
 
 

 
 

 
 
 

STAFF REPORT 
 
 
 
 
SUBJECT: Santa Barbara County Housing Element Focused Rezone Program, 

Orcutt  
 
 
MEETING DATE: November 20, 2008  AGENDA ITEM: 9   
 
 
STAFF CONTACT:  William F. Yim, Michael G. Powers 
 
 
RECOMMENDATION: 
 
Adopt findings of consistency of proposed rezoning with Airport Land Use Plan, subject to 
conditions. 
 
  
SUMMARY: 
 
The 2003-2008 Housing Element Focused Rezone Program (Focused Rezone Program) is 
intended to comply with State Housing and Community Development conditions necessary to 
maintain certification of the County of Santa Barbara’s 2003-2008 Housing Element.  The 
Focused Rezone Program considers each of the proposed development areas of Key Site 3 
and Key Site 30 located in the Airport Influence Area (AIA) of Santa Maria Public Airport 
(SMPA) for possible rezoning to accommodate affordable multiple-family housing.  SBCAG,  
acting in its capacity as the Airport Land Use Commission (ALUC), must make findings 
determining that the proposed rezone is either consistent or inconsistent with the Airport Land 
Use Plan (ALUP) with respect to land use compatibility, population density, airport safety, and 
noise issues.  
 
Staff is recommending that the proposed rezoning of both sites be found consistent with the 
adopted Airport Land Use Plan for Santa Barbara County subject to certain conditions. 
 
Following the ALUC review, the County of Santa Barbara will decide to incorporate the ALUC 
conditions in its review of the proposed project.  According to state law, the County of Santa 
Barbara would need to incorporate the conditions of the ALUC, or override the conditions with a  
2/3 majority vote and findings of fact by the Board of Supervisors.  
 
 
 
 



 2

RECOMMENDED FINDINGS: 
 
Whereas, 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 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 County of Santa Barbara proposed development areas of Focused Rezone 
Program for both Key Site 3 and Key Site 30 designated in the Orcutt Community Plan are 
located within the Airport Influence Area (AIA) for Santa Maria Airport 
 
Whereas the proposed rezone area for Key Site 3 is outside the Approach Zone (Airport Safety 
Area II) and the proposed development area of Key Site 30 is 50 percent within the Approach 
Zone. 
 
Whereas, 34 high-density townhomes are proposed in Key Site 30 along the boundary of the 
1,500 foot No-Build Corridor of the Orcutt Community Plan and 130 units of senior housing 
complexes are proposed in close proximity of the extended runway centerline, residents and 
senior citizens would be exposed to occasional aircraft overflights, potential risk of aircraft 
mishaps, and noise annoyance.  
 
Whereas the County has established a No-Build Corridor of passive open space in the Airport 
Approach Zone as part of adopted Orcutt Community Plan for Key Site 30. 
 
Whereas, the County of Santa Barbara has prepared a Focused EIR for the proposed rezoning 
and submitted the document to the ALUC   
 
Now therefore, the ALUC finds: 

1) The proposed rezone of Key Site 3 consistent with the ALUP subject to buyer/renter 
notices of potential aircraft noise, and, 
 
2) The proposed development area of Key Site 30 consistent with the ALUP subject to 
the following condition:  

 
• Retention of the noise and avigation easement for the entire Key Site 30 as 

mitigation measure outlined in the Draft EIR (ES-6, Impact LU-2 Other Long Term 
Compatibility Conflicts).   

 
 

DISCUSSION: 
 
INTRODUCTION 
 
State law requires Santa Barbara County Association of Governments (SBCAG) as the 
designated the Airport Land Use Commission 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 
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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 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.  Because the 2003-2008 Santa Barbara County Housing Element Focused Rezone 
Program EIR contains two key sites (Key Site 3 and Key Site 30) located within Santa Maria 
Public Airport (SMPA) Area of Influence, these elements of the Focused Rezone Program must 
be reviewed for consistency with the ALUP.   
  
As the lead agency, The County of Santa Barbara submitted the Focused Rezone Program and 
the draft EIR to SBCAG for consistency determination with the ALUP on October 1, 2008.  
SBCAG has 60 days to review this project and make its determination.   
 
