm it as part of its
reviews of all of the city spheres in 2012 and 2013. In addition, the City Planning Commission
recently took an action to recommend that the City Council approve a development project
within the Adams Canyon Expansion Area and sphere of influence that would include LAFCo
action to annex a portion of the project site to the City. Based on these circumstances, it is
reasonable at this time to review the sphere of influence.

e Comment: City voters established the CURB to be substantially coterminous with the sphere of
influence in the Expansion Areas.
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As can be seen from the history of the City’s sphere of influence and CURB, the location of the
sphere of influence and CURB do not correspond with each other in the Expansion Areas. The
CURB did not affect the location of the sphere of influence, as the sphere was established
before the CURB existed. Additionally, the location of the sphere of influence played only a
minor role in the location of the CURB in the Expansion Areas. For instance, when the CURB
was first established to include the Fagan Canyon Expansion Area in 2000, only approximately
25% of the CURB was located coterminous with the sphere of influence (the CURB covered less
area than the sphere). When the CURB was amended to include the Adams Canyon Expansion
Area in 2007, only approximately 37% of the amended CURB was established to generally
follow, or be coterminous with, the sphere of influence (the CURB covered more area than the
sphere).

Comment: LAFCo policies recognize the importance of CURBs and the will of the voters in
establishing spheres of influence.

Regarding spheres of influence, LAFCo policies recognize CURBs only insofar as they establish
that city spheres of influence should not extend beyond them. CURBs are not recognized in any
other way in the determination of a sphere of influence.

CURBs and spheres of influence serve different purposes. CURBs and their related SOAR
ordinances are matters of local policy that apply only to a particular city. LAFCo is not subject
to them. The location of a CURB is established and controlled by city voters and generally
specifies where a city may, and where it may not, consider allowing development to occur. A
sphere of influence is established and amended by LAFCo. A sphere of influence for a city is the
location where LAFCo, after having exercised its independent judgment to consider and make
various written determinations, has determined the city’s “probable physical boundaries and
service area” to be (Govt. Code § 56076). Thus, the location of a CURB and the location of a
sphere of influence represent different things and they may or may not align.

Commissioner’s Handbook Section 4.2.1 provides that “sphere of influence boundaries should
coincide with, or cover lesser area than,” a CURB line. Pursuant to this policy and the definition
of a sphere of influence, a sphere of influence should coincide with a CURB only if the
Commission determines that the location of the CURB also represents the probable physical
boundaries and service area of the city. However, if the Commission determines that a CURB
line does not represent the probable boundaries and service area of a city, and a lesser area
does, the sphere of influence should cover lesser area than the CURB. Thus, it is LAFCo’s
independent determination of the probable physical boundaries and service area of the City,
not the location of the CURB, which is to determine the location of the sphere of influence.
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Comment: Removing the Expansion Areas from the sphere of influence would conflict with the
will of City voters.

As noted in the history section of this report, the City General Plan envisioned development in
both Expansion Areas before the voters established the CURB. However, the General Plan did
not include any type of land use, infrastructure, circulation, public facilities, or open space
planning for the Expansion Areas, as is required by state general plan law. In 2000, the City’s
voters amended the General Plan to establish the CURB, which included the Fagan Canyon
Expansion Area. In 2007, the voters amended the General Plan to reduce the level of
development envisioned for Adams Canyon and include the Adams Canyon Expansion Area
within the CURB. However, the voters were not provided a land use plan, or any other plan, as
part of either initiative. Thus, the actions of the voters did not correct the deficiencies in the
City General Plan.

Moreover, the actions of city voters apply only to the city. They do not apply to LAFCo. LAFCo
is an independent agency that must exercise its independent judgment to achieve its purposes
as outlined in state law. Govt. Code § 56425 provides that LAFCo must determine a sphere of
influence for each city “[i]n order to carry out its purposes and responsibilities for planning and
shaping the logical and orderly development...of the county and its communities”. Basing the
location of a sphere of influence solely on the location of a voter-established CURB would be an
unlawful abdication of LAFCo authority and responsibility.

Comment: Removing territory from the sphere of influence would conflict with the City General
Plan.

