
 
 

 
 
 

STAFF REPORT 
 
 
 
 
SUBJECT: Orcutt Aquacenter Project       
 
 
MEETING DATE: March 15, 2007  AGENDA ITEM: 9          
 
 
STAFF CONTACT: William Yim, Michael Powers 
 
 
RECOMMENDATION: 
 
Adopt findings that determine the Orcutt Aquacenter Project is inconsistent with the Airport Land 
Use Plan and propose conditions to mitigate project impacts.   
 
SUMMARY: 
 
The proposed Orcutt Aquacenter Project by Orcutt Aquacenter Inc. is a 14.9-acre land parcel 
located on the southeast corner of Union Valley Parkway (UVP) and Hummel Drive in the Orcutt 
Community.  It is situated at approximately 1.4 miles SE of Santa Maria Public Airport (SMPA) 
Runway 30.  The entire site is within the Airport Approach Zone to the main runway.  The 
northern area lies directly under extended runway centerline of Runway 30.  Approximately 90 
percent of the site falls within the 1,500 Airport Safety (“No-Build”) Corridor established in the 
Orcutt Community Plan.  SBCAG, acting in its capacity as the Airport Land Use Commission 
(ALUC) must make findings determining that the Aquacenter Project is either consistent or 
inconsistent with the ALUP with respect to land use compatibility, population density, safety, 
noise, and other issues. 
 
OVERALL FINDINGS 
 
Following is a summary of the recommended findings determining that the Orcutt Aquacenter 
project is not consistent with the Airport Land Use Plan: 
 
Whereas, a principal responsibility of the Airport Land Use Commission (ALUC) is to protect 
public health, safety, and welfare by ensuring that the adoption of land use plans and measures 
will minimize the public’s exposure to excessive noise and safety hazards within areas around 
public airports to the extent that such areas are not already devoted to incompatible uses.  As 
described in the ALUP aircraft overflight exposes individuals in the community to an element of 
hazard associated with aircraft accidents and to varying degrees of noise impacts.   
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Whereas, the Aquacenter Project is located within the Airport Influence Area (AIA).  
 
Whereas the Aquacenter Project lies within the Santa Maria Public Airport Approach Zone 
(Safety Area II), 1.4 miles from the end of the Runway 30. 
 
Whereas, the Aquacenter Project lies within the 1,500’ “No-Build” Corridor of the Orcutt 
Community Plan. 
 
Whereas, the County of Santa Barbara has prepared a Final Mitigated Negative Declaration 
(MND) and accompanying Staff Report for Conditional Use Permit and Final Development Plan 
and has submitted the document for review by the ALUC. 
 
Whereas, the ALUC has conducted a review of the Project site, and all project related 
documents, the Airport Land Use Plan, and considered the position of Santa Maria Public 
Airport District,  
 
Therefore, the ALUC finds that the Aquacenter Project is inconsistent with the ALUP based on:  
 

1) The use of the project site as “recreational” with fixed structures concentrating 
population which is inconsistent with the land use compatibility criteria in the ALUP 
 
2) The specific parcel recommendations in the ALUP for the Santa Maria Airport 
Approach Zone which emphasizes the need to leave the corridor open and to cluster any 
development outside the airport safety corridor. 
 
3) The population estimates significantly exceed the population density threshold for 
non-residential uses at the project location, and  
 
4) The project site and concentrations of people at the site which is in the airport 
approach zone of the main runway at Santa Maria Airport is a location subject to risk of 
aircraft accidents, a low probability but high consequence event when there are 
significant concentrations of people.  
 

 
 
DISCUSSION: 
 
INTRODUCTION 
 
State law requires Santa Barbara County Association of Governments (SBCAG) as the 
designated the Airport Land Use Commission (ALUC) to develop and implement an Airport 
Land Use Plan for each general purpose airport.  The purpose of the law is “…to prevent the 
creation of new noise and safety problems, and to protect public health, safety, and welfare by 
ensuring the orderly expansion of airports, and the adoption of land use measures that minimize 
the public’s exposure to excessive noise and safety hazards…” (State Aeronautics Act, Public 
Utilities Code, Chapter 4, Article 3.5, Section 21670a). 
 