This report provides consistency findings and conditions for consideration of approval by the 
SBCAG Board on October 16, 2008.  The action required by SBCAG is to find the Focused 
Rezone Program with respect to each of the proposed development area of Key Site 3 and Key 
Site 30 consistent or conditionally consistent with the ALUP. 
                                                                                                                                                                                 
PROJECT DESCRIPTION AND OVERVIEW 
 
The 2003-2008 Housing Element Focused Rezone Program is intended to comply with State 
Housing and Community Development conditions necessary to maintain state certification of the 
County of Santa Barbara’s 2003-2008 Housing Element.  It would amend the Santa Barbara 
County General Plan Housing Element, the Orcutt Community Plan (OCP), and the Land Use 
and Development Code to reflect an action to rezone two sites, designated as Key Site 3 and 
Key Site 30 in the Orcutt Community Plan (OCP) area to a new Multi-Family Residential Orcutt 
(MR-O) zone designation.  Completion of the Focused Rezone Program fulfills the County’s 
obligation to plan for the remaining 370 lower income unit portion of the 6,064 units Regional 
Housing Needs Allocation (RHNA) for the unincorporated County by the State of California for 
the 2001-2009 Housing Planning Period.  These units were allocated to the County by SBCAG 
through the previous RHNA plan adopted in 2002 
 
The Focused Rezone Program considers two sites, Key Site 3 and Key Site 30, located entirely 
within the planning area of the OCP for possible rezoning to accommodate affordable multiple-
family housing.  Both sites are located in the unincorporated community of Orcutt south and 
east of the City of Santa Maria.  Within the two Key Sites, the consistency evaluation focused on 
the proposed development area (rezone site) within them.  For Key Site 3, the focus is on the 
proposed development area in the northern part of the site.  For Key Site 30, the focus is on the 
eastern development site only1 (Exhibit 1).   
                                                 
1 The western development site plus the 8,000 s.f. lots in the north and the 10,000 s.f. lots in the south of the eastern 
development site are not part of this consistency evaluation and will be considered under a separate document. 



 4

   
The focus of this staff report is the consistency determination of rezoning both sites to a Multi-
Family Residential zone designation, which would allow development of 212 multi-family 
housing units within the Airport Influence Area (AIA) of the Santa Maria Public Airport. 
 
SANTA MARIA PUBLIC AIRPORT OPERATIONS IMPACTING SITE 
 
Santa Maria Public Airport (SMPA) has two runways.  The primary Runway 12-30 is 6,300 feet 
long running from SE to NW.  The Crosswind Runway 2-20 is a general aviation runway running 
from SW to NE.  Runway 12-30 is an instrument air-carrier runway currently serving jets and 
larger aircraft.  Because of its runway instrumentation and the predominant wind being west- 
northwest, over 90 percent of the arrivals and departures are from the Runway 30 end.  Runway 
30 is also used 100 percent under adverse weather conditions when aircraft approaches would 
have to reply on instruments for landing.   
 
In 2007, SMPA had approximately 72,700 total aircraft operations. (One takeoff or one landing 
equates to an operation). The airport has approximately 200 based aircraft and operates 24/7.  
Key Site 30 is directly under the straight-in flight path, aircraft on approach to Runway 30 overfly 
Key Site 30 at altitudes of approximately 750 to 1,000 feet throughout the day and into the night 
seven days a week.   
 
The Santa Maria Airport District requested that a 1,500-Foot “No-Build” Airport Safety Corridor 
(No-Build Corridor) on the southeast as open space centered along an extension of Runway 30 
be maintained.  The No-Build Corridor is part of the OCP and the County incorporated this 
information as part of the County Comprehensive Plan in early 1990’s.  The No-Build Corridor 
was retained since then.  SBCAG supported the establishment of such a open space corridor 
and incorporated the information in the current SBCAG ALUP2.  
 
CONSISTENCY EVALUATION OF THE FOCUSED REZONE PROGRAM 
 
The consistency determination of the Focused Rezone Program with the ALUP is based on 
several broad criteria: land use compatibility, population density, airport safety, noise, and 
height restrictions. The following section summarizes the evaluation with findings and 
recommendations. 
 