There is no provision in LAFCo law or in Ventura LAFCo’s local policies pertaining to spheres of
influence that mandate that spheres of influence be consistent with a general plan. Indeed, if
LAFCo's actions were required to be consistent with a general plan, there would be little
purpose for the existence of LAFCos. As explained above, LAFCo must exercise its independent
judgement in determining a sphere of influence. Though LAFCo often looks to general plans to
help inform it of land use, infrastructure, and service plans when considering a sphere of
influence, its determinations need not be consistent with it. In this case, the City General Plan
contains no such plans for the Expansion Areas. In addition, should the Commission choose to
reduce the size of the sphere of influence, it has determined that the current location of the
sphere is not the probable physical boundary and service area of the City, thus, the City General
Plan would not be the probable general plan for the area and there would be little purpose in
considering consistency with it.
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Comment: Removing territory from the sphere of influence would displace the development
envisioned by the City General Plan for that territory to another location.

This premise is cited repeatedly in comments that were submitted. The Expansion Areas are
located within the unincorporated County area and are subject to the County’s General Plan and
zoning ordinances. The City has no jurisdiction in the Expansion Areas and its General Plan has
no force or effect, thus the development envisioned by it is theoretical and speculative. If
territory were to be removed from the sphere of influence, there would be no change in the
existing land use conditions: the City would continue to have no jurisdiction and its General Plan
would continue to have no force or effect and City development would remain theoretical and
speculative. Nonexistent development potential cannot be displaced.

Comment: Removing Adams Canyon from the sphere of influence would contradict the findings
and actions made by the Commission when it included Adams Canyon in the sphere of influence in
2000.

The inclusion of the Adams Canyon Expansion Area within the sphere of influence occurred prior
to changes in LAFCo law that now require the preparation of a municipal service review in order
to update a sphere of influence. LAFCo’s approval of the inclusion of Adams Canyon in the
sphere in 2000 was primarily based on the analysis and conclusions provided by the City in a
“White Paper Report”. The White Paper Report described in general terms the City’s plans for
providing/funding services in Adams Canyon; however, the Report included no actual land use,
infrastructure, circulation, or open space plans. In addition, the analysis and conclusions in the
White Paper Report were based on a level of development in Adams Canyon that has since been
substantially reduced, as indicated in the following table:

Allowable Uses in Current Allowable
2000 Uses
Residential units 2,250 495
Commercial 152,000 sq. ft. 0
Hotels 2 1
Golf courses 2 1

The findings and determinations that were made by LAFCo in 2000 were based on now outdated
information and a level of potential development that no longer exists. As a result, the
findings/determinations made by LAFCo in 2000 are no longer applicable or relevant.

Attachments: (1) May 20, 2015 Staff Report (excluding some repetitive attachments)

(2) Responses to May 19, 2015 letter from City of Santa Paula

Staff Report
LAFCo 15-08S City of Santa Paula Sphere of Influence Review and Update
September 16, 2015

Page 11 of 12
163



(3) Responses to May 15 and May 19, 2015 letters from Latham and Watkins

(4) Resolution to remove most of the Adams Canyon Expansion Area from
sphere

(5) Resolution to remove most of the Adams Canyon and all of the Fagan Canyon
Expansion Areas from sphere
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VENTURA LOCAL AGENCY FORMATION COMMISSION
STAFF REPORT

) LAFCo 15-088
Meeting Date: May 20, 2015 September 16, 2015
ltem 11, Attachment 1
TO: LAFCo Commissioners
FROM: Kai Luoma, Executive Officer

SUBJECT: LAFCo 15-08S City of Santa Paula Sphere of Influence Review/Update

RECOMMENDATIONS:

It is recommended that the Commission approve one of the following options:

Option 1 - Review the sphere of influence for the City of Santa Paula and determine that no update
is necessary.

Option 2 - Adopt the attached Resolution (Attachment 3) making determinations and updating the
sphere of influence for the City of Santa Paula to remove most of the Adams Canyon Expansion
Area from the sphere of influence for the City of Santa Paula.

Option 3 - Adopt the attached Resolution (Attachment 4) making determinations and updating the
sphere of influence for the City of Santa Paula to remove most of the Adams Canyon and all of the

Fagan Canyon Expansion Areas from the sphere of influence for the City of Santa Paula.

