
 
 

 
 

 
 
 

STAFF REPORT 
 
 
 
 
 
SUBJECT: Santa Maria Airport Business Park Specific Plan      
 
 
MEETING DATE: May 17, 2007  AGENDA ITEM: 6A          
 
 
STAFF CONTACT: William F. Yim / Michael G. Powers 
 
 
RECOMMENDATION: 
 
Find the Santa Maria Business Park Specific Plan consistent with the Airport Land Use Plan 
(ALUP) for Santa Barbara County subject to the conditions specified: 
 
A. Area 4 and two other small areas adjacent to Runway 30 threshold designed for 

retention basins must incorporate mitigation measures to prevent accumulation of 
standing water in order to prevent access of birds and in significant numbers to open 
water and to minimize aircraft-bird interactions. 

 
B. Lot coverage for each planning area shall be no greater than that specified in Table 8, 

(Land Use Intensity, P.3-11) of the Public Hearing Draft of the Santa Maria Airport 
Business Park Specific Plan (Attachment 6). 

 
C: Side transition slopes are to be added to the land use guidelines to create proper 

building setbacks from the Runway 30 in compliance with FAA regulations.   
 
 
SUMMARY AND OVERALL FINDINGS: 
 
The Santa Maria Airport Business Park Specific Plan is a significant update of the 1995 (and 
1998) Santa Maria Research Park project.  The Specific Plan was originally determined to be 
consistent with the Airport Land Use Plan in 1995.  Due to the creation of a large conservation 
and biological preserve within the planning area and the reconfiguration of development areas, 
a new Airport Business Park Specific Plan was prepared.  SBCAG, acting in its capacity as the 
Airport Land Use Commission (ALUC) must make findings determining that the Santa Maria 
Specific Plan is either consistent or inconsistent with the ALUP with respect to land use 
compatibility, population density, safety, noise, and other issues. 
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Following is a summary of the findings that determines the Santa Maria Airport Business Park 
Specific Plan (“Specific Plan”) project is consistent with the ALUP: 
 
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.   
 
Whereas, the Specific Plan is located within the Santa Maria Airport Influence Area (AIA); and   
 
Whereas, the Specific Plan is within the existing Santa Maria Public Airport boundary and 
located on the south side of the airport property; and 
 
Whereas, the City of Santa Maria has prepared a Draft Final Environmental Impact Report and 
the Draft Final Santa Maria Airport Business Park Specific Plan Update and has submitted 
these documents for review by the ALUC; and . 
 
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 Santa Maria Airport Business Park Specific Plan consistent 
with the ALUP based on:  
 

1) The use of the project is closely related to airport operations and proposed uses are 
consistent with the land use compatibility criteria in the ALUP.  
 
2) The population estimates at the project location are within the population density 
threshold for non-residential uses.  
 
3)  Only a small area (Areas 5 and 6) is overflown by general aviation aircraft and the 
golf course offers large open areas with sparse population which reduces safety risks for 
the public..   
 
4) The buildings for Areas 3, 7, and 8 designed for airport services and light industries 
adjacent to the Clear Zone are required to maintain proper building setbacks in order to 
conform to the FAA FAR Part 77 transitional slope height restrictions. 
 

The ALUC recommends that mitigation measures be enacted to ensure the retention basins will 
not attract birds in significant numbers so they would be hazardous to aircraft operations. 

 
 
DISCUSSION: 
 
PROJECT DESCRIPTION 
 
The Santa Maria Airport Business Park (formally known as the Santa Maria Research Park) is a 
proposed 20 to 30 year development project of the Santa Maria Public Airport District 
(Attachment 1).  This project proposes to utilize approximately 740 acres of the total 2,598 
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acres within the existing airport boundary for development of a business park consisting of light 
industrial, research, manufacturing, and commercial land uses arrayed around an 18-hole golf 
course (Attachment 2).  Additional uses will include retail opportunities, government facilities 
and limited commercial and office development.  Nearly 70% of the planning area will be 
reserved in passive and active open space to provide conservation and/or recreational 
opportunities.  
 
A large portion of the project area (105+ acres) is set aside for the long-term protection of the 
California Tiger Salamander.  The recreation and conservation areas provide a broad open 
space across the central and southern portion of the site and creating a buffer between the 
residential areas to the south and the light industrial/research sites of the project area and the 
Airport in the north. 
 
AIRPORT OPERATIONS IMPACTING SITE 
 
As indicated in Attachment 1, part of the Specific Plan area will be overflown by aircraft at low 
altitudes on their approach to Runway 30.  General aviation aircraft often practice touch and go 
landings, but the pattern is not used by scheduled air carrier jet aircraft.  The GA aircraft are 
making their final turn to line up on the main runway to Santa Maria Airport.  The areas off the 
end of the airport runway and the final area turning zones have been identified by the SBCAG 
ALUP and the California Airport Land Use Planning Handbook (Caltrans Handbook) as 
important areas for assuring airport land use compatibility. 
 