A principal responsibility of the ALUC is to protect public health, safety, and welfare by ensuring 
that the adoption of land use plans and measures will minimize the public’s exposure to 
excessive noise and safety hazards within areas around public airports to the extent that such 
areas are not already devoted to incompatible uses.  As described in the Airport Land Use Plan 
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(ALUP) aircraft overflight exposes individuals in the community to an element of hazard 
associated with aircraft accidents and to varying degrees of noise impacts.                          
                                                                                                                                                                                 
State law requires that prior to amending a general plan that is within an Airport Influence Area 
(AIA) as established by the ALUC, a local agency must refer the proposed action to the ALUC 
for a determination that the proposed land use development plan is consistent with the adopted 
ALUP.  The Orcutt Aquacenter Project lies within Santa Maria Airport Influence Area and is also 
within the County of Santa Barbara Approach Overlay District so the project was referred by the 
County to SBCAG to assess the consistency of the project with the ALUP (Exhibit 5). 
 
Specifically the proposed Aquacenter requires approval by the County of Santa Barbara of a 
General Plan Amendment to change the land use designation on the site from Planned 
Development at 3.3 units per acre to Recreation, a rezone, major CUP, and a development 
plan.  See Exhibit 6 for a copy of the Final Mitigated Negative Declaration (MND). 
  
The Orcutt Aquacenter Project has a long history.  As a conceptual project, it was first submitted 
to SBCAG for staff review in October 1999.  SBCAG staff responded that there were airport 
safety concerns with a recreational project that concentrates many people in the Santa Maria 
Airport Approach Zone, particularly in the “No-Build” Corridor designated as open space.  
However, project details were lacking in the conceptual plan.  For example, there were no 
specifics on population density associated with the project provided at the time.  On December 
1, 2006, the County of Santa Barbara submitted the Aquacenter Project in the form of a Draft 
Project Mitigated Negation Declaration (MND) for ALUC consistency review.   
 
In December and at times before, staff visited the site and consulted with the Santa Maria Public 
Airport District staff, General Manager, Gary Rice.  The Airport staff expressed initial concerns 
about the project, particularly in reference to population concentration under the Airport 
Approach Zone.  Mr. Rice also mentioned that he would present the proposal to his Airport 
Board for a formal review in December.      
 
Staff presented the project to the SBCAG Board in December 2006 to discuss consistency 
issues between the project and the ALUP so that the board can gather input from the project 
representatives and other members of the public.  The Board directed staff to obtain additional 
information about other uses that are in the “No-Build” Corridor and prior ALUC review of other 
projects.  Following the Board meeting, SBCAG Staff and SBCAG Counsel submitted to the 
County of Santa Barbara letters of comment on the draft Mitigated ND of the Aquacenter 
Project.  The County prepared a revised Mitigated ND and submitted it to SBCAG on March 1. 
 
PROJECT DESCRIPTION 
 
The proposed Aquacenter Project is a major water-oriented sports and recreational facility.  It 
consists of 31,074 square feet of new buildings, 16,079 square feet of pool area, 16,845 square 
feet main building and a Olympic-sized outdoor swimming pool, a 9,872 square feet building 
with an indoor swimming pool, a 4,357 square feet storage structure, and 15,665 square feet 
outdoor water play area and picnic area.  A 199 parking space is provided on the northern part 
of the site.   
 
The 14.9 acre site is located at the southeast corner of Union Valley Parkway (UVP) and 
Hummel Drive in the unincorporated Orcutt community.  It is situated at approximately 1.4 miles 
southeast of Santa Maria Public Airport (SMPA) Runway 30.  The entire site is within the Airport 
Approach Zone.  The northern parking area lies directly under extended runway centerline of 
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Runway 30.  In addition, approximately 90 percent of the site falls within the 1,500 Airport Safety 
(“No-Build”) Corridor established in the Orcutt Community Plan.  Exhibits 1 and 2 depict the 
Aquacenter Project site in relation to the Airport Approach Zone and the 1,500’ No-Build 
Corridor.  Exhibit 3 shows the site plan of the Aquacenter Project.   
 
