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BACKGROUND/REASONS FOR RECOMMENDATION - continued

Dedicated Agricultural Uses — Approximately 211 acres of the aifected land area would be
dedicated to active cultivation as private, communal, and public deed restricted agricultural lands.
FT Lands, LLC, envisions that this dedicated agricultural land can be brought into active
cultivation for olive and fruit orchards, grape vineyards, and vegetable gardens for commercial
and community sponsored organizations. The area under dedicated agricultural uses would be
comparable to the Agricultural Lands (AL) designation under the General Plan.

Dedicated Open Space Lands — Approximately 473 acres of the affected land area would be

deed restricted as open space lands, allowing only resource management areas and low-
intensity passive recreational uses. The area dedicated as open space lands would be
comparabie to the Open Space (OS) designation under the General Plan.

Parks and Recreation Facilities — FT Land, LLC, is proposing to set aside approximately 8 acres

for publicly operated park and recreational facilities. Specifically, they are identifying 2 acres o be
set aside for an environmental education center (intended for hands-=on agriculture and nature
related programs) and a public trail system.

Community Gathering and Religious Facilies — FT Land, LLC, is proposing 1o dedicate
approximately 3.25 acres to community gathering and religious worship facilities. Approximately 3
acres would be reserved for the religious worship facilities and %- acre set aside for a community
center. The area dedicated for community gathering and religious facilities would be comparable
1o the Public/Semi-Public (PS) designation under the General Plan.

Roadways — The remaining balance of the affected land area, approximately 35 acres, would
become private roadways to connect to the clustered residential development.

The proposal by FT Lands, LLC, to establish a new rural mixed use designation for the Tassajara area
raises a number of concemns. The following enumerates and summarizes staff's concerns related to this
General Plan Amendment study request:

1.

General Plan Consistency: Contrary to the term “rural residential” as used in the General Plan,
the proposed clustering of residential development would actually be quite urban in nature,

because the actual residential density results in approximately 3.9 units to the acre (770

acres/194 units = 3.94). This would be comparable to density found under the Single Family
Residential — Medium Density (SM) designation in the General Plan, which has a density range
of 3.0 1o 4.9 units to the net acre, and is deemed an “urban” land use under the General Plan.
Additionally, the proposal invokes a residential density bonus and includes 24 units of multi-family
residential, each of which are more typically found in an urbanized setting. ltis also apparent that
the proposal would require the extension of urban services (e.g. water and sewer services) to the
Tassajara area in order to support the residential development component. It is noted that the
General Plan contains several policy statements and implementation measures specifically
aimed at discouraging the extension of urban services across the Urban Limit Line, especially
services such as water and sewer which could be deemed as growth inducing. Taken together,
the residential density issue and the need for urban services (water and sewer services), there is
in staff's mind a substantial question as to whether certain aspects of the residential component
under the proposal could be found consistent and not in conflict with the General Plan as a
whole. 1 ‘

1. CA Govt. Code section 65300.5 mandates that a General Plan be integrated and intemnally consistent amang ail elements and within each element,
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2. Traffic Capacity: In January 2004, the County entered into a comprehensive agreement t0
settle litigation with the Town of Danville related to the approval of the Alamo Creek and
Intervening Properties developments. Through this settlement agreement the County agreed
that, if and when, it receives an application for development east of the Blackhawk Road/Crow
Canyon/Camino Tassajara intersection it will conduct traffic studies in accordance with certain
protocols and if it is determined that no capacity exists within the intersection to accommodate
traffic from future development, the County will deny future development on that basis. It is not
clear that the level of development which would be permitted under the proposal by FT Land,

LLC, would exceed the capacity thresholds established in the 2004 settiement agreement.

3. Viability of Intensive, Cultivation-Based Agriculture in Tassajara Area: The proposal
assumes more intensive cultivation-based agriculiural production than .has historically been
supported in the Tassajara area. While the proposal provides information on projected
agricultural yields, it is not clear such cultivation would be viable given the present water
limitations in the Tassajara area, or, whether the soil is capable of supporting such cultivation. it
is noted that this area has historically only supported grazing and dryland farming.

4. Agricultural Component Link to Residential Development Component: Aside from the
question of whether cultivation-based agriculture would be viable, there is also the question of
how the agricultural component would be linked to the residential component. There is little
information as to who would own and operate the area set aside for agriculture. The proposal
describes the agricultural cultivation “as private, communal, and public deed restricted”.
Presumably, this means that a homeowners association would hold fee title to the approximately
211 acres of dedicated agricultural land, and it would then lease these lands to a farm
operator(s).

5 Preservation of Tassajara’s Open Space/Agricultural Character: The proposal by FT Land,
LLC, affecting 770 acres (+/-) together with the nearby 221-acre Creekside Memorial Park
Cemetery could effectively and dramatically alter the rural and open space/agricultural landscape
now present along Camino Tassajara.

6. Challenging Environmental Review: The California Environment Quality Act (CEQA) review for
this proposal will be a challenge. Because it is more of a development concept involving at this
point only a policy change (no development entittements such as subdivision map, development
plan, etc.) the level of detail for environmental review purposes will likely be limited unless more
detailed information becomes available. This will create inherent challenges and potential
complications in preparing the CEQA review, and may generate significant comments from
reviewers seeking more detailed information than is available.

Of the six concerns listed above, staff believes the most substantive relates to the matter of General Plan
consistency. As presently described, it remains 1o be seen how the clustered residential development
component to the proposal could be found internally consistent with the whole of the General Plan. The
other five concems listed above are matters that could be resolved in the course of the General Plan

- Amendment study.
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Despite the concems listed above, staff is recommending that the General Plan Amendment study be
authorized. The proposal does present a unique opportunity to preserve significant and strategically
located acreage in the Tassajara area (approximately 683 acres) as permanent open space and
agricultural lands. The proposal also has the potential to help establish a policy framework for future
development in the rest of the Tassajara area, which has historically been a contentious matter for the
County. This recommendation for General Plan Amendment study authorization, however, does not
imply support or endorsement to establish a new rural mixed use designation for the Tassajara area.
Rather, staff believes this matter is appropriate for study subject to review of including but not limited to
the six concems listed above, especially a close examination of questions relating to the residential
component’s proposed density and extension of urban services across the Urban Limit Line,

Attachments (2)

Exhibit A: Letter requesting General Plan Study Authorization for FT Land, LLC, submitted by Cecily Talbert,
Bingham-McCuichen, dated May 31, 2007

Exhibit B: Maps of the Subject Parcels (APNs: 220-100-023, 206-030-065, and 223-020-018/018), including
Aerial Photograph, General Plan Designation, and Zoning District