 
HISTORICAL OVERVIEW 
 
The Santa Maria Public Airport District approved the Santa Maria Research Park Specific Plan 
in September 1995.  Acting as ALUC for Santa Barbara County, SBCAG found the Research 
Plan Specific Plan consistent with the adopted ALUP on October 19, 1995.  However part of the 
consistency determination included two conditions:  1/ The population density for each planning 
area was not to exceed the specified density provided in the Table 2-2 of the Research Park 
Plan), and 2/ The side transition slopes to be added to the land use guidelines to create proper 
building setbacks from the runway in compliance with FAA regulations.  
 
The Research Park Specific Plan was subsequently amended by the Santa Maria City Council 
in October 1998.   The Santa Maria Airport Business Park Specific Plan was updated in January 
2007.  The plan represents a significant update of the previously adopted and amended 
Research Park Specific Plan.  Due to the creation of a large conservation and biological 
preserve within the planning area, the new Specific Plan and reconfiguration of development 
areas project site was reduced from 1,085 acres in 1995 to the current 740 acres, but retaining 
an 18-hole golf course as open space at the central area of the Specific Plan.  The existing non-
conforming mobile home park centrally located on a 10-acre site within the project area will be 
phased out.   The final Draft EIR accompanying the Specific Plan was completed in May 2007.   
 
Staff provided an informational report of the Specific Plan to the Board in April 2007.  The 
consultant of the Specific Plan also provided a brief informational presentation to the Board as 
well.  This staff report presents staff recommendations of the consistency determination for the 
Specific Plan to the Board. 
 
 
RECOMMENDED CONSISTENCY FINDINGS AND CONDITIONS 
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Land Use Compatibility 
The Specific Plan proposes varying planning areas with different land uses ranching ranging 
from commercial, airport services, light manufacturing, community facilities, commercial 
professional office, roads, golf course, roads, and open areas.  Most of the land uses within the 
planning areas are outside the Airport Clear and Approach Zones.  Light industries are 
proposed in the northern and western part of the Specific Plan (Areas 9, 13, 14, 15).  A golf 
course is proposed in the center of the site (Area 12).  Community facilities and professional 
offices are proposed on the southwest and southern parts of the Specific Plan (Area 5, 6, and 
10).  The areas (Areas 1, 2 and 3) close to the Clear Zone of Runway 30 on the north side are 
devoted to airport commercial and airport services.  Areas 7 and 8 close the Clear Zone on the 
south side are designed for light industries.  Within the Approach Zone and two other small 
areas adjacent to Runway 30 threshold, a total three retention basins are proposed totaling 18.7 
acres (Area 4) (Attachment 3). These basins are by nature a type of permanent open space for 
environmental protection purposes. 
 
Consistency Finding:  Based on the Public Hearing Draft of the Santa Maria Business Park 
Specific Plan (Final Draft), April 2007, a copy of which is accompanying this staff report for each 
board member, most land uses are proposed for aviation related uses and are outside the Clear 
and Approach Zones.  However, Area 4 and two other small areas are proposed for retention 
basins.  They are part of the drainage system expected to be developed when the golf course is 
developed.  These basins are designed as permanent open land and will not have standing 
water except after a rainfall event.   
 
In general, retention ponds and open drainage ditches might pose a problem because water will 
be slowly released from the retention basins after storms can create standing bodies of water 
that can attract birds in significant numbers which are hazardous to aircraft operations.  Though 
the Specific Plan indicates that these basins would not have standing water, staff recommends 
that the land uses proposed in the Specific Plan be found to be “conditionally consistent” with 
the land use compatibility criteria of the ALUP subject to mitigation measures and conditions on 
the retention basins to avoid retention of standing water collection.  The following mitigation 
measures are recommended: 
 

• Modifications to the retention basins to allow standing water to be drained swiftly within a 
maximum 48-hour period after storms, and modifying the shape and design of the basin 
banks and floors to ensure the basins remain totally dry after rainfalls.   

• The sponsor to work with the City’s Waste Water Services to develop techniques to limit 
access of birds in significant numbers to open water and minimize aircraft-wildlife 
interactions.   

• Consideration of other mitigation techniques based on the following resources: 
- FAA Wildlife Hazard Management at Airports, A Manual for Airport Personnel, July 

2005 
- FAA Advisory Circular (AC) 150/5200-33A “Hazardous Wildlife Attractants On or 

Near Airports 
 
Population Density 
Population density is closely associated with safety concerns in event of aircraft mishaps.  The 
ALUP population density threshold within the Approach Zone and in close proximity of runway 
ends is about 25 persons per acre. Table 1 summarizes the population densities of various 
proposed land uses of the Specific Plan and the ALUC threshold.   
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 Table 1:  Santa Maria Airport Business Park Population Density Analysis 

 

Land Use Gross BuildOut Population ALUP
Designation Acreage Employment Density Threshold
Commercial 30.8 770                    25.0 25
Airport Services 26.5 556                    21.0 25
Light Industrial 132.0 4,224                 32.0 25
Community Facility 19.3 482                    25.0 25
Commercial Offices 16.3 407                    25.0 25
Open Space - Conservation 105.7 NA NA 25
Open Space - Recreation 262.6 10                      0.0 25
Airport Clear/Approach Zones 76.6 NA NA 25
Roads 70.2 NA NA 25

