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Details of Chumash Housing Property Outlined
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Lost amid the uproar this week about plans for the future of a massive plot of land known as the "Gateway to the Valley" were the actual details of a major housing development planned by the Santa Ynez Band of Chumash Indians.
Two years ago the tribe, in what has become one of the major contentions in the rural community, purchased 1,400 acres of open land, known as Camp 4, near the junction of State Routes 154 and 246.
The tribe has announced plans to build 143 home sites for its members on the land once owned by the late actor-developer Fess Parker.[image: ]
The tribe also is seeking congressional legislation to place the land within its reservation via a process called fee-to-trust. The controversial measure would takes the land outside the county's land use and zoning regulations, as well as its tax rolls.
That move, which circumvents the rigorous county regulations, is what is angering many the community, who fear the tribe will expand gaming operations, build a sewage plant or do some other type of large-scale development that detractors say would disrupt the rural nature of the valley.
Though the fee-to-trust process could take years — if the tribe is even successful at finding a politician to carry the legislation — the Chumash are nonetheless spending significant time and money on the planning for the rolling hillsides.
Last week the tribe held its first meeting to disclose images of a number of proposed layouts.
Though the audience of some 300 people viewed the images and heard a presentation, almost none of the comments that followed were about the specific layouts.
Instead, the crowd asked questions about why the tribe was not adhering to the county's established development planning process; what the tribe planned to do financially for the county once the land is taken off county tax rolls, and what the tribe's true intentions are in relation to expanded gaming.
Tribal Chairman Vincent Armenta suspended the meeting after 90 minutes when questions diverged into comments about moderator Assemblyman Das Williams, D-Santa Barbara, taking campaign contributions from the Chumash.
"We approached the Camp 4 public meeting with the best intentions by providing a professional, carefully planned study of alternative housing options in hopes of a sincere dialog with the community," Mr. Armenta said late in the week.
"Unfortunately, when a few tribal opponents turned that dialog into a rant, there was little opportunity for meaningful discourse. After the meeting, however, we received emails and phone calls from community members who provided much-welcomed input on the layouts."[image: ]
[bookmark: _GoBack]Though the Chumash have announced they will hold more public meetings as their plans progress, some critical details are not known, including what the homes would look like; how the homes would be doled out; what else would be built; what would happen to the grazing and 100 acres of wine grapes already in place; how the new influx of traffic would affect neighbors; and what financial agreement would be reached with the county for payments in lieu of property taxes.
But during the public meeting, the Chumash presented on a projector and in handouts about eight different main options and a few auxiliary ones, for the land and its housing configurations.
Those are, in general terms: one house per five-acre lot; one-acre lots in the northeast corner; one-acre lots in the northeast corner, saving the wine grapes; one-acre lots in three clusters; one-acre lots in three clusters with an Armour Ranch Road setback; one-acre lots in the southeast corner; one-acre lots in the northwest corner, with the vineyard in the northeast; one-acre lots in the northwest corner, with the vineyard in the west; and-one acre lots in the center of the property.
Steve Davis, vice president of the architectural planning firm of Summit Project Management in Culver City, emphasized that the entire development remains a work in progress.
Months ago, he said, the tribal business council asked his firm to develop a residential planning framework for the land.
"We went through various configurations — 15 to 20 — and narrowed it down to the eight that were shown at the meeting," Mr. Armenta explained this week.
"It's like putting together pieces of a puzzle — some layouts worked and others had to be abandoned for various reasons such as proximity to highway, unbuildable area, etc."
Mr. Armenta said he believes all the layouts have merit, but he will support whichever plan the majority of tribal members ultimately favor, "and that hasn't been determined yet."
The architectural design company also was asked to consider whether to enhance the tribe's administration facilities, because of constraints on the reservation as it exists now.
"The community around Camp 4 has distinctive attributes," Mr. Davis said. "We've spent time studying the community, driving through and photographing, getting a feel for the architectural styles and of the density of development and the various characteristics of that beautiful rural neighborhood. It's a factor that goes into the planning process."
Mr. Davis told the audience that the density — the number of dwelling units per acre — is still being evaluated by the tribe's general membership.
"Our charge is not finished here," he said. "We will be looking at dwelling types and aesthetics. One of the charges the tribe has laid upon us is to assist in development of land use and planning codes, to codify a certain amount of architecture and planning language to create a consistency and a nice diversity of planning so it's not just ad hoc."