The northeastern portion of the project property is occupied by a separate 0.92-acre parcel 
occupied by three inactive oil wells..  These oil wells used to produce 40 barrels of oil and 200 
thousand feet of gas per day.  Due to the change of management and the conditional permit 
requirements by the County for an installation of a pipeline for oil transport, the three oil wells 
were left inactive since 2003.  A recently approved Land Use Permit would re-activate these 
three oil wells.  This issue raised additional concerns about the location of petroleum extraction 
adjacent to the Aquacenter Project which is subject to the low probability potentially high 
consequence event of an aircraft accident. 
 
AIRPORT OPERATIONS IMPACTING SITE 
 
Current airport operations are expected to have a significant impact on the project site.  Santa 
Maria Public Airport (SMPA) has two runways.  The project site is located in the approach zone 
of the primary runway. The primary runway 12/30 is 6,300 feet long.  It is an instrument air-
carrier runway currently serving jets and larger aircraft.  Because of the runway instrumentation 
on Runway 12/30 and the predominant wind being west northwest, a vast majority (over 90 
percent) of the operations are arrivals and departures to and from Runway 30.  This runway is 
also used 100 percent under adverse weather conditions when Instrument Flight Rules are in 
effect.   
 
In 2001, at Santa Maria Public Airport there were 72,800 total annual aircraft operations and the 
airport had about 200 based aircraft.  The Airport operates 24 hours and 7 days a week  Aircraft 
arrivals to Santa Maria Airport on Runway 30 are expected to overfly the project site at 
consistently low altitudes (300 to 500’) throughout the day and into the night seven days a week.  
 
The Santa Maria Airport District requested that a 1,500 ft. wide open space corridor centered 
along an extension of runway 12-30 to the southeast be maintained.  The County incorporated 
this into the County Comprehensive Plan in the early 1990’s and retained it in the Orcutt 
Community Plan later on.   The corridor was also incorporated in the SBCAG Airport Land Use 
Plan for Santa Barbara County (Pages 62-63, SBCAG, Airport Land Use Plan, 1993). 
 
RECOMMENDED CONSISTENCY FINDINGS AND CONDITIONS 
 
Land Use Compatibility 
According to the County’s MND, the project site is adjacent to Key Sites 29 and 30, which were 
originally zoned for mixed residential and open space, the County has proposed to re-zone the 
project site as “recreational” through a Comprehensive Plan Amendment and Zone change.   
 
Consistency Finding:   Based on the ALUP, outdoor recreational uses such as “Spectator Sports 
including arenas” within Airport Approach Zone are considered incompatible land uses.  The 
Orcutt Aquacenter Project falls within this category.  Since almost the entire project site is 
located within the Approach Zone and along the frequent flight approach paths, the project is an 
incompatible use according to the land use guidelines in the ALUP.   
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The areas bordering the 1,500 “No-Build” corridor are highlighted in the ALUP as “Undeveloped 
Areas of Special Concern” and it is recommended that development be located outside this 
airport safety corridor (Table 6-4, Page 63 Airport Land Use Plan, 1993. 
 
Therefore staff recommends a finding that such proposed use is inconsistent with the land use 
compatibility criteria and parcel recommendations for the Santa Maria Airport Approach Zone in 
the ALUP. 
 
 
Population Density 
The MND indicates that during summer, approximately 600 to 800 people would use the facility 
per day.  Approximately 270 people, including staff, would be anticipated during each two to 
three hour period when the facility is open.  During winter, daily use of the facility would be less, 
approximately 300 to 400 people.  Under special events such as the Junior Olympics normally 
conducted twice a year during weekends, approximately 1,000 people would be attending, with 
an average of about 500 people per day.  An estimate of about 250 to 300 people would be 
attending these events at any one time between 8:00 AM to 6:00 pm.    

