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Attachment B

BLACK LAKE VILLAGE PLAN

Specific Plan Amendment
Supplemental Project Statement

OVERVIEW

The following request is provided by the applicant, Blacklake Golf Resort LLC, for Amendments to the existing Blacklake
Specific Plan. The Amendments requested include an increase in the allowed residential density and the addition of
Hotels and other affiliated uses typically allowed in the Recreation land use category to Table llI-A of the Black Lake
Specific Plan.

Information provided below discusses the Specific Plan Amendments request. The applicant is requesting the Board of
Supervisors authorize the processing of the Specific Plan Amendments.

HISTORY

The Blacklake Golf Resort (“Blacklake” or the “Resort”) was created in 1984 as a reconfigured, existing 18-hole
destination resort property, which, at the time, included the Tourney Hill condominiums. These facilities accommodated
large parties, visitors and tourists for golf outings and event activities. The Tourney Hills units, then privately owned by
the previous owner of the golf course, effectively operated as a hotel, providing both short and long-term
accommodations for the Resort customers. At the peak, after expansion from an 18-hole course into 27-holes, Blacklake
would often experience over 115,000 rounds of golf per year, as well as hosting numerous banquets, events and
activities for guests and residents alike. The golf course, combined with the visitor serving facilities and overnight
accommodations, made Blacklake one of American Golf's premier and most successful properties within its
Countrywide portfolio.

In the late 1990’s the golf course ownership began to sell the Tourney Hill condominiums and most are now utilized as
full-time residences. Only a few units remain as “visitor-serving rentals;” therefore, Blacklake’s ability to host large golf
outings and tournaments has been severely diminished. The loss of overnight accommodations, combined with the
construction of new golf courses on the Nipomo Mesa, has resulted in an adverse economic impact on Blacklake.
Additionally golf courses nationwide have experienced diminished business activity to the point where the economic
viability of golf courses as a stand-alone use in general is threatened.

After careful consideration of various options for the property, the ownership of Blacklake has determined that the
opportunity to re-instill the visitor-serving/tourist/overnight accommodations aspect which was once a vital component
of the economic health of Blacklake, is a key factor for its future survival. Equally important is the opportunity to add
new housing types that will both strengthen the “Village's viability” and assist in funding necessary improvements to the
golf course and existing and future infrastructure.
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Therefore, the proposed request has primarily two (2} interrelated components: {1) build visitor-serving
accommodation facilities in the form of hotel(s), typically allowed and complimentary within the Recreational (REC) land
use category; and (2) downsizing of the golf irrigated turf areas and conversion of those areas to residential uses,
consistent with the surrounding neighborhoods. The additional homes provide an economic resource to help
restructure the course, fund and modernize infrastructure and overall help support changes necessary within the Resort

and neighborhood.

Both components are necessary, complimentary and an integral part of these proposed requests.

SETTING AND BACKGROUND

Black Lake Village is located on 515 acres on the Nipomo Mesa about two miles west of the Community of Nipomo. The
Black Lake Specific Plan was approved in February 1983 on what was then an existing 18-hole golf course and farm. The
approval provided for 515 residential units on 515 acres and modification to the existing 18-hole golf course to become
a 27-hole golf resort, encompassing approximately 200 acres. The facilities included ancillary recreational facilities, a
clubhouse, restaurant, banquet and bar, tennis courts, swim club, maintenance facilities, pro-shop, public parking areas,
and golf cart storage. There are also recreation areas adjacent to Willow Road which allowed a variety of recreational
oriented uses. The 1983 Specific Plan set aside a major portion of Black Lake Canyon as open space. Black Lake Canyon
includes important habitat for special status species and undisturbed areas of natural vegetation. This area remains
protected today.

Since 1983, the plan has undergone subsequent changes but the most notable occurred in 1998. The 1998 Specific Plan
Amendment approved an increase in residential development from 515 units to 559 units, the addition of up to 5,000
square feet of use area for Food and Beverage Retail Sales to allow for a small neighborhood market. Also established
was the Village Reserve Line around the Specific Plan property to allow the residential density to be under one (1) unit
per acre.

Realizing that economic situation for Blacklake was becoming dire in 2004, Blacklake’s ownership met with
representatives of the Blacklake community, known as the liaison committee, and over a period of more than a year,
developed an agreement that would facilitate moving forward with a project that added development to the Resort and
had community’s support. Proposed modifications to the golf course included a variety of areas.

Between the time of that agreement and the last five (5) years, economic changes have impacted the nature and scope
of what would be economically viable. The new plan is similar in size, placement and nature of the facilities planned in

2004 but “refined” to meet current market demands.