The actual topography of the 1,400 acres presents some challenges, he indicated, with 200- to 300-foot elevations, ravines, valleys and hilltops. The tribe will stay away from any wetlands and will respect the mature stands of valley and coastal oaks, scrub and other botanical features, he added.
The goal, he explained, is to not build on slopes that are of 15 to 20 percent or greater and to concentrate development in flatter portions.
As for the building footprints, Mr. Davis spent a short time on each of the proposals, giving some details about topography and layouts.
For instance, the first plan in the so-called "cluster" approach would put the 143 home sites in the northeastern corner. Some 40 acres would be reserved at the middle of the property for any needed additional governmental infrastructure.
Another concept would distribute the homes into three sites, with 40 percent in the north, 40 percent in the south and 20 percent in the middle, "taking advantage of the existing hillsides," Mr. Davis said. "The wetlands and botanical features would all be preserved and it creates setbacks from any of those features."
One consideration in that proposal, he said, would be that the infrastructure of roads and utilities would be more spread out, which could become an issue in terms of environmental planning and cost.
Some options would include moving the entire 100 acres of wine grapes closer to State Route 154, and using the current vineyard for development, as it is the flattest portion of the property, Mr. Davis said.
A number of secondary plans also were created, Mr. Davis said, including one that has smaller lots and minimizes the building footprint as much as possible. Another maintains the vineyard untouched, and puts all the residential buildings in one corner.
Another idea has the homes on one-acre lots, with some off Baseline Road and some off Armour Ranch Road, leaving "the view shed corridor undeveloped," Mr. Davis said.
Some residents attending the meeting last week had specific complaints about the presentation.
Solvang resident Lee Rosenberg said he believes there will be development on the land.
"As a consequence, this presentation gives us very little except abstract one-dimensional images," he said, asking for more detail. "It's impossible for me to draw any conclusions or constructive comments about what you've put on the screen."
The tribe's new website, www.chumashfacts.com, includes the Powerpoint presentation and video presented during the public meeting, Camp 4 consultant Frances Snyder said.
Former Solvang City Councilman Fred Kovol, an engineer, told Mr. Davis and the tribal representatives last week that all the concepts had pros and cons. His major concern, he said, was overdraft of water.
Chumash Government Affairs and Legal Officer Sam Cohen said there will be an analysis by a hydrological engineer, which will be incorporated into an eventual environmental assessment.
"The tribe is a landowner and has groundwater rights just like any other landowner," Mr. Cohen said.
Longtime tribal opponent Jim Marino said the Chumash have a "perfect right" to file an application with the county for a subdivision or zoning modification.
"This presentation needs to be made to the county government, not to this group here," he suggested. "You're hoping to deflect and cut off opposition of the land being brought into trust."
Third District Supervisor Doreen Farr, whose district includes both the reservation and the planned development site, has said she is "strongly opposed" to having the Chumash place the land into fee-to-trust. She attended last week's meeting, but it ended before she was able to offer comments.
One of the key points about the plan, in relation to complaints about the county's loss of revenue, is the so-called "draft cooperative agreement" the tribe offered the county, proposing to pay $1 million annually for 10 years and a waiver of tribal sovereignty to make the payment legally enforceable.
On its website about the property, the tribe includes a time counter on the main page, with the days, hours and minutes ticking away since it submitted its proposal. The tally exceeds 600 days.
Ms. Farr said that, assuming the tribe builds homes valued at $1 million each, with a 1.2 percent tax rate for the first year and 2 percent in subsequent years, the loss of property tax revenue for the county would be about $19 million in the first decade and $150 million after 50 years.
If other housing and commercial development were allowed on the 1,400 acres, Ms. Farr has estimated the loss of county revenue could reach $500 million.
That loss, she has indicated in letters to members of Congress, "would not only hurt the county government's ability to provide public safety and social services, but also would severely impact our schools, which are one of the main recipients of property tax revenues in our county."
Mr. Cohen told the crowd last week that the construction of the homes would "create a significant employment impact" and economic benefits.
Considering the jobs supplied by tribal enterprises — including its hotels, restaurants, gas stations and casino — as well as the multiplier effect for tourism and vendors, the "tribe will generate $224 billion for the county over the next 50 years," he said.
Though they have not provided a time line — either for development of the land or the fee-to-trust process — the Chumash leadership indicates there will be more chances for the public to weigh in on the housing development.
"We look forward to additional public meetings as we move forward with fine-tuning preliminary plans for our Camp 4 tribal housing project," Mr. Armenta said.
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