BACKGROUND:

LAFCos are required, as necessary, to review and update the spheres of influence for each local
agency a minimum of once every five years. The sphere of influence for the City of Santa Paula was
last reviewed by the Commission beginning in 2012 as part of the 2008-2012 Work Plan that was
adopted by the Commission in 2007. As part of the 2012 review, the Commission accepted a
Municipal Service Review (MSR) and made written determinations regarding the City’s current and
future provision of services (Attachment 1 is the Resolution adopted by the Commission accepting
the MSR and approving the written determinations in 2012). On March 20, 2013, based on the
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determinations of the MSR, the Commission considered three options to review and/or update the
City’s sphere of influence. The options were the same as those outlined under the
“Recommendations” section of this report and discussed in greater detail starting on page 15 of
this Staff Report. The Staff Report prepared for the March 20, 2013 LAFCo meeting is attached to
this Report as Attachment 2. After substantial public testimony, a motion was made to adopt
Option 2; however, the motion failed on a 3-3 vote. A second motion was made to adopt Option 1;
however, that motion also failed on a 3-3 vote. As a result, the Commission took no action
regarding the City sphere of influence and it remained in place without change.

In March 2015, LAFCo staff informed the Commission that the City of Santa Paula Planning
Commission was scheduled to consider a development project and annexation proposal for
territory located within the Adams Canyon Expansion Area. The 79-unit subdivision on
approximately 35 acres proposes extensive grading on and off the site, as well as the deposition of
hundreds of thousands of cubic yards of earth into three canyons also located within the Adams
Canyon Expansion Area. At the March 18 LAFCo meeting, the Commission directed staff to
schedule a review of the City’s sphere of influence for the May 20 LAFCo meeting.

DISCUSSION:
Spheres of Influence

LAFCo law defines a “sphere of influence” as “a plan for the probable physical boundaries and
service area of a local agency, as determined by the commission.” (Govt. Code § 56076) The
sphere of influence for a city is an important benchmark because it defines the primary area within
which urban development is to be encouraged. Indeed, for an area to be annexed to a city, it must
be located within that city’s sphere of influence. Ina 1977 opinion, the California Attorney
General stated that an agency’s sphere of influence should “serve as an essential planning tool to
combat urban sprawl and provide well planned, efficient urban development patterns, giving
appropriate consideration to preserving prime agricultural and other open-space lands” (60
Ops.Cal.Atty.Gen. 118, 120).

A local agency formation commission may revise the sphere of influence of a city or district at any
time the commission determines it is necessary to do so to carry out the commission’s purposes
and responsibilities. Accordingly, a commission’s power to revise a sphere of influence is not
limited to the five-year review set forth in the Cortese-Knox-Hertzberg Local Government
Reorganization Act of 2000 (CKH) nor to the submission of a proposal for a change of organization.

Government Code section 56425 is the opening section in the portion of CKH that governs spheres
of influence. Section 56425(a) provides, “In order to carry out its purposes and responsibilities for
planning and shaping the logical and orderly development and coordination of local governmental
agencies so as to advantageously provide for the present and future needs of the county and its
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communities, the commission shall develop and determine the sphere of influence of each local
governmental agency within the county and enact policies designed to promote the logical and
orderly development of areas within the sphere.” (Italics added.) Nothing in CKH says the
commission’s power to “develop and determine” spheres of influence is limited to particular
circumstances, such as the five-year review or a proposal for a change of organization. To the
contrary, the power is expressly given to the commission “to carry out its purposes and
responsibilities for planning and shaping the logical and orderly development and coordination of
local governmental agencies so as to advantageously provide for the present and future needs of
the county and its communities.” The broad purpose for which the power is given counsels against
construing the power too narrowly. (This, in turn, is supported by Government Code section
56107(a), which provides that CKH as a whole “shall be liberally construed to effectuate its
purposes.”)

Furthermore, Government Code section 56427 provides, “The commission shall adopt, amend, or
revise spheres of influence after a public hearing called and held for that purpose.” Nothingin CKH
indicates that the commission’s power to call and hold a public hearing to “amend” or “revise” a
sphere of influence is limited to the five-year review or actions initiated by others.

In fact, Government Code section 56428(a) provides, “Any person or local agency may file a written
request with the executive officer requesting amendments to a sphere of influence ... adopted by
the commission.” Government Code section 56428(f) says the request can be, but does not have
to be, “considered and studied as part of the periodic review of spheres of influence required by
Section 56425.” Nothing in CKH indicates that the Legislature intended to give “[a]ny person” the
power to trigger a sphere of influence revision at any time but to withhold that power from the
commission itself, the very body the Legislature charged with the “responsibilities for planning and
shaping the logical and orderly development and coordination of local governmental agencies so as
to advantageously provide for the present and future needs of the county and its communities.”
Such an interpretation of CKH would be contrary to the Legislature’s mandate that CKH is to be
“liberally construed to effectuate its purposes.”