 
Consistency Findings:  Within the Airport Approach Zone, the ALUP population density 
threshold for review is 25 people per acre for non-residential uses.  Therefore the total allowable 
population estimated to be considered at the threshold over the entire parcel is between 250 
and 373.  However, this facility concentrates the population in limited areas, at the pools and 
water activity sites.  As indicated in Table 1, the project population estimates appear to exceed 
the population density threshold under both gross project acreage and the project development 
acreage calculations.  In general, ALUC population density calculations are based on total gross 
project acreage (14.9 acres).  In this case, the average summer day population density of 600 – 
800, the winter days population density of (300-400) and Jr. Olympics events (500 per day 
during event weekends) would exceed the allowable population density of 373.  Under more 
critical situations where only the project development acreage (10 acres) was considered, the 
allowable population density of 250 would be exceeded for all situations when the Aquacenter is 
to be used. Thus the proposed project significantly exceeds the population density thresholds in 
the ALUP.  Therefore staff recommends a finding that such proposed use is inconsistent with 
the ALUP based on population density criteria.   
 

Table 1:  Population Density Analysis for the Aquacenter Project 
Average Day or Estimated
During Special Events Population 

600 - 800
300 - 400

500
250 - 300

270

Acre Threshold Allowable
(Persons/Acre) Population

Project Site 14.9 25 373
Project Develop't Area 10 25 250

Any 2- 3 Hr Periods

Summer 
Winter
Special Events (e.g., Jr Olympics)
Any time between 8 AM - 6 PM
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Safety and Overflights  
Exhibit 2 shows the relationship between the project site and the Airport Approach Zone.  As 
indicated, the entire site is within the Approach Zone.  In addition, approximately 90 percent of 
the site falls within the Orcutt Community Plan 1,500 feet “No-Build” Corridor for open space.  
The northern part of the site including the parking lies underneath the Runway 30 straight-in 
aircraft arrival and departure flight track.   
 
A water-sports facility is expected to attract large concentrations of people including operating 
staff, those enjoying the water for play and sports at the facility, and those attending any special 
water sport at the indoor and/or outdoor facilities.  At the proposed location, the project and the 
people involved would be subject to frequent exposure of aircraft overflights and potential 
hazards associated with departing and arriving aircraft at relatively low altitude, e.g., 
approximately 300-500 feet.1 
 
Consistency Findings:  The nature and location of the project presents airport related safety 
concerns.  While it is recognized that the probability of aircraft accidents is rare, they do happen, 
and when they occur can have significant consequences, particularly if the population is 
concentrated in confined areas.  The Caltrans Airport Land Use Planning Handbook 2002 has 
demonstrated that area within the Inner Approach/Departure Zone (Accident Potential Zone 1), 
where the project site is located, is in an area where statistically about 60% of general aviation 
accidents associated with airport operations occur.  Exhibit 4 depicts the aircraft accident 
distribution graphic from the Handbook2.  People within the project site will be exposed to 
potential aircraft accident risk, a low probability but potentially high consequence event.  In view 
of the “No-Build” corridor and the safety issues, staff recommends a finding that such proposed 
use is inconsistent with the ALUP. 
 
Potential Glare Impacts to Approaching Aircraft 
The Aquacenter project has proposed roof-mounted solar panels for water heating. 
 
Consistency Findings:  Because solar panels are typically oriented to the south, the solar panels 
at the site could be impact approaching aircraft with glare impacts to pilots.  The MND indicates 
that the proposed building plan will incorporate an evaluation of potential glare impacts with 
recommendations to eliminate any potential glare impacts to aircraft pilots. 
 
Conditions:  Staff recommends that if the County approves the project that conditions be 
imposed to mitigate the potential impacts of glare associated with the solar panels on airport 
operations.    
 
Height Restrictions: 
Part of the Aquacenter Project includes high water play facilities such as water slides at a height 
of 35 feet.   
 
Consistency Findings:  At the distance of 1.4 miles from the runway end, such height may not 
necessarily have an impact on Federal Aviation Regulation Part 77 Height Restrictions.   
However, any tall structures to be developed in the vicinity of an airport will require a clearance 
from the FAA through the FAA Form 7460-1, “Notice of Proposed Construction and Alternation”.  

                                                 
1 Resolution 746 (see attachment) from Santa Maria Public Airport, January 2007 indicates that low flying 
aircraft approaching to Runway 30 could be as low as 300’ over the project site.  
2 Fig. 9L, pg 9.32 General Aviation Accident Distribution Contours and Fig. 9L, pg 9.40, Safety 
Compatibility Zones Examples, Caltrans Airport Land Use Planning handbook, 2002,  
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Conditions:  Staff recommends the applicant submit this application for height obstruction 
clearance from the FAA.  Form 7460-1 is available online at 
http://www1.faa.gov/ats/ata/ATA400/oeaaa.html.   

