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1 PROJECT OVERVIEW

1.1 Purpose

The State Coastal Conservancy (Conservancy) is seeking community engagement, planning,
environmental and landscape architectural professional services to assist in developing a
contemporary Coastal Access Program for Hollister Ranch, a gated community in Santa Barbara
County encompassing approximately 8 miles of coastline (Exhibit 1). This project consists of a
Phase 1, and a potential Phase 2. Through this Request for Proposals (RFP), the Conservancy
intends to enter into contract with the selected firm for Phase 1 of the project. Phase 2 will be
optional and not obligatory for either the Conservancy or the firm to pursue after Phase 1 is
completed.

Development of the updated Hollister Ranch Coastal Access Program (HRCAP) will be
undertaken as a multi-agency effort, pursuant to the Collaboration Agreement for Development
of a Contemporary Hollister Ranch Coastal Access Program (Exhibit 2) executed by the
California Coastal Commission (CCC), State Coastal Conservancy (SCC), California Department of
Parks and Recreation (DPR), and the State Lands Commission (SLC) (collectively, State Agency
Team).

Phase 1 of the project involves engaging a broad range of interested organizations and
individuals to articulate a shared vision for future public access at Hollister Ranch, and to
catalog potential opportunities and constraints to achieving that vision. The anticipated budget
for Phase 1 is $50,000.

Phase 2 is dependent on the State Agency Team securing additional planning funds and the
needs and expectations of the State Agency Team in developing the plan. Phase 2 will involve
continued public input and community engagement, refinement of the plan, outline of the
regulatory permits and processes, estimated budget for completing the plan and identification
of the critical path toward implementation. As part of this process, the consultant will evaluate
potential components for permitting and operational feasibility.

1.2 Project Goals and Objectives

Specific goals and objectives for the HRCAP will be developed as part of the planning process.
However, a few core goals have already been identified:

1) Develop an over-arching shared vision for public access at Hollister Ranch that will guide
development and implementation of the program;

2) Ensure that the vision and program provide for diverse, equitable, and inclusive access
that meets the needs, interests and concerns of as broad a range of Californians as
possible;

3) Develop an HRCAP that can be feasibly implemented in light of the property’s physical
and environmental characteristics, the regulatory environment, private property
interests, and identified constraints and interests.
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1.3 Site Description

Hollister Ranch is a 14,000-acre, gated subdivision in Santa Barbara County with 8 miles of
spectacular coastline. The ranch has been subdivided into 135 parcels, each of which can have
up to 12 owners. The Hollister Ranch Owners Association (HROA) oversees the subdivision and
manages common spaces, including the roads and shared beach facilities. Adjacent (west) to
Hollister Ranch is the privately owned 24,000-acre Cojo Jalama Ranch, and then Vandenberg Air
Force Base on the north boundary. These three properties constitute the least accessible
stretch of California’s coastline, with less than 2 miles of general public access in a 60-mile
stretch.

The shoreline of the Hollister Ranch features tall bluffs, punctuated periodically by rocky
outcroppings and pocket beaches. This topography makes it nearly impossible to walk safely
along the shoreline from Gaviota State Beach to the Hollister Ranch beaches.

This section of coast provides some spectacular scenic and recreational opportunities including
excellent surfing areas, surf-fishing, diving areas, and beaches with recreational and habitat
values. None of these resources are currently available to members of the general public except
for those owning land along this coastal section, landowner guests or invitees, or those
traveling by boat. The public is currently excluded from both the shoreline and Rancho Real
Road, a private road that extends from the first public road through the 12 miles of Hollister
Ranch and intersects with six private access roads leading to the shoreline.

This section of shoreline has rich and varied habitat supportive of one of the most intact
terrestrial ecosystems on the south coast. The intertidal marine resources along the coast are
rich and substantially pristine.

1.4 Project History and Existing Information

Hollister Ranch was subdivided in 1971, a year prior to the passage of Proposition 20, the
predecessor to the Coastal Act. Subsequently, development on the property was subject to
Proposition 20 or, after January 1, 1977, the Coastal Act. Disagreements between the CCC and
property owners led to specific changes in the Coastal Act. A section was added to the Act that
allows the CCC to designate coastal subdivisions with inadequate public access as eligible for an
alternative process for meeting the Coastal Act’s public access mandate, wherein acquisition of
public access rights is funded through the imposition of in-lieu fees. Once an area is designated
as eligible, the CCC develops a coastal access program that will ensure meaningful public
access. The SCC implements the program pursuant to its authorities.