Summarizing these (and predecessor) statutes, one court stated, “A sphere of influence is a flexible
planning and study tool to be reviewed and amended periodically as appropriate.” (City of Agoura
Hills v. Local Agency Formation Com. (1988) 198 Cal. App. 3d 480, 490, italics added.) Consistent
with this, your Commission has adopted a local policy that provides that your commission “shall
review and update, as necessary, the adopted sphere of influence of each local agency not less
than once every five years.” (Commissioner’s Handbook, rule 4.1.4(a), italics added.)

Thus, your commission may, at any time it determines it is necessary and appropriate to do so,
review and revise the sphere of influence of a city or district.
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City of Santa Paula Sphere of Influence

The “Background” section of the March
20, 2013 staff report (beginning on page
1 of Attachment 2) describes in detail
the City’s sphere of influence and
explains the history that led to its
current location. No changes have been
made to the City’s sphere of influence
since 2013.

The City’s sphere of influence contains
approximately 7,783 acres of
unincorporated land, more than the
spheres of influence for any other city in
the County. The majority of this land
(approximately 7,586 acres or 11.85
square miles) is located in an area that
extends up to approximately five miles
north of the City (see inset to right).

City of Santa Paula General Plan

The City General Plan divides the area to
the north of the City into two “Expansion
Areas” totaling approximately 8,750
acres, or 13.7 square miles. These are
the “Adams Canyon Expansion Area” and
the “Fagan Canyon Expansion Area” (see
inset to right). The Adams Canyon
Expansion Area encompasses
approximately 6,600 acres,
approximately 5,400 of which are
located within the sphere of influence.
The Fagan Canyon Expansion Area
encompasses approximately 2,175 acres,
all of which are located within the
sphere of influence.

Proposed land uses within the Expansion
Areas have been subject to a number of
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actions by the City and City voters since 2000 and are discussed in detail on pages 16-17 of the
March 20, 2013 Staff Report (Attachment 2). Currently, the City General Plan allows for the
following land uses within the Expansion Areas:

Expansion Area Use/Acreage
Residential - 495 dwelling units

One resort hotel

One golf course

Adams Canyon -
6,578 acres (5,413

ithi
acres within One school - 40 acres
current sphere of -
. Recreation - 100 acres
influence)
Open space - 200 acres
Single family residential - 450 dwelling units on 1,953 acres
Fagan Canyon - Commercial - 76,230 square feet on 5 acres
2,173 acres Active parks - 7 acres

Open space - 208 acres

Though the City General Plan lists the uses that are allowed within each Expansion Area, the
General Plan does not address future development within the Expansion Areas to the degree
required by state general plan law. Indeed, it is unknown, even in the most general terms, where
within the 13.7 square miles contained in the Expansion Areas any house, road, public facility, park,
school, or other use is to be located.

The inadequacy of the General Plan as it applies to the Expansion Areas is discussed in more detail
in the March 20, 2013 staff report. In summary, for the territory within the two Expansion Areas,
the City General Plan does not include the following required components of a General Plan:

e Aland use plan/map that designates the proposed general distribution and general location
and extent of the uses of the land (see the City General Plan Map Land Use Plan on the
following page).

e Acirculation plan consisting of the general location and extent of existing and proposed major
thoroughfares, transportation routes, and other local public utilities and facilities, all correlated
with the land use element of the plan.

e A plan for the conservation, development, and utilization of natural resources including water
and its hydraulic force, soils, rivers and other waters, wildlife, minerals, and other natural
resources.

e An Open Space Plan that identifies open space for the preservation of natural resources,
managed production of resources (including agriculture), recreation, and public health and
safety.

The only change to the General Plan that has occurred since March 2013 of which staff is aware is
the certification of the Housing Element by the State Department of Housing and Community
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Development. The Housing Element identifies the two Expansion Areas as potential sites for
market-rate housing in the future. However, neither site is necessary in order for the City to meet
its regional housing needs obligation.