 
Noise 
Exhibit 1 indicates that project site lies between the 60 and 65 CNEL noise contour of Santa 
Maria Public Airport.  
 
Consistency Finding:  Since noise is less sensitive for recreational uses, staff determined that 
the project is considered consistent with the ALUP.  
 
Santa Maria Public Airport District Board Resolution 
 
During the December meeting of the Santa Maria Public Airport District board, a resolution was 
passed in opposition to the Orcutt Aquacenter Project at the proposed location.  A copy of the 
resolution is enclosed in Attachment 4. 
 
Issues raised at the December 2006 Meeting 
 
The board directed staff to examine the land uses in the vicinity of the project site, and the 
historical ALUC project determinations in the vicinity of the project site.   
 
Table 2 summarizes the land uses within the 1,500-foot “No-Build” corridor in the vicinity of the 
project site.  . In general, according to the Land Use Element of the OCP, the “No-Build” corridor 
extends over portions of Key Sites 26, 27, 29, and 30 which restrict development to the outer 
portions of the Approach Zone.   Exhibit 5 depicts the land uses in the OCP within and in the 
vicinity of the “No-Build” corridor. The area between the western edge of the “No-Build” corridor 
and Highway 135 was developed before the ALUP was adopted.  Residential development 
extends along the northern boundary of the “No-Build” Corridor. Staff does not know the reason 
one development slightly intrudes into the corridor. In addition, two residential neighborhoods 
adjacent to the 1,500’  “No-Build” corridor include the Mariposa Townhomes located along the 
west side of Hummel Drive and the Woodmere Residences located to the east of the 
Aquacenter site.  The latter is separated by a triangular-shaped open space parcel.  Essentially 
according to the OCP (2003), the open land within the “No-Build” corridor remains as 
designated open land area for the future. 
 
Table 2:  Key Site Land Uses in the Vicinity of the Aquacenter Site  
Key Sites Acreage Land Uses 

26 11.9 Open Space / NoBuild Corridor 
27 2.9 Open Space / Eucalytus Grove 
29 1.8 Open Space / NoBuild Corridor 
30 59.0 Open Space for public park, trail, nature scrub habitat  

 
Development activity in the general vicinity that has been subject to ALUC review has been 
limited. Since 1996 two land use development projects in the vicinity of the Aquacenter site 
were determined consistent with the ALUP:  The Foxenwood Townhomes and The Home Suites 
LLC.  The Foxenwood Townhomes is a 32 planned unit located outside the Airport Approach 
Zone.  The project was developed in phases between 1992 and 1998.  The Home Suites 
consisting of seven single-family housing for seniors is located within Key Site 29.  Both projects 
were determined to be consistent with the ALUP (Table 3).  However, in March 2006 the County 
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received a request for rezoning of Key Site 30 but it was declined.  .All other structures existed 
within the “NoBuild” corridor either “grandfathered” or before the adoption of the current ALUP.  
 
Thus, there are no prior consistency determinations on projects in the area that are comparable 
to the Orcutt Aquacenter project.  Unlike the Aquacenter, the two projects previously reviewed 
and found consistent with the ALUP were located outside the no-build zone and Airport 
Approach Zone.  
 
Table 3:  Historical ALUC Consistency Determination In the Vicinity of the Aquacenter Site 
Project  Project Nature / Detail ALUC Determination 
Foxenwood  
Townhomes 
(1992-98) 

- Single family residential, 32 planned (1 to 
2-story) units on 8.3 acres. 
-  Final phase completed in 1998. 

-   Project submitted for review in 5/1992, 
-   Determined consistent with ALUP, and 
- Subject to noise, easement, and other 
conditions. 

Home Suites 
LLC (2000) 

- 5.1 acres for seven single family homes at 
4454 Hummel Drive 
- Project as shared housing for seniors. 
 

-   Within Key Site 29 but outside “NoBuild” zone 
-   Determined consistent with ALUP, and  
-  Subject to noise, DRE notices in lease/rental 
agreements. 