In 1980, the CCC designated Hollister Ranch as eligible for the new program and in 1981, the
CCC adopted the Hollister Ranch Coastal Access Program. The Program was revised in 1982 to
better protect natural resources that were evaluated in a 1982 Environmental Assessment (see
https://www.coastal.ca.gov/hollister-ranch/). All the proposed public access and improvements
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in the Program relied on SCC’s ability to purchase public access easements over portions of the
property owned by the Hollister Ranch Owners Association. However, due to a number of
factors, SCC has never been able to implement any portion of the plan.

In 2018, an unrelated lawsuit and settlement negotiations over an earlier-required public
access easement on a parcel in Hollister Ranch sparked a wave of renewed public support for
providing public access to the Hollister Ranch coastline. It also refocused attention on the 1982
Access Program. In 2018, the CCC, SCC, DPR, and SLC began working together to achieve
meaningful public access to the Hollister Ranch shore. For more details on the history of public
access at Hollister Ranch, see the December 14, 2018 Coastal Commission briefing on the 1982
Hollister Ranch Public Access Plan.

2 SCOPE OF WORK
2.1 Phase 1 Scope

In Phase 1 of the project, the consultant will develop and execute a public engagement strategy
to ensure meaningful participation in development of the shared vision for public access at
Hollister Ranch. The public engagement strategy will design a process for statewide and local
public engagement in the development of the HRCAP to ensure that the program equitably
addresses the needs, interests and priorities of all Californians. Phase 1 will also include data
collection on opportunities and constraints for future access, including compliance with
applicable land use laws and ordinances.

Public access at Hollister Ranch is an issue of statewide significance. Many organizations and
individuals have been engaged in recent hearings about public access to Hollister Ranch. In
addition to those stakeholders, the public engagement strategy will be designed to include
broad participation in the project. The State Agency Team are particularly interested in
ensuring that the plan include the perspectives of communities that traditionally face barriers
to coastal access.

Task 1 — Develop and Implement the Public Engagement Strategy

Within three weeks of execution of a contract for services at the direction, and in a form
satisfactory to the Conservancy project coordinator, the consultant will prepare a preliminary
public engagement and communication strategy for review by the State Agency Team. The
public engagement strategy should include relevant State, Federal, and local agencies, state
Legislative representatives, the HROA, as well as the hundreds of individuals and organizations
that have commented on public access at Hollister Ranch to the California Coastal Commission
over the past year. The strategy outlined can address both Phase 1 and Phase 2 of the project,
but Phase 1 activities should be proposed in more depth.
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The consultant will implement the public engagement strategy throughout Phase 1 to assist in
the development of the HRCAP and all interim steps. The details of this engagement will be
determined in the strategy, but are expected to include workshops, interviews, surveys, focus
groups, and/or a stakeholder working group, as well as web-based and social media outreach
and data collection methods.

v’ Deliverables:
o Draft and Final Public Engagement Strategy
= Draft to be reviewed by State Agency Team; revised to final based on
comments received
o Summaries of all engagement activities, including for each: date(s) of the
activities; a list of participants; agenda and format (medium) of the activity; and
summary of outcomes, recommendations, input received, etc.

Task 2 — Facilitate Development of a Shared Vision for Public Access at Hollister Ranch

Implement the public engagement strategy to obtain input on the vision for future public
access at Hollister Ranch. Through the public engagement process, facilitate the vision
discussion with the goal of developing a shared vision that can be widely supported by the
interested communities and constituents. That said, the State Agency Team does not expect to
reach 100% consensus on a shared vision.

v' Deliverables:
o Draft and Final Vision Statement
o Draft and Final Vision Report summarizing the process to arrive at the vision,
community participation, input received, key issues resolved through the
process and unresolved issues remaining.