Because the General Plan does not plan for the Expansion Areas consistent with the requirements
of state law, it does not provide a reliable means by which to determine the location and extent of
potential future development and service needs within either Expansion Area.
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Without adequate planning, it is difficult, if not impossible, to determine if a sphere of influence
accurately denotes the probable boundaries and service area of a city. For instance, the Adams
Canyon Expansion Area is 6,578 acres in size. Based on the allowed uses identified in the City
General Plan, the amount of acreage devoted to development could be estimated as follows:

City General Plan
Residential - 495 dwelling units | 600 acres (1 acre lots plus 20% for roads, other)
One resort hotel 100 acres
One golf course 200 acres (according to the Golf Course Superintendent
Association of America for courses in resort areas)
One school 40 acres (per City General Plan)
Recreation 100 acres (per City General Plan)
Open Space 200 acres (per City General Plan)
TOTAL 1,240 acres

Based on the above estimates, approximately 1,240 acres within the Adams Canyon Expansion
Area would be devoted to the allowable uses identified by the City General Plan. Of the 6,578
acres identified as being within the Expansion Area, approximately 5,300 acres (over 8.3 square
miles or 81% of the Expansion Area) would remain undeveloped and would not need urban
services. Under this (or a similar) scenario, the current sphere of influence would not be consistent

with the probable service area of the City.

There are two subareas, one within and one
adjacent to the Adams Canyon and Fagan
Canyon Expansion Areas, that warrant special
consideration: the “Peck/Foothill Property”
and the approximately 100 acres of
undeveloped land denoted as “Other Area”
(see inset). In 2003, voters elected to include
the 32-acre Peck/Foothill property within the
CURB line. It became part of the Adams
Canyon Expansion Area as part of the vote to
include Adams Canyon within the CURB in
2007. The City is currently processing an
application for development of 79 residential
units on this 32-acre site. This development is
not associated with the larger development
that was envisioned for the remainder of
Adams Canyon in 2007. The “Other Area” is
not a part of either Expansion Area and was
within the sphere prior to 2000. It is
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identified on the General Plan land use map for “Hillside Residential” development. Therefore, the
general location, type, and density of planned development of this area are known, and thus its
service needs can be anticipated. Staff recommends that both of these areas remain within the
sphere.

County of Ventura General Plan

In 2014, the Commission adopted policies requiring that for changes of organization and changes to
spheres of influence, LAFCo must consider the impacts to agriculture and existing open space lands
as defined by the County’s General Plan. Because this policy was adopted in 2014, the March 20,
2013 staff report did not specifically evaluate the potential impact that development of the area as
part of the City might have on County-designated agricultural and open space lands.

The territory is in the unincorporated
County, and the County’s General Plan and
Zoning Ordinance regulate land use. The
County General Plan (see inset to right)
designates approximately 6,626 acres of
the territory as “Open Space — Urban
Reserve” and this area is zoned “Open
Space” with 160-acre minimum lot sizes.
Approximately 960 acres are designated
“Agricultural — Urban Reserve” and zoned
“Agricultural Exclusive” with 40-acre
minimum parcel sizes. The “Urban
Reserve” designation acknowledges that
the area is currently within the City’s
sphere, but does not grant any land use or
development potential beyond that
allowed for under the “Open Space” or
“Agricultural” designation. The table
below indicates the County General Plan
designations/acreages for the sphere of
influence area within each Expansion Area.

Given the fact that the entirety of the

Expansion Areas consists of existing open
space and agricultural lands, any development within them is likely to result in adverse impacts.
However, because the City’s General Plan does not contain a land use plan/map that identifies the
extent and location of any land uses within the Expansion Areas, the full degree of these impacts of
developed as part of the City cannot be determined.
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Agricultural - Open Space —
Urban Reserve Urban Reserve
Adams Canyon Expansion Area
(5,413 acres within sphere) 710 acres 4,703 acres
Fagan Canyon Expansion Area
(2,173 acres within sphere) 250 acres 1,923 acres
Total 960 acres 6,626 acres

Determining a Sphere Of Influence

Govt. Code § 56425(e) provides that in determining a sphere of influence, the Commission must
prepare written determinations with respect to five areas of consideration. Each of these
considerations is listed below followed by a brief discussion. Additional information and discussion
related to these determinations can be found in the March 20, 2013 staff report:

(1)

(2)

The present and planned land uses in the area, including agricultural and open-space lands.

Present Uses: The approximately 7,586 acres within the Adams and Fagan Canyon Expansion
Areas that are within the sphere of influence are primarily undeveloped open space land,
with agriculture (orchards) in limited areas.