 
 
County Counsel Opinion on ALUC Role under CEQA 
 
County Counsel has determined that the ALUC is not a “responsible” agency under the 
California Environmental Quality Act.  The commission’s consistency findings are not 
discretionary actions.  The ALUC is not required, therefore, to make its findings based on the 
final approved environmental document and may use information contained in a draft 
environmental document to make its findings.  The consistency findings recommended by staff 
for the Orcutt Aquacenter project are based on the draft final Mitigated Negative Declaration 
submitted to SBCAG on March 2.  A legal opinion on this issue prepared by County Counsel is 
included as Attachment 7.  The county counsel memo, also addresses the question of whether 
a conflict of interest exists if county counsel provides legal advice to both the ALUC and the 
County of Santa Barbara as the approving entity for the project. 
 
CONCLUSION 
 
After analysis, staff has determined that the Aquacenter project is inconsistent with the ALUP in 
four major areas:   

 
1) The intensive recreational use of the project site is considered inconsistent with the 
land use compatibility criteria of the ALUP,  
 
2) The specific parcel recommendations in the ALUP for the Santa Maria Airport 
Approach Zone which emphasizes the need to leave the corridor open and to cluster any 
development outside the airport safety corridor. 
 
3) The population estimates exceed the population density threshold for non-residential 
uses at the project location, and  
 
4) The project site and concentrations of people on the ground would be subject to risk 
of aircraft accidents which exhibit a low probability but high consequence event.   
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The board is required to make consistency findings and may propose conditions on projects to 
mitigate inconsistencies.  If the board makes a finding that a project is inconsistent with the 
ALUP, the project may not be approved unless the findings are overridden by a two-thirds 
majority of the policy board (i.e., the County Board of Supervisors). 
 
Should the project be approved by the County staff recommends that the board request that the 
County impose conditions on the project to mitigate potential impacts: 
 

1) The proposed building plan will incorporate an evaluation of potential glare impacts 
with recommendations to eliminate any potential glare impacts to aircraft pilots. 
 
2) The project will require a clearance from the FAA through the FAA Form 7460-1, 

“Notice of Proposed Construction and Alternation” regarding the height of the water 
slides.  

 
It must be noted that the imposition of the conditions does not alter the proposed finding of 
inconsistency by the ALUC. 
 
COMMITTEE REVIEW:  None 
 
Attachments: 
Exhibit 1.   Orcutt Aquacenter Project Site  
Exhibit 2.   Aquacenter Site vs. Airport Approach Zone and 1,500’ No-Build Corridor  
Exhibit 3.   Aquacenter Project Site Plan  
Exhibit 4.   General Aviation Aircraft Accident Distribution Contour 
Exhibit 5:   Land Uses in the Vicinity of the Aquacenter project area 
 
Attachment 1    Referral letter from County of Santa Barbara to SBCAG 
Attachment 2:   Final Mitigated Negative Declaration for the proposed Orcutt Aquacenter Project 

           (For Board Members only, but available upon request) 
Attachment 3    County letter to SBCAG regarding the Final MND of the Aquacenter Project, March 1, 2007 
Attachment 4    Santa Maria Public Airport District Resolution, December 2006 
Attachment 5    SBCAG Board meeting minutes, September 21, 2000 (page exceipt from Item 10, Orcutt Aguacenter. 
Attachment 6.   Caltrans comments on the Aquacenter Project., December 2006 
Attachment 7    County Counsel memo “Is ALUC a Responsible Agency Under CEQA?” 
 
 
 
 
 
 



 
 

 
Exhibit 1: Orcutt Aquacenter Project Site  
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Exhibit  2:  Aquacenter Site vs. Airport Approach Zone and 1,500’ No-Build Corridor 
 

 



 
 

Exhibit 3:  Aquacenter Project Site Plan 
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Exhibit 4:  General Aviation Aircraft Distribution Contours 
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Exhibit 5:   Land Uses in the Vicinity of the Aquacenter project area. 
 

 
Exhibit 5:  Referral letter from County of Santa Barbara to SBCAG 
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ATTACHMENT 1 
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