Exhibit 8 

Potential Sites for Re-zoning to 20 Dwelling Units per Acre

On February 10, 2009, Planning Division staff presented a list of 22 potential re-zoning sites that had been preliminarily considered for inclusion in the re-zoning program, of which staff recommended that 14 be further evaluated.  The Board of Supervisors directed staff to evaluate the 14 sites as listed in the following table:
	Rank No.
	Parcel No.
	Location
	Parcel Size
	Potential Units
	City Sphere or Area
	Slope

	1
	56018001
	Piru
	5.48
	109
	n/a
	0-5%

	2*
	56012011
	Piru
	1.07
	21
	n/a
	0-5%

	3
	56008010
	Piru
	1.48
	29
	n/a
	0-5%

	4
	647012005
	Santa Susanna Knolls
	1.07
	21
	Simi Area
	0-5%

	5
	647012006
	Santa Susanna Knolls
	1
	20
	Simi Area
	0-5%

	6*
	647012007 647012008 647012009
	Santa Susanna Knolls
	2.17
	43
	Simi Area
	0-5%

	7
	147006022
	Strickland Acres
	9.78
	196
	Oxnard Sphere
	0-5%

	8
	145018004 145018005
	El Rio
	5.39
	108
	Oxnard Sphere
	0-5%

	9
	145018006
	El Rio
	2.73
	55
	Oxnard Sphere
	0-5%

	10
	145019039
	El Rio
	0.8
	16
	Oxnard Sphere
	0-5%

	11*
	611008014
	Simi Valley
	4.21
	84
	Simi Sphere
	0-10%

	12*
	611008004
	Simi Valley
	2.01
	40
	Simi Sphere
	5-10%

	13*
	611008012
	Simi Valley
	3.35
	67
	Simi Sphere
	5-10%

	14*
	645016003 645016002
	Santa Susanna Knolls
	23.57
	471
	Simi Area
	0-10%


  * Based on the further staff evaluation, the highlighted sites are no longer recommended for evaluation in the EIR or consideration for re-zoning.
As a part of the more in depth research, staff conducted individual site visits, spoke with public service providers, and researched environmental and legal access constraints, among other issues. As a result, staff is now recommending that eight (8) of the sites be further evaluated in an Environmental Impact Report (EIR) and considered for possible rezoning to the proposed Residential High Density (RHD) zone. However, six (6) sites are now recommended to be removed due to significant development constraints that would either make these sites economically infeasible to construct lower-income housing or had limited access and/or other public services.
Description of Sites Recommended for Possible Rezoning to RHD
The sites recommended for further evaluation in an EIR and consideration for rezoning to the proposed RHD zone include two sites in Piru (sites 1 and 3), two sites on Santa Susana Pass Road (sites 4 and 5), one site in Strickland Acres (site 7), and three sites in El Rio (sites 8, 9, and 10). These sites are shown on Figures 1 through 4 of this Exhibit. Each of these sites was evaluated based on the development criteria listed below and found to meet the basic parameters necessary for a development project. The criteria used to evaluate all sites included:

· Vacant, undeveloped or underutilized parcels;

· Minimum parcel size of 0.8 acres (in order to accommodate 16 units per site consistent with State law);

· Not subject to SOAR;

· Water and sewer service availability;

· Not located within the Highway 33 or Highway 118/34 traffic impact areas, and

· Other physical constraints such as topography and local access.

Although each site has its own individual issues related to local traffic, noise, community character, etc, there no major constraints were identified that would preclude development on these eight sites. 
Description of Sites Not Recommended for further Consideration
The constraints discussed below provide justification for the removal of each of these parcels from further consideration for re-zoning to RHD zone:

Site No. 2 – Piru Area

This site is located in the Piru Area and situated just north of the railroad tracks. During a site visit, it was noted that this site is currently accessed via Camulos Place which consists of a single-lane, dirt road that serves several parcels.  The subject site is located at the southern end of Camulos Place. This lane is not County maintained and a records search shows no definitive reference to legal access.  This means that access would need to be confirmed via a Title Report.  The property is bordered to the south by the railroad right-of-way; to the west by the Warring Wash that is an improved Flood Control Facility; and to the east by Camulos Place. The property to the north is a residential lot that is only 50 feet in width and also takes access from Camulos Place. The Warring Wash would not allow access from the west and it is not desirable for access to be taken along railroad right of way (nor would it likely be approved). Because the parcel is triangular is shape, there is no other means of access to the site other than Camulos Place. Further, Camulos Place is approximately 685 feet in length and would require improvements including paving, infrastructure and widening to serve high density residential development. 