Planned Uses - County: The County General Plan land use designates approximately 87% of
the territory within the sphere of influence north of the City as “Open Space”, with the
remaining 13% designated “Agricultural”. Thus, the planned uses are open space and
agricultural uses.

Planned Uses — City: The City General Plan does not identify the location or extent of any
planned land use designations within either Expansion Area, including agricultural and open-

space lands.

Present and Probable Need for Public Facilities and Services in the Area.

The territory in the Adams and Fagan Canyon Expansion Areas is primarily undeveloped open
space land with agriculture (orchards) in some areas, thus there is no present need for public
facilities and services in the area. The County’s Agricultural and Open Space General Plan and
zoning designations will allow for the existing uses to continue, thus there is no probable
need for public facilities and services in the area.

The City’s current General Plan does not include many of the basic requirements of a general
plan for the Expansion Areas. Because the City has not identified the location or extent of
land uses within the Expansion Areas, the location of urban development that would be in
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need of public facilities and services is not known. Therefore, it is unknown whether the
current sphere represents the probable boundary and service area of the City.

(3) The present capacity of public facilities and adequacy of public services that the agency
provides or is authorized to provide.

The City’s current General Plan does not include many of the basic requirements of a General
Plan for the Expansion Areas. Information is not available to determine if the City’s public
facilities and services are adequate for future development within the Expansion Areas
because the location, extent, and service needs of future development have not been
identified or analyzed.

(4) Social or Economic Communities of Interest in the Area.

Staff is not aware of any social or economic communities of interest within or adjacent to the
current sphere of influence.

(5) Anydisadvantaged unincorporated community within the existing sphere of influence.

As defined by Section 56033.5 of the Government Code, a “Disadvantaged Unincorporated
Community” (DUC) is a community with an annual median household income that is less than
80 percent of the statewide annual median household income. There are no DUCs within or
contiguous to the City sphere of influence.

VENTURA LAFCo COMMISSIONER’S HANDBOOK

The Commissioner’s Handbook (Handbook) is a compendium of the Commission’s local policies.
Division 4 contains policies and standards related to determining, updating, and amending sphere
of influence boundaries. As discussed below, particular sections of the Handbook pertaining to
spheres of influence merit consideration with regard to the sphere for Santa Paula.

Section 4.2.1 — Consistency with Voter Approved Growth Boundaries

Section 4.2.1 of the Handbook provides:

“For cities that have enacted ordinances that require voter approval for the extension of
services or for changing general plan designations, sphere of influence boundaries should
coincide with, or cover lesser area than, voter approved growth boundaries.”

This policy does not indicate a preference that the CURB line is to be the basis for a sphere
boundary, only that the maximum extent of the sphere is to be the CURB line. A sphere may cover
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less area where appropriate. The current City sphere of influence is consistent with this policy, as it
covers lesser area than the CURB (the CURB extends beyond the sphere of influence to include
approximately 1,165 acres that are not within the sphere of influence). In addition, each of the
options to reduce the size of the sphere of influence presented to the Commission in this report is
consistent with this policy, as each would result in the sphere of influence covering lesser area than
the CURB.

CURBs and their related ordinances (often referred to as SOAR ordinances) are matters of local
policy. Generally speaking, they limit a city’s ability to extend services or change land use
designations for area outside the CURB without the approval of city voters. The approval of city
voters to amend the CURB merely authorizes the city to consider future development in that area.
Though the location of the CURB as established by the voters may be one of the considerations of
LAFCo when determining a sphere of influence, the action of a city’s voters to amend the CURB
does not obligate LAFCo to recognize the CURB as the probable future boundaries of the city.
LAFCo must independently evaluate the appropriateness of including territory within a city’s sphere
of influence based on relevant provisions of LAFCo law and local LAFCo policies.

Section 4.3.1 — General Standards

This section provides that LAFCo favors sphere boundaries that, among other standards, “[c]oincide
with existing and planned service areas.” (4.3.1.1(a)) As discussed in this report, there is
insufficient land use, infrastructure, and public facility planning for the Expansion Areas. Therefore,
it appears that the current sphere does not represent the planned service area for the City.

This section also provides that LAFCo discourages sphere boundaries that, among other standards,
“create areas where it is difficult to provide services.” (4.3.1.2(b)) The sphere extends
approximately 5 miles north of City boundaries and is approximately 3 miles wide. The area
contains rugged topography, steep slopes, narrow canyons, and areas subject to flooding and
landslides. Given the size of the area and the variety of constraints, it can be assumed that the
provision of services to certain areas would be difficult. However, in the absence of adequate land
use and infrastructure planning, the level of difficulty with providing services to the Expansion
Areas is unknown.