Consistency Evaluation: Land Use Compatibility, Population Density, and Safety Issues 
 
The land use compatibility criterion in the ALUP is categorized under Airport Safety Area I 
(Clear Zone), Airport Safety Area II (Approach Zone), and Airport Safety Area III (Traffic Pattern 
Zone).  Each zone provides different levels of land use compatibility criteria based on its 
relationship with airport operations (ALUP, Table 4-1).  In general, these criteria vary, depending 
upon the type of land uses and location of the project with respect to the safety area concerned, 
particularly the distance between the project site and the runway end.   
 
The 8-acre proposed development area in the northern part of Key Site 3 is within the Santa 
Maria Airport Area of Influence, but outside the Approach Zone.  For Key Site 3, the proposed 
development area is located outside the airport approach zone and not directly under a general 

                                                                                                                                                          
 
2 Page 63 Airport Land Use Plan, 1993 
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traffic patterns (Exhibit 1).   Therefore, the land use compatibility, population density, and 
airport safety criteria are not significant issues.   
 
Key Site 30 is a vacant parcel of 87 acres located at approximately 1.8 miles southeast of 
SMPA.  Approximately 88 percent of Key Site 30 is within the Airport Approach Zone.  The 
1,500-Foot No-Build Corridor designated in the Orcutt Community Plan bisects the site.  There 
are two proposed development areas within Key Site 30; the western and the eastern sites.  
The focus of this consistency evaluation is on the proposed development area in the eastern 
site, in which approximately 50 percent (10.6 acres) is within the Approach Zone (Exhibit 2).    
 
Exhibits 3 presents the site plan of the development area for the eastern site.  It consists of 34 
high-density two to three-story townhomes and 24 senior housing units.  Another 130 senior 
housing units in two high-density complexes are proposed outside but adjacent to the end 
boundary of the Approach Zone. The entire proposed development area of Key Site 30 is 
approximately 500 to 750 feet from the extended runway centerline of Runway 30.  
 
Staff has raised concerns to the County in July 2008 regarding the issues of locating high-
density and senior housing adjacent to the No-Build Corridor as established in the OCP (EIR 
P4.1-8).  Developing high-density residential in the vicinity of the extended runway centerline 
and adjacent to the No-Build Corridor presents a concern of encroachment on airport 
operations. The No-Build Corridor, was established by the County in the Orcutt Community Plan 
to increase the safety margin for airport operations.  The proposed developments, however, do 
observe the restrictions of the No-Build Corridor as outlined in the OCP development standard 
30-1:  
 

”DevStd KS30-1: Residential and/or recreational development shall occur only in the 
northeast corner (11.9 acres) and the southwest corner (7.7 acres), the southeast corner 
(9.3 acres and the northwest 7.6 acres as shown in Figure KS30-1.  The remainder of 
the site shall remain in passive open space.”  (OCP, Pg KS30-4, May 2005) 
 

The proposed rezoning of Key Site 30 does not include changes for any areas within the No-
Build Corridor.  Under county policy, this area is limited to passive open space uses.  This policy 
supports the ALUP by reducing exposure of high concentrations of people to risks associated 
with accidents and provides landing opportunities for aircraft emergencies during 
approach/departure to the Santa Maria Airport.     
 
The population density criterion is used as a measure of the degree of risk associated with 
aircraft accidents on proposed land uses that concentrate population.  Proposed land uses are 
evaluated based on concentrations of people within the Airport Safety Areas.  In general, the 
threshold for review is 25 people per acre for non-residential or more than 4 units per acre for 
residential use within the Approach Zone (Safety Area II).    
 
For Key Site 30, half of the proposed development area (approximately 5.3 acres) is within the 
Approach Zone.  The other half is outside.  A total of 24 units senior housing and 34 townhomes 
are proposed.  This represents a population density estimate of 10.9 units per acre.  From the 
population density standpoint, while such density exceeds the population threshold of the ALUP, 
the distance of the rezone site (1.8 miles) from the runway end and existence of a large area of 
adjacent passive open space mitigates the risk. 
 
Airport safety primarily relates to the associated risk resulting from aircraft overflights and 
accident potential.  Regular low-attitude aircraft overflights increase the potential for aircraft 
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accidents.  Thus the consistency evaluation focuses on the location and possible impacts on the 
project site, and how the risk and consequences of aircraft mishaps could be minimized, if not 
avoided.    
 