Task 3 — Prepare Opportunities and Constraints Analysis

Through the public engagement process and review of existing documentation about
conditions at Hollister Ranch, prepare an opportunities and constraints analysis for the Coastal
Access Program. This should include, but not be limited to, consideration of:

e Safety, both for visitors to and residents of Hollister Ranch

e Regulatory permitting requirements

e Recreational interests

e Potential impacts to cultural, biological, and other natural resources
e Accessibility

e Construction costs and feasibility

e Operational costs and feasibility
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v' Deliverables:
o Draft and Final Report an Opportunities and Constraints

~--- END OF PHASE 1 ---

2.2 Phase 2 Scope (Optional)

This phase will be optional and not obligatory for either the Conservancy or the consultant to
pursue after Phase 1 is completed. Phase 2 will involve continued engagement with the
interested communities to develop specific recommendations for the HRCAP and work with the
State Agency Team to prepare a final updated HRCAP for Coastal Commission consideration.
Phase 2 may be undertaken in subphases or specific tasks if necessary.

Task 1, continued — Develop and Implement the Public Engagement Strategy

Within three weeks of execution of a contract amendment for Phase 2 activities, prepare for
review by the State Agency Team an updated public engagement and communication strategy
addressing Phase 2 activities. Implement the public engagement strategy throughout the
project to assist in development of the HRCAP and all interim steps.

v Deliverables:
o Draft and Final Strategy
o Summaries of all engagement activities (see above for details)

Task 4 — Develop Evaluation Criteria for Program Components

In consultation with the State Agency Team and through continued public engagement, develop
a list of criteria to use when evaluating potential program components. Some criteria may
conflict with each other; for instance, criteria about maximizing public access could conflict with
criteria aimed at protecting natural or cultural resources. The criteria should be as non-
subjective as possible. Evaluation criteria should include regulatory and legal constraints.

v" Deliverables:
o Draft and Final Evaluation Criteria

Task 5 — Develop List of Potential Program Components

In consultation with the State Agency Team and through continued public engagement, develop
a list of potential components for the Coastal Access Program. Example components (drawn
from the 1982 plan) may include, but are not limited to, a walking trail, bike route, or shuttle
system for accessing the shoreline at specific beaches.

v' Deliverables:
0 List of Potential Program Components
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Task 6 — Evaluate and Prioritize Program Components

Using the criteria prepared as part of Task 4, prepare a draft comparative evaluation of the
potential program components. Present the draft evaluation to the State Agency Team and
revised based on comments. Through the public engagement process, gather input on the
relative priorities of the potential components. In consultation with the State Agency Team,
prepare the final evaluation and prioritization of potential program components.

v’ Deliverables:
o Draft and Final Comparative Evaluation of Program Components

Task 7 — Assist in Preparation of the Hollister Ranch Coastal Access Program

In close coordination with the State Agency Team, prepare a draft and then assist the State
Agency Team in preparing a final version of the Hollister Ranch Coastal Access Program. In
addition to the program components, the HRCAP should include 1) a summary of permits
needed to implement the program, or specific components; 2) an implementation strategy that
includes identification of critical steps beyond the control of the State Agency Team; and 3)
recommendations for near-term implementation of portions of the program.

v' Deliverables:
o Draft and Final HRCAP
o Full color, summary brochure of HRCAP in both electronic format and 100 hard
copies

3 REQUEST FOR PROPOSAL PROCEDURE

3.1 Minimum Requirements

Consultants must demonstrate significant prior experience with planning public access projects
and with designing and facilitating community engagement processes on controversial issues.
Consultants must demonstrate experience engaging a variety of participants such as
community organizations, tribes, citizens and homeowner associations. Consultants must also
have experience incorporating land use and environmental regulations into planning projects.
At least 3% of the work for Phase 1 must be performed by a certified Disabled Veteran Business
Enterprise (DVBE) (more information on this below in Section 3.5.3).