Section 4.3.2 — Agriculture and Open Space Preservation

As noted previously in this report, in 2014 the Commission amended its policies pertaining to
determining spheres of influence so that consideration is given to potential impacts to agricultural
and existing open space lands as identified by the County’s General Plan. Several hundred acres
within the Expansion Areas are used for agriculture and appear to meet the definition of prime
agricultural land pursuant to LAFCo law (Govt. Code § 56064). Several thousand acres of the
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territory is considered to be open space and is devoted to open space uses, as defined by LAFCo
law (Govt. Code §§ 56059 and 56060).

Pursuant to Handbook section 4.3.2.1:

“LAFCo will approve sphere of influence amendments and updates which are likely
to result in the conversion of prime agricultural or existing open space land use to
other uses only if the Commission finds that the amendment or update will lead to
planned, orderly, and efficient development.”

In order for an update to result in “planned, orderly, and efficient development”, the Commission
must determine that five specific criteria have been met. Though this policy most often applies to
updates that expand a sphere, it is equally applicable to updates that retract a sphere. Indeed,
Section 4.1.2 defines a sphere update to be, in short, a “modification of a sphere”. Furthermore,
Section 4.1.4(c) acknowledges that sphere updates can include the removal of territory from a
sphere. Therefore, it is appropriate for the Commission to consider this policy in the context of this
sphere update. Thus, in order for the area to remain within the sphere, the Commission should
determine that it meets the five specified criteria, each of which is listed and discussed below.

(a) The territory is likely to be developed within 5 years and has been designated for non-
agricultural or open space use by applicable general and specific plans.

Though not specified in the Handbook, LAFCo’s practice has been to consider the general plan
of a city to be the applicable general plan for any changes to that city’s sphere of influence.
However, this policy assumes that the city general plan is complete and consistent with the
requirements of state law for the affected area. As explained in this report, the City’s current
General Plan does not include many of the basic requirements of a general plan for the
Expansion Area, and thus should not be considered to be the applicable general plan.
Moreover, the City General Plan does not designate any territory of the Expansion Areas for
non-agricultural or open space use.

The County General Plan designates the entirety of the territory within the Expansion Areas as
“Open Space” or “Agricultual”.

(b) Insufficient non-prime agricultural or vacant land exists within the sphere of influence of the
agency that is planned and developable for the same general type of use.

The 1,500-unit, 500-acre East Area 1 Specific Plan, for which the Commission amended the City
sphere, was annexed to the City in February 2013. Therefore, the City sphere contains vacant
land that is planned and developable for the same general type of use as that contemplated
within the Expansion Areas
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(c) The proposal will have no significant adverse effects on the physical and economic integrity of
other prime agricultural or existing open space lands.

Due to the inadequacy of land use planning in the Expansion Areas, it is unknown at this time
the extent to which development in the area would affect other prime agricultural or existing
open space lands.

(d) The territory is not within an area subject to a Greenbelt Agreement adopted by a city and the
County of Ventura. If a City proposal involves territory within an adopted Greenbelt area, LAFCo
will not approve the proposal unless all parties to the Greenbelt Agreement amend the
Greenbelt Agreement to exclude the affected territory.

The area is not within a Greenbelt Agreement.

(e) The use or proposed use of the territory involved is consistent with local plan and policies.
The City General Plan is inconsistent with state requirements and does not adequately plan for
the Expansion Areas in terms of the land use map, circulation plan, public facilities plan, open
space plan, and conservation plan. As such, the locations and extent of land uses have not
been identified or planned for as part of the City General Plan. Attempting to establish

consistency with an incomplete plan serves little purpose.