For Key Site 30, the aircraft straight-in arrival and departure paths overfly the site of the 
proposed development area (Exhibit 4).  As indicated, the two 130 units high density senior 
housing complexes and the 34 townhomes would be subject to frequent overflights at altitudes 
of between 750 to 1,000 feet as landing aircraft are conducting their final descent along the 
extended runway centerline for approach to Runway 30.  The primary concern is that the 
proposed structures are clustered along the edge of the No-Build Corridor and close to the 
extended runway centerline exposing the possibility of aircraft mishaps during take-off and 
landing.   
 
Occasionally accidents have happened to aircraft using Santa Maria Airport.  For example, on 
September 9, 2006, a twin engine Piper Apache crashed in the area near the intersection of 
Solomon Road and Route 1  2.4 miles southwest of SMPA shortly after takeoff, killing the pilot 
and spreading the debris in an area over 50 yards by 100 yards.     
 
Exhibit 5 presents the FAA national general aviation aircraft accident location between 1983 
and 19923.  Approximately 60 to 80 percent of aircraft accidents occurred in an areas in the 
vicinity of the extended runway centerline.   
 
Aircraft accidents do happen and mostly occur during the stage of take-off and landing, and in 
the vicinity of the extended runway centerline.  While the probability of aircraft accident is low, 
the consequences may be significant, particularly when the population is concentrated in 
confined areas.   
 
Findings:   
 
The proposed development area of Key Site 30 exceeds the population density criterion of 4 
units per acre for residential uses, but this is not excessive and staff believes that a finding can 
be made that it is consistent with the ALUP.  The County has adopted a policy to preserve a 
1,500-Foot No-Build Corridor in the Approach Zone (Airport Safety Area II) as passive open 
space in order to safeguard the open space for distressed aircraft to land in event of 
emergencies.   
 
Condition: 
 
Retain the requirement of avigation easement on the entire Key Site 30 as mitigation measure 
outlined in the Draft EIR (ES-6, Impact LU-2 Other Long Term Compatibility Conflicts).   
 
Consistency Evaluation: Noise 
 
The noise criteria ensures that new land uses proposed in airport environs are compatible with 
aircraft generated noise.  Within the boundary of 65 decibel (dB) Community Noise Equivalent 
Level (CNEL) and above, institutional land uses such as schools, hospitals, convalescent 
homes and other in-patient health care facilities shall not be permitted.  Multi-family residential 

                                                 
3 FAA National General Aviation Aircraft Accident Location, 1983-1992, Caltrans Airport Land Use Planning 
Handbook, 2003 
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may be permitted, subject to an acoustical analysis showing that all structures have been 
designed to limit interior levels in any habitable room to 45 dB CNEL.   
 
For the Key Site 3, the proposed development area is outside the 60 CNEL noise contour of 
SMPA.  Therefore, airport noise is not considered a significant issue.  However, because the 
area is within the Airport Area of Influence there is a need to require a condition that insures 
there will be a notice in the DRE report that advises prospective buyers/tenants there is an 
airport in the vicinity and the residential structure could be subject to nuisance noise impacts. 
 
For Key Site 30, due to the aircraft straight-in flight track, the 60 dB CNEL noise contour 
extends to the edge of the proposed development area of Key Site 30 (Exhibit 6).  The two 
senior housing complexes of 130 units are located on the edge, to the 60 CNEL contour.  
Residents would be exposed to frequent noise annoyance from frequent stream of arriving and 
departing aircraft.   
 
Multi family residential is allowed within the 60 CNEL noise contour.  Since the proposed 
development area for Site 30 are primarily for seniors, mitigation measures would be required to 
ensure that interior habitable areas be attenuated to 45 dB CNEL.   
 
Findings:   
 
For Key Site 3, the proposed rezone is consistent with the noise criterion of the ALUP subject to 
noticing of potential airport noise impacts to potential buyers/renters. 
 
For Key Site 30, the proposed rezone is consistent with the noise criterion of the ALUP subject 
to the conditions below: 
 
Conditions:  
 
Incorporate noise attenuation mitigation measures to ensure the interior habitable areas of all 
residential units in Key Site 30 do not exceed 45 dB CNEL.   