3.2 Key Dates

Consultants submitting proposals are advised of the key dates and times shown below and are
expected to adhere to them.
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Release of RFP March 18, 2019
Pre-submission Question and Answer Conference Call | April 4, 2019, 2-3 pm
(participation is optional)
888-557-8511, passcode 415175
Last day for submission of written questions (submit by | April 5, 2019
email to trish.chapman@scc.ca.gov)

Answers to written questions will be posted on the April 11, 2019
Conservancy’s website (http://scc.ca.gov/hollister ranch )

RFP Proposal Due Date April 19, 2019, 5 pm
Consultant Presentations and Interviews April 29, 30, or May 1, 2019
(At the Conservancy’s option)

Contract Negotiations Begin May 6, 2019

Approximate Contract start date May 20, 2019

3.3 Public Records Act

California Government Code Sections 6250 et seq., the California Public Records Act, provides
that public records shall be disclosed upon written request and that any citizen has a right to
inspect any public record unless the document is exempted from disclosure. Be advised that all
information submitted in response to this RFP and any contract that eventually arises from this
RFP is a public record in its entirety. By submitting materials, you are consenting to release of
such materials if requested under the Public Records Act

3.4 Phases

There are two phases of work covered in the Scope of Work (Section 2) — Phase 1 and Phase 2.
Through this RFP, though Consultant’s qualifications will be evaluated for both Phase 1 and
Phase 2 tasks, the Conservancy intends to negotiate a contract with the selected firm for Phase
1 of the project only. Phase 2 will be optional and not obligatory for either the Conservancy or
the consultant to pursue after Phase 1 is completed.

3.5 Proposal Submission Requirements

Each response to this RFP shall include the information described in this section. Failure to
include all the information specified may be cause for rejection. Additional information may be
provided, but it should be succinct and relevant to the goals of this RFP and should be included
in an appendix to the proposal.

3.5.1 Cover Letter with the following information:

e Legal name and Mailing Address of Firm (include physical location if address is a PO
Box)

e Contact Person, Telephone Number, and Email Address

e Astatement that the firm will perform the services and adhere to the requirements
described in this RFP and shall assure that the designated project team, including
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sub-consultants or sub-contractors (if any), will be used for this project and any
reassignment or substitution of any team member or sub-consultant(s)/contractor(s)
shall not be made without the prior written approval by the Conservancy.

3.5.2 Firm’s Qualifications and Experience

Describe your firm and provide a statement of your firm's qualifications for performing the
requested services. Provide a summary of your firm’s experience in providing these or similar
services. Firms must demonstrate experience by the lead public engagement facilitator in a public
process involving a controversial issue. Please note that while experience in the Santa Barbara
area may be helpful, it is of paramount importance that the consultant team be perceived and
perform as fair and impartial with respect to the project issues. Identify the services which
would be completed by your firm's staff and those that would be provided by sub-consultants
or sub-contractors, if any. Identify any sub-consultants or sub-contractors you propose to utilize
to supplement your firm’s staff. If the firm is a corporate entity, a copy of a Secretary of State
Certification of Business Status is required.

3.5.3 Project Team and DVBE Requirement

Provide a brief summary of the role, qualifications, experience, and geographic location of each
team member assigned to this project, including length of service with the firm. Any proposed
sub-consultants/contractors shall be listed and detail their qualifications/experience and
assigned task(s). Full resumes may be included in an appendix. To the extent applicable, the
firm and/or its key team members must provide copies of valid and appropriate licensures,
registrations and certifications.

The State has established the Disabled Veteran Business Enterprise (“DVBE”) Participation Goal
Program for participation in State contracts. To be considered responsive, proposers must meet
a minimum DVBE participation percentage of 3% of the contract. Proposers that fail to comply
with DVBE requirements will be rejected. To be considered responsive, proposers must
complete (1) a Bidder Declaration (GSPD-05-105), which should identify all subcontractors
proposed for participation in the contract, and (2) DVBE Declarations (STD 843) for each
subcontractor. These forms should be included in your submittal.

3.5.4 Project Understanding

Based on the available information and experience with similar projects, provide a narrative
describing your understanding of the services requested in this RFP, your general approach and
any major challenges to achieving the Conservancy’s stated goals. Discuss any issues that you
believe will require special consideration for this project. Also identify any unique approaches
or strengths that your firm may have related to this project.
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3.5.5 Project Plan

Based on the available information and experience with similar projects, provide a suggested
scope of work for both Phase 1 and Phase 2 of the contract. The anticipated budget for Phase 1
is $50,000. The scope of work should articulate your firm’s plan and approach to the successful
implementation of this project and include thorough discussions of methodologies you believe
are essential to accomplishing this project. This scope of work will be used to evaluate your firm’s
understanding of and approach to the project. Include a detailed schedule for completion of Phase 1
of the requested services. Identify the staff and their hours who would be assigned to each task in
Phase 1, including sub-consultants and sub-contractors.