Due to the complexity and constraints regarding access, it is recommended that this site not be further considered for re-zoning.
Site No. 6 – Santa Susana Pass Road

This site is located north of Santa Susana Pass Road and is situated between Santa Susana Pass Road and the railroad tracks. Site 6 is a combination of three assessor parcel numbers under the same ownership. There are three primary constraints that are of concern with this site. The first constraint is the topography of the site.  The site slopes downward toward the railroad tracks and consists of undulating topography with a natural swale through the middle.  While in and of itself, this factor is not insurmountable, grading and design would be more challenging than other sites.  In addition, the site contains many oak trees that would most likely need to be removed should the site be developed with high density urban uses. Finally, while sewer service could be provided by the City of Simi Valley, it would require a 2100-foot extension of the line along Santa Susana Pass Road to Smith Road. The cost of extension is approximated at $130 - $220 per lineal foot.  The higher cost is for areas where bedrock may be encountered such as the Santa Susana Pass area.  The estimate per Simi Valley Public Works is approximately $220,000 - $500,000 to extend sewer service to this site (S. Benjamin, City of Simi Valley, April 2009).  

Given the topography, biological resources and cost of extending sewer service to this site, it is recommended that this site not be considered further for re-zoning.

Site Nos. 11, 12 and 13 – North Simi Hills Area

These sites are located just north of the City of Simi Valley and Ditch Road.  Access to the sites is directly from Ditch Road to the south.  Ditch Road is a graded gravel road that is owned and maintained by the County Watershed Protection District for purposes of maintenance of the Tapo Hills Diversion Channel and the two associated debris basins. While these sites and other parcels north of Ditch Road have easements for access from Ditch Road, the Watershed Protection District (WPD) has indicated that they would be opposed to any lot splitting or intensification of uses on these parcels. Should any commercial or additional uses be considered at these locations, WPD would recommend that the parcels, along with the improvements and maintenance of Ditch Road, be annexed to the City of Simi Valley (R. Jester, VC Watershed Protection District, April 2009). 

In addition to the access issue, the City of Simi Valley Public Works, Sanitation Department has indicated that public sewer is not accessible to the properties north of Ditch Road (S. Benjamin, April 2009). 

Last, the topography of site 11 site consists of a large knoll, or small hill that ascends steeply up from Ditch Road.  Development of this site would require extensive grading which would not be economical for multi-family residential type structures. 

Given these three development constraints, it is recommended that these sites not be further considered for re-zoning.  

Site No. 14 – Santa Susana Knolls Area

This site is located just south of the City of Simi Valley and west of Katherine Road. The County Planning Division is currently processing an application for a General Plan amendment, zone change and conditional use permit that would accommodate 100 single-family dwelling units on Site 14.  The project application has been in the environmental review stage for approximately 18 months pending resolution of a fire protection access issue. The project site is located in a high fire hazard area which, according to the Ventura County Fire Protection District, requires a secondary access route for emergency evacuation and access to the project site and other sites within the Santa Susana Knolls. 
In order to meet the emergency access requirements for the project (General Plan Goals, Policies and Programs, 2008, Fire Hazards Policy 2.13.2-1), Sunny Knolls, LLC, the applicant for the Project, is proposing to widen certain segments of Katherine Road that are located between the project site and Santa Susana Pass Road in order to mitigate the project’s impacts, as well as the project’s contribution to cumulative impacts, relating to emergency access. In July 2008, staff requested the applicant to conduct a title search for the Katherine Road right-of-way to determine if the County possesses a 40-foot public right-of-way along the entire length of Katherine Road, which is needed to facilitate the applicant’s proposed road widening plan. As of the writing of this report, the applicant has not submitted the requested information and the feasibility of the applicant’s proposed road-widening plan cannot be verified.
Although the project applicant is agreeable to having this site considered for high density residential re-zoning, if this issue cannot be resolved, it will render the project infeasible, or require a statement of overriding considerations regarding significant fire access impacts. This is considered a significant constraint to high density residential development in a high fire hazard area.  Since the applicant has not submitted the requested documents pertaining to the Katherine Road right-of-way, and there are other sites for consideration, staff is recommending removing this site from the list of potential re-zoning sites. 

Should the applicant submit the necessary access verification during the environmental review stage of the re-zoning program, the site could be further considered.

In addition, Site 14 appears to have more varied topography and biological resources than the other potential sites.
Due to potential emergency access constraints and relative attributes compared to other potential sites, it is recommended that this site not be considered for further evaluation or re-zoning to the RHD zone.
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