PROJECT OBIJECTIVES; VILLAGE RECREATION

The applicant’s overall objective is to “return” Blacklake to a unique destination resort. This necessitates modification of
the existing Specific Plan and other related entitlements to incorporate additional residential density and add visitor
serving uses, hospitality uses, and overnight accommodations as well as “community services” that will serve the
residents of Blacklake and adjacent neighborhoods /communities.
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As previously stated, today the economic viability of Blacklake as a “free standing” course is in jeopardy. In order to
compete and restore Blacklake’ s economic viability, Blacklake Golf Resort LLC is proposing to transform the Blacklake
Golf Resort back into the “destination” it once was when it included overnight lodging accommaodations. The plans also
incorporate “neighborhood” services and amenities. The ‘resort” becomes the centerpiece, not only serving as a visitor
destination with overnight accommodations but also as a community center able to serve some of the daily needs of the
residents of Blacklake and surrounding neighborhoods.

The intent is to increase business, including golf rounds by adding the resort components and building additional single

family and “retirement village” units. All uses combined will enable Blacklake Village to move into the future as an
economically viable recreational community.

REQUIRED APPROVALS:

L Specific Plan Amendment

Il Vesting Phased Tentative Tract Map

1. Phased Conditional Use Permit

IV, Process for Entitlements

» Board of Supervisors Autharization

*  Planning Commission Hearing for Specific Plan Amendment
e Recommendaticn to the Board of Supervisors on the proposed amendments and environmental
document

e Board of Supervisors Hearing for Specific Plan Amendment Consider Planning Commission
recommendation and take final action on the proposed amendments.

¢ Planning Commission Hearing for Phased Vesting Tentative Tract Map and Phased Conditional Use Permit
¢ Final action

SPECIFIC PLAN AMENDMENT REQUEST DETAILS:

The overall development plans are still conceptual and significant refinement is expected as outreach is
ongoing with current residents. We expect these conceptual plans will be refined based on this ongoing
dialogue, with final plans expected by February, 2015. Knowing there are likely going to be madifications to
the existing conceptual plans, for purposes of the Specific Plan Authorization Hearing, we request the
Authorization to contemplate the general merits of the request(s}); increased residential density and the
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addition of resort hospitality components. Presuming general concepts are supported by the Board, the
specific design details will be vetted through the Specific Plan Amendment Applications.

Knowing the sensitivity we all share regarding water, these plans have been conceived to produce a
substantial positive “water savings” approach. The plans are consistent with and compatible with Blacklake
neighborhood/community standards. “Intent to Serve” letters have been issued by the Nipomo Community
Services District, the following general assumptions of project scope were provided to the NCSD:

Conceptual Project Components:
*  80-100 Golf Bungalows (Single Family Residences)

Re-Establish existing Clubhouse at existing Willow Road entry, including visitor & member amenities
*  60-80 Retirement Village duplexes
+ 100-120 Hotel Suites — Visitor Serving and Neighborhood Serving Accessory Uses (Village Center)
Restaurant, Neighbor, Retail, and continued Banquet & Event
Relocate existing Maintenance Facilities
*  Upgrades to Golf Course & Water Conservation implementation

Development Locations: All projects are proposed within existing, developed areas of the Resort property:

e The Lodge & Village Center are proposed to be located in the vicinity of the existing Clubhouse. The
Resort components will include re-creation of the existing restaurants, lounge, meeting and banquet
facilities. Also included will be accessory retail and services square footage to serve neighbors and
visitors alike.

e The Golf Bungzlows (small lot SFR) are sited in various locations throughout the existing golf course.,
The majority of these units will be located between the existing Clubhouse and Willow Road. Other
units are scattered in small pockets throughout the project site. All units are proposed to be located
on what are currently existing, irrigated turf areas, thus significantly reducing irrigated turf,

¢ The Retirement Village homes are anticipated to be attached and detached units. These units will be
located near the Lodge & Village Center, again, within existing irrigated turf areas. Convenient cart and
walking paths will be created.

¢ A new Clubhouse and Lodge may include “time share units” and possibly limited, overnight RV spaces.

e The former Clubhouse (currently Maintenance) will be expanded with facilities, including visitor
accommodations and recreation facilities.

¢ A new north —south vehicular connection (private road) is proposed connecting the Resort area to
Willow Road. This is a significant circulation benefit for the existing community.

e Trails and pedestrian paths apart from and including golf paths will connect the existing and proposed
communities to the Village Center.
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Water Use:

The projects will result in a significant reduction of existing irrigated turf and thus ground water use. The
effect will be increased groundwater recharge and the project will import new water to serve the proposed
development. Supplemental Water will be purchased to serve the demands of all new development. The
NCSD conditionally approved Intent to Serve requests at their October 22, 2014 meeting. Copies of the letters
are included in this Autharization Request Package.