Based on the above analysis, it appears that the current sphere of influence may not “lead to
planned, orderly, and efficient development”.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

Changes to spheres of Influence are normally considered to be projects subject to CEQA. LAFCo
has the sole responsibility for taking action to review and update spheres of influence and is,
therefore, considered to be the lead agency for this project. Pursuant to CEQA Guidelines § 15061,
once a project is determined to be subject to CEQA, the lead agency shall determine whether the
project is exempt from CEQA. A project is exempt from CEQA if, among other factors,

“The activity is covered by the general rule the CEQA applies only to projects which
have the potential for causing a significant effect on the environment. Where it can
be seen with certainty that there is no possibility that the activity in question may
have a significant effect on the environment, the activity is not subject to CEQA.”
(Section 15061(b)(3))
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For CEQA purposes, the options presented in this report for the City of Santa Paula sphere of
influence review and/or update are exempt from CEQA under Section 15061(b)(3) of the CEQA
Guidelines, the “general rule” exemption. The options are exempt because it can be seen with
certainty that there is no possibility that any of the three options may have a significant effect on
the environment because the options either make no modifications to the sphere of influence or
reduce the extent of territory that LAFCo has determined to represent the City’s probable physical
boundaries and service area.

The territory within the Expansion Areas and the sphere of influence are within unincorporated
County area and subject to the County General Plan and zoning. The territory consists of primarily
undeveloped lands devoted to open space and agricultural uses. These uses are consistent with
the County General Plan land use designations and County zoning as discussed previously in this
report. The fact that these lands are currently within the sphere of influence for the City does not
preclude their development consistent with the County General Plan. Thus, the removal of these
lands from the City sphere of influence would result in no greater or lesser development potential
than what exists currently. The current and allowable uses would remain consistent with the
General Plan.

With respect for the Adam and Fagan Canyon Expansion Areas, the City’s General Plan does not
contain many of the basic components outlined in state law. As such, the General Plan does not
adequately plan for the area. Moreover, because the City has no land use authority within the
subject area and no jurisdiction over changes to the sphere of influence, the City General Plan is
not applicable. Thus, from a CEQA perspective, LAFCo’s actions to update the sphere of influence
need not be consistent with the City General Plan.

In addition, the removal of the territory from the sphere of influence does not alter the City’s
General Plan in any way. Only the City can amend its General Plan. Any development identified in
the General Plan for the Expansion Areas would not be displaced to another area by LAFCo’s action.
If the City determines that development in the Expansion Areas is no longer feasible or desirable, it
could choose to amend the General Plan to remove development potential within the Expansion
Areas. If the City determines that development is desirable elsewhere, it can pursue an
amendment of the General Plan accordingly. However, these would be voluntary actions by the
City and the City, as lead agency, would be responsible for complying with CEQA.
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COMMISSION OPTIONS

Staff has identified three options available to the Commission regarding the review and/or update
of the City sphere of influence, as follows:

Option 1: No change

Under this option, no changes would be made to the current sphere. This would allow the City
to potentially annex an additional approximately 7,600 acres and expand to approximately

three times its current size.

Option 2: Remove Adams Canyon
Expansion Area (See inset to right)

Under this option, the majority of the
5,413-acre portion of the Adams
Canyon Expansion Area would be
removed from the sphere of influence.
Should the Commission choose this
option, it is recommended that the 32-
acre Peck/Foothill property remain
within the sphere, as the City is
currently processing a development
proposal on this property. Staff also
recommends that approximately 100
acres denoted as “Other Area” be
retained in the sphere, as this area has
been planned for as part of the
General Plan and is identified for
residential development.
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e Option 3: Remove both Adams Canyon — e
and Fagan Canyon Expansion Areas (See L*° - ' )
inset to right) J
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PUBLIC NOTICE

Regarding public notice, Govt. Code Section 56427 provides:

The commission shall adopt, amend, or revise spheres of influence after a public hearing
called and held for that purpose. At least 21 days prior to the date of that hearing, the
executive officer shall give mailed notice of the hearing to each affected local agency or
affected county, and to any interested party who has filed a written request for notice with
the executive officer. In addition, at least 21 days prior to the date of that hearing, the
executive officer shall cause notice of the hearing to be published in accordance with
Section 56153 in a newspaper of general circulation which is circulated within the territory
affected by the sphere of influence proposed to be adopted. The commission may continue
from time to time any hearing called pursuant to this section.

Notice of the May 20 hearing was emailed to the City Manager and City Planning Director on April
23, 2015. Notice was also posted at the County Hall of Administration and published in the Ventura
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County Star on April 26. Though not required to do so, LAFCo staff emailed the public hearing
notice to representatives of the property owners of the majority of the territory within the
Expansion Areas on April 27.

Attachments: (1) Resolution accepting the Municipal Service Review and approving the
Statements of Determination for the City of Santa Paula.
(2) March 20, 2013 Staff Report
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