The proposal should not include any cost information, such as hourly rate of team members,
cost by task, total cost of services, or any other direct or indirect cost information for the firm
or team members. Cost is only considered after the proposals are ranked and negotiations are
initiated with the highest ranked proposer. However, the proposal should identify any potential
conflicts of interest that the proposer may have in carrying out the tasks described herein.

3.5.6 References

Provide a minimum of three (3) references for projects or services similar in nature and scope
that your firm’s team members have completed in the last five (5) years. Identify the role and
responsibility of proposed key team members in those projects, and how the prior experience
relates to their proposed responsibilities for this project. Include brief descriptions of the
projects, dates, client names and contact persons’ names, addresses and telephone numbers.

3.6 Submittal

An electronic copy of your proposal should be submitted by email to trish.chapman@scc.ca.gov
by 5pm on April 19, 2019. At the Conservancy’s sole discretion, proposals that are received
after the submission due date may not be considered.

3.7 Presentations and/or Interviews

At its sole discretion, the Conservancy may request a presentation, interview(s), and/or follow-
up material from any or all Proposers. If an interview is requested, the firm’s proposed project
manager identified in the list of Team Members must be in attendance. If an interview is
requested, it would be held on April 5, 8 or 9, 2019. Based on the firm’s preference and subject
to Conservancy availability, the interview would be done either in the Conservancy’s office or
via video conference.

3.8 Proposal Evaluation

Responses to this RFP will first be reviewed to verify that the response meets the minimum
qualifications, and that all of the content requested in Section 3.5 above is included. If a
response is missing information, it may be deemed non-responsive. Further review is subject to
the Conservancy’s discretion. At the Conservancy’s option prior to award, Offerors may be

9






Hollister Ranch Coastal Access Program
Request for Proposals

4 EXHIBITS
Exhibit 1 -- Site Location
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Project Location




Hollister Ranch Coastal Access Program
Request for Proposals

Approximate area of the Hollister Ranch
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Sample shoreline photos from the Coastal Records Project (https://www.californiacoastline.org/)
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Exhibit 2 -- Collaboration Agreement

Collaboration Agreement for the
Development of a Contemporary Hollister Ranch
Coastal Access Program

California’s iconic coastline is fundamental to the high quality of life we enjoy in the
nation’s most populous state. The coast is home to many of California’s precious
natural, cultural, and historic resources; it underpins our thriving economy, is our
primary recreational outlet, and draws more and more people to settle here each year.
The public policy of protecting, expanding, enhancing, and promoting public access to
the State’s coast, tidelands, and waterways is embodied in California’s Constitution,
numerous statutes and regulations, and the common law. California’s Constitution
specifically directs the Legislature to enact such laws as will give the most liberal
construction to the right of the people to access the waters of the State so that access
to these waters shall always be attainable to the people.

California is a world leader in protecting its coast and advancing the right of all
people to access and enjoy our beaches and ocean. Article X of the California
Constitution, Section 4 guarantees that:

“No individual, partnership, or corporation claiming or possessing
the frontage of tidal lands of a harbor, bay, inlet, estuary, or other
navigable water in this State, shall be permitted to exclude the
right of way to such water whenever it is required for any public
purpose . . . ; and the Legislature shall enact such laws as will give
the most liberal construction to this provision, so that access to the
navigable waters of this State shall always be attainable to the
people thereof.”

Hollister Ranch (the Ranch) is a 14,500-acre subdivision that includes 8.5 miles of
publicly owned shoreline along the Santa Barbara Channel, in Santa Barbara County,
with no land-based coastal access for the public. The Gaviota Coast, of which
Hollister Ranch is a significant part, is the least accessible stretch of coast in
California, with less than 2 miles of publicly accessible shore in more than 60 miles of
coastline.

This inter-agency Collaboration Agreement (Agreement) is entered into among the
staffs of the California Coastal Commission, the California Department of Parks and
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