Existing water sources utilized by the golf resort include the following:

e Approximately 400-500 AF/YR of ground water is used for irrigation. This water is provided from
several, private, on-site wells.

s Additionally, approximately 50 AF/YR of treated (recycled) water is received from the
NCSD/Blacklake wastewater plant, it is blended and applied to portions of the golf course for
supplemental irrigation water.

¢ Additionally, approximately 8.5 AF/YR of “domestic water” is currently provided by NCSD to
Blacklake Golf Resort for its existing facilities.

Based on the current “conceptual plan,” a total “water savings” of approximately 120 AF/YR may be achieved
by development of the projects. The water savings will be accomplished through several means, as follows:

Reduction in Existing Groundwater Use: 95 AF/YR:
* The project includes modifications to the existing golf course, including various improvements to

the existing irrigation system, water storage facilities and a reduction of irrigated turf. The
irrigation improvements and removal of existing irrigated turf areas will result in a water savings
estimated by the project engineer of 95 AF/YR.

Increase in Groundwater Recharge: 26 AF/YR:

e Based on the current conceptual plan, the new uses will require the purchase of approximately
32.1 AF/YR of water from the NCSD. This “new"” imported water source will result in an additional
25.7 AF/YR treated effluent which in turn becomes added “gray water” for resort irrigation.
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SUMMARY OF REQUESTS:

Addition of Hotels and Motels to the Allowable Use Table:

The existing Specific Plan includes Hotels and Motels and ancillary uses as an allowable use (Page 1-4);
however, the Development and Phasing Plans that were approved in 1983 did not specifically include Hotel
facilities. The current project is proposing to specify Hotel and Motels (including Timeshares and interval
ownerships) as an allowable use within the Primary and Secondary Recreational Areas, subject to a future
Conditional Use Permit approval.

Removal of the Location Limitation for Food and Beverage Retail Sales:

In order to provide additional community/neighborhood serving opportunities within Blacklake Village, the
location limitation for Food and Beverage Retail Sales should be removed from the Primary Recreation Area
Use Chart. This will allow a small market and other community and visitor-serving uses to be located in the
Resort Village/Lodge area.

Amend Allowable Use Table for Secondary Recreation Areas to include Eating and Drinking Places and RV
Parks, subject to Conditional Use Permit Approval:

This modification will allow the previous Clubhouse use that is located adjacent to Willow Road to be officially
reestablished. This area is intended to serve as a smaller secondary clubhouse to serve residents, visitors, and

community members looking for a more community oriented experience. A limited overnight Recreational
Vehicle (RV) parking area is proposed in this area as a means to provide on-site accommodations to visitors
that are traveling in RV’s. The RV area will provide full hook-ups to ensure that generators are not used
thereby eliminating noise impacts that are typically associated with RV parks. Timeshare/interval units are
also proposed in this area to provide additional lodging options.

Increase in Residential Density

The project includes a request to increase the current residential density specified in the Specific Plan. The
existing Specific Plan allows 559 residential units. While the exact numbers for the current proposal have not
been finalized, it is anticipated that the Specific Plan Amendment request will include approximately an
additional 160 residential and retirement units. However, residential unit counts may increase of decrease
based on feedback from the existing residents on the various housing types being contemplated by the
ownership. The additional units will be achieved through a mix of small lot single family residential units
consistent with existing development and clustered; small footprint attached and detached units (Retirement
Village).

December, 2014 6|Page

Page 7 of 26



Attachment B

Page 8 of 26



Attachment B

SIS |11’y / JueINe}SaY -
}10s3y / |930H |enidaduo) -

lHWiad 95N |euol}ipuo).
abe||IA JuswBIRY -
|erpuapisay Ajiwe ajbuis .
UOISIAIPQNS |eljuapisay |enydaduo)) .

dep 1oeu] .

jusawdojaAaag
|e13UBPISAY |euoIippy |[enidaduo) .
|210H 2pNn|dul 03 S3SN pamoj|e AJIpo -

ue|d d1129dg Juswpusawy .