Total 740.0 6,449               8.7 25
Source:  Santa Maria Airport Business Specific Plan, Table 2  

 
Consistency Findings:  In general, the population density for various proposed land uses is 
within the ALUP threshold of 25 persons per acre except for areas where light industry was 
proposed (population density is 32 persons per acre).  Since these areas are spread out and 
are on the north side of the site and outside current general aviation flight patterns, staff 
recommends a finding that the population density of proposed uses is consistent with the ALUP 
population density criteria.  However, the finding is subject to the condition that the lot coverage 
for each planning area shall not be greater than that specified in Table 8, (Land Use Intensity, 
P.3-11) of the Public Hearing Draft of the Santa Maria Airport Business Park Specific Plan 
(Attachment 6). 
 
Safety and Overflights 
This criterion primarily relates to the associated risk resulting from aircraft overflights and aircraft 
accident potential.  Regular low-attitude aircraft overflights increase the potential for aircraft 
accidents.  As discussed in land use compatibility section, most proposed land uses within the 
Specific Plan are outside the Clear and Approach Zones.  General aviation aircraft approaching 
from the NW direction turning final for Runway 30 overflies the proposed golf course (Area 12) 
and the proposed community facility areas (Areas 5 and 6) (Attachment 4).   
 
Consistency Findings:  Because the proposed light industrial uses and the golf course are 
located outside the Approach Zone and away from the frequent flight patterns, the impact of 
aircraft overflights and mishaps are minimized.  The only area where overflights are impacted 
are Areas 5 and 6 (community facilities) when aircraft are turning final to Runway 30.  
Recognizing that the population density of Areas 5 and 6 is within the threshold of the ALUP, 
staff recommends a finding that the project is consistent with the ALUP.  However to minimize 
the impacts of mishaps to the extent possible, staff recommends that events which expect to 
incur large concentrations of population gatherings such as large community meetings are to be 
avoided.  In addition, notices of aircraft operations must be provided to users and tenants of 
these area and all other planning areas as well.   
 
 
Building Height Restrictions 
The objective of height restrictions for structures within the airport vicinity is to avoid intrusions 
into navigable airspace.  The strategy is to limit heights of structures associated with proposed 
land uses for area within or adjacent to Clear and Approach Zones.  Proposes used for Airport 
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Services in Area 3 on the north side of the Clear Zone and proposed light Industries for Areas 7 
and 8 on the west side of the Runway 30 Clear Zone were examined (Attachment 4).   
 
 
Consistency Findings:  Area 3 and Areas 7 and 8 are located immediately adjacent to the north 
and south sides of Clear Zone.  They could impact the airport runway transitional slope of 7:1.  
The Specific Plan is a part of the Airport Master Plan, structures, in principle, should not be in 
violation of the FAA height restrictions.  Therefore staff recommends a finding that the proposed 
structures within these areas are consistent with the ALUP subject to proper building height 
setbacks being established to ensure clearance of the FAA height restriction regulations. 
 
Noise 
The project site lies between 55 and 60 CNEL noise contour of Santa Maria Public Airport.    
 
Consistency Finding:  Noise is less sensitive for light industrial and airport commercial Services 
staff recommends a finding that the project is consistent with the noise criteria of the ALUP.  
 
 
CONCLUSION 
 
In conclusion, the ALUC finds that the Santa Maria Airport Business Park Specific Plan 
consistent with the ALUP based on:  
 

• The use of the project is closely related to airport operations with proposed uses 
consistent with the land use compatibility criteria in the ALUP subject to mitigation 
measures to ensure that the retention basins will not attract birds and wildlife in 
significant numbers which would be hazards to aircraft operations. 
 

• The population estimates at the project location are within the population density 
threshold for non-residential uses, and  

 
• Only a small area (Areas 5 and 6) is overflown by general aviation aircraft and the 

project site retains a golf course which offers large open areas with sparse population 
where aircraft can safely land in event of mishaps.   
 

• The buildings for Areas 3, 7, and 8 designed for airport services and light industries 
adjacent to the Clear Zone are required to maintain proper building setbacks in order to 
conform to the FAA FAR Part 77 transitional slope height restrictions. 

 
 
 
COMMITTEE REVIEW:  None 
 
Attachments:   
1/ Santa Maria Airport Business Park Specific Plan and Airport Influence Area 
2/ Santa Maria Airport Business Park Specific Plan Proposed Land Uses  
3/ Santa Maria Airport Business Park Specific Plan Retention Basins 
4/ Santa Maria Airport Business Park Specific Plan Safety, Overflights, and Building Setbacks 
5/ Letter of Referral for Consistency Determination of the Santa Maria Airport Business Park Specific Plan 
6/ Table 8, Land Use Intensity, Santa Maria Airport Business Park Specific Plan 
7/ Santa Maria Airport Business Park Specific Plan, Public Hearing Draft, April 2007 (Board Members only) 
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Attachment 4 
Safety, Overflights & Setbacks
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