 
Retain the requirement of noise avigation easement on the entire Key Site 30 as mitigation 
measure outlined in the Draft EIR (ES-6, Impact LU-2 Other Long Term Compatibility Conflicts).   
 
Consistency Evaluation: Height Restriction 
 
The FAA Federal Aviation Regulations (FAR) Part 77 “Objects Affecting Navigable Airspace” 
sets forth criteria and requirements to safeguard and preserve navigable airspace.  No 
structures or objects are permitted to penetrate the airport imaginary surfaces, including the 
approach and transitional surfaces, as defined in FAR Part 77.  The restrictions are to ensure 
safe passage of aircraft in, out, and around the airport. 
 
Both the structures of the proposed development areas on Key Sites 3 and 30 are far away from 
the runway end and therefore the height restrictions criterion is not considered an issue. 
 
Findings 
 
The proposed rezone areas of Key Sites 3 and 30 are consistent with the ALUP height 
restriction 
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Project Coordination 
 
During the preparation of the Focused Rezone Program EIR, staff provided comments to the 
EIR consultant (Rincon Consultants) in July 2008.  Several issues were raised with respect to 
the locations of proposed high-density residential on the proposed development area of Key 
Site 30, including the No-Build Corridor, overflights and noise concerns to senior residents.  
Staff is working closely with the County Planning Department officials during the EIR review 
period.   
 
Comments were also received from Caltrans Division of Aeronautics on this project on October 
7, 2008 (Attachment 3). These comments support the staff recommendation. 
 
Environmental Review 
 
Currently, the Focused Rezone Program EIR is in draft form nearing completion.  An Executive 
Summary is provided in Attachment 4 and the entire document is available upon request. 
Following the SBCAG decision on this consistency determination an amendment package to the 
EIR will be prepared by county staff incorporating the ALUC’s decisions and comments for 
submittal to the County’s Planning Commission and the County Board of Supervisors. 
 
CONCLUSIONS 
 
The proposed focused rezone of Key Site 3 is consistent with the ALUP subject to buyer/renter 
notification of airport noise impacts.    
 
The proposed focused rezone of Key Site 30 is consistent with ALUP based on the findings with 
the OCP development standards KS 30-1, subject to  

• Provision of an avigation easement to Santa Maria Airport for the entire Key Site 30 as 
mitigation measure outlined in the Draft EIR (ES-6, Impact LU-2 Other Long Term 
Compatibility Conflicts).   

 
 
 
COMMITTEE REVIEW:  None 
 
ATTACHMENTS: 
Exhibit 1:   Site locations for Key Site 3 and Key Site 30  
Exhibit 2:   Proposed Development Area vs. No-Build Corridor and Airport Safety Area II  
Exhibit 3:   Site Plan of Proposed Development Area, Key Site 30. 
Exhibit 4:   Airport Safety Analysis for Proposed Development Areas, Key Sites 3 and 30 
Exhibit 5:   FAA National General Aviation Aircraft Accident locations, Caltrans ALUP 
Handbook, 2003  
Exhibit 6:   Noise Analysis, Proposed Development Areas, Focused Rezone Program. 
Attachment 1    Referral letter from County of Santa Barbara 
Attachment 2:   Emails re SBCAG comments to Rincon consultant, Jul 2008 
Attachment 3    Caltrans comments on the Proposed Rezone Program EIR 
Attachment 4    Executive Summary, Santa Barbara County 2003-2008 Housing Element 
Focused Rezone Program EIR, August 5, 2008, County of Santa Barbara Office of Long Range 
Planning and Rincon Consultants 
 
\ ALUC\SBCo Housing Rezone Prog Consistency Determination Stf Rpt 



 
 

 
 

 
Exhibit 1:  Location of Key Site #3 and Key Site #30 
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Exhibit 2:  Proposed Development Area vs. No-Build Corridor and Airport Safety Area II  
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Exhibit 3:  Site Plan of Proposed Development Area, Key Site 30 
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Exhibit  4:  Airport Safety Analy, Proposed Development Areas, Key Sites 3 and 30. 



 
 

 
 

 
 
 
 
Exhibit 5:  FAA National General Aviation Aircraft Accident Locations, 

 



 
 

 
 

 
 
 

Exhibit  6:  Noise Analysis for Proposed Development Areas of Key Sites 3 and 30  

 


































































