Page 9 of 26



Attachment B

9s4n0) }joD) 03 sapelbdn -

S913i|IDe4 3dueUdUIR|A 91BD0|3Y -

pPeoy MO||IM 18 @SNOH qn|D ysijqe}s3-ay -
1onbueg ‘jie1ay Jueinelsay -

sasn A1ossaddy buiniag
pooyJoqybiaN pue 103ISIA — S93NS [930H 61T .

syun abejjiA JUBWRIINRY €5 -
asnoyqn|d) M3N pue s3}ng aJeys awi] TT.
(saouapisay Ajiwe 3|buis) smojebung jjoo €6 .

r9pn|oul 0} JusawdooAsg pasodoig

Page 10 of 26



Attachment B

smo|ebung jjoon

smojebung jjoo

asnoyqn|d

(s311n5 [310H) pue ‘sa3ing
131ua) abeIA B aleys awiy
abpoajeppelg  ‘smojebung jjo9

smojebung jjon

obe||IA
H_.._QEUL_HU.E

Page 11 of 26



Attachment B

30"

Page 12 of 26



Attachment B

i

JVW A

8- NOILO3s 3ls |

LS i

Page 13 of 26



Attachment B

Page 14 of 26



Attachment B

Page 15 of 26



Attachment B

Page 16 of 26



Attachment B

1O MLACK LAKE
CANYON RBOAD

Page 17 of 26



Attachment B

Page 18 of 26



Attachment B

H]

|

V - NOILD3s 3115 |

Page 19 of 26



Attachment B

e |eloL
'S 10 cs abe||IA JuswWaley
0€ET 10 0ET sS3iii|ioe4 pue s23Ing [210H
14} ST0 £6 (Anwe4 ajbuis) smojebung Jjjoo
AdY VTS Ajuend aun adALun

asoN woly partodwy abesn 1ajem Jjusuidojenaa men pasodoid

judwdojanag mapN
10} @SDON wouy 1a3epn [eausawajddng aseydund

lea\ /1994 3y Tzt

juswdojanaq pasodoud
10} 9sn 191ep\ |e30] padaloud

Page 20 of 26



Attachment B

6'V6

jelolL
8'g- L8'1 ST (Dv) ealdy puod ui asealoug
0'ST T ST {(2v) spley2i0/saUIA €1 JINL 4O UDISISAUCD
622 S0'0 5s'gst (AdV) waisAs uoneblilr pasoidur
865 9'¢ £C {DV) ealy Unl pasnpay
AdY % 10 1A/ 3)ey A4V pue DV

uonedyipow
(J1nL u) sabueyd) suonedyipo 310say 0} ang sbulaes 1a1epy pasodold

1edA [ 1994 oDy 676

wialsAg uoizebii)
bunysix3 o3 sapeibdn / syusawanoidwj -

SeaJy JNnj ul uoIPNpaY -
:sbuineg 1a3ep) pa3dafoid

Page 21 of 26



Attachment B

L°S2Z |e30L
[ 4 %08 Z's abe(||A Juawainay
0T %08 €T s2lIPeS 18 S3UNS |=10H
<1t %08 S6°ET

(Ajlweq 21buis) smolebung Jjoo
Ay o, 918y =bieyoay  Ady =2Desn Js3EMm adAl Jun

juawdojanag maN woli) abieysray 123 21SEM [RUCP|pPY Bupnsay

ICEYVECEFERY Z AT

juswdojaAag maN
woJj abieyday 193ep\ 31SeM

Page 22 of 26



Attachment B

9°'0CT .Sbuiaes,, 103loud |ej0lL

1" GZ Jawdojanag maN wold abieyosy Ja1ep 315BM
6't6 (14Nl ul uolPNpPay) SUCIEDIPOW LI0SSY
AdY w231

sbuiaes 123ep pajoaloid

189\ [ 1994 310y 9°0CT

buidwng 133empuno.n)
ui uodNpay paialoid

Page 23 of 26



Attachment B

35N ¥31lvm Q3504084

UY3A W34 1334-Fu0V 06

3450 9LV M INILSTXT
Wa3sAs JUIDIYS 193eM 10w YUMm walsAs uonjeblul soejday

-

43 pajebiul Jo jeAoway — uoizebrul 104 pasn 1a3em pajdAdal aseasdu| -
BLIR ejueS Woly 131em ONILIOdNI -

:Aq uiseg esay owodiN
93 WwoJj 3sn 1a3em 2dnpal [jIm Jusawdojaaap pasodoid

Page 24 of 26



Attachment B

sjuapisay bunysix3
10J JUBUSSASSY ||B4DAQ INPAY
[I!M S9s pue sjiun jeuonippy

SPUOd 191eMa]SEeAA 92Ul -

duiT Jamas buiby ace|day pue ajedolay -
SaI1DUdDIJIQ 19MIS
bunsix3y o3 sjuswanoadw
10j a1eys Jie4 sy Aed ||im 1aload

Page 25 of 26



Attachment B

9TOT PIN 03 Alde] jeAoaddy .
uolissiwwo) buluue|d.

s, JosiA1Rdng Jo paeog.

Pulieay uoissiwwo) buluueld.-

313 |erusawddns.

Ajuno) o3 suoijedijddy jewuo4 Jwiqgns.

buliesH
uoljezuoyiny siosiaiadng jo pieog-

dSON-

Page 26 of 26



