
 
 

 
 

 
 
 

STAFF REPORT 
 
 
 
SUBJECT: Camino Real Hotel 
 
 
MEETING DATE: October 16, 2008 AGENDA ITEM:  10 
 
 
STAFF CONTACT: William F. Yim and Michael G. Powers 
 
RECOMMENDATION: 
 
Determine consistency of proposed Camino Real Hotel with Airport Land Use Plan for Santa 
Barbara County: 
 
Staff Recommendation: Find the proposed 99-Room Camino Real Hotel project in the Approach 
Zone to Santa Barbara Airport inconsistent with the ALUP based on specified findings. 
 
Alternative Finding Options: 
 
Option 1: Find that a 50-room hotel is consistent with prior “grandfathered” determination by 
prior ALUC decision on Camino Real Marketplace. 

 
Option 2: Find that the proposed 99-room hotel in the Approach Zone is consistent with the 
ALUP. 
 
 
SUMMARY: 
 
The Camino Real Hotel Project is a 99-room hotel proposed on a vacant 3.02-acre lot located 
on the southeast corner of the Camino Real Marketplace (CRM) in Goleta west of Santa 
Barbara Municipal Airport (SBMA).  The project was part of the original 1997 CRM Development 
Plan and Specific Plan reserved for “visitor-serving commercial” (Major 6 - a 115-room hotel) 
purpose.  During the consistency determination of the 1997 CRM Specific Plan, SBCAG serving 
as the Airport Land Use Commission (ALUC) determined that the visitor-serving commercial  
consistent with the Airport Land Use Plan (ALUP) on condition that the hotel would be limited to 
a 50-room size.  In 2007, the project applicant, Wynmark, later renamed as Camino Real III, 
LLC, re-applied for a 108-room size hotel.  The final proposed plan, a 99-room hotel was re-
submitted to the City of Goleta in March 2008.  In September 2008, the City of Goleta prepared 
an Addendum to the original CRM Specific Plan EIR (96-EIR-03) and referred the project to 
SBCAG for consistency determination with the ALUP.  SBCAG, acting in its capacity as the 
ALUC must make findings determining that the Camino Real Hotel project is either consistent or 
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inconsistent with the ALUP with respect to land use compatibility, population density, airport 
safety, noise and other issues. 
 
Staff recommends finding the project inconsistent with the ALUP under the criteria of land use 
compatibility, population density, and airport safety issues based on site location, aircraft 
overflight, population density, and number of rooms.  However, staff has provided the board with 
options including limiting the hotel to a 50-room size, a determination consistent with the 
“grandfathered” determination, or consistent for the proposed 99-room hotel. 
 
Following the ALUC review, the City of Goleta will decide to incorporate the ALUC conditions in 
its review of the proposed project.  According to state law, the City of Goleta must incorporate 
the conditions of the ALUC, or the City Council may override the conditions with a 2/3 vote and 
findings of fact.  
 
 
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 proposed Camino Real Hotel project is located outside the one-mile marker but  
within Safety Area II (Airport Approach Zone) based on the currently adopted ALUP and that the 
proposed 99-room hotel is considered incompatible under the land use criterion for this zone. 
 
Whereas, the estimated population density between 41-49 persons per acre significantly 
exceeds the ALUP population density threshold for review of 25 persons per acre. 
 
Whereas, an environmental report has been prepared for this project and the board has 
considered this document 
 
Whereas, the project site is regularly overflown by a variety of aircraft at low altitudes on the 
approach and departure of aircraft using Santa Barbara Airport and at altitudes of 300–400 feet, 
particularly during the final descent of aircraft to Runway 7 under varying weather conditions 
 
Whereas, the project has been reviewed for compatibility with the State Airport Land Use 
Planning Handbook by the California Division of Aeronautics as indicated in a letter submitted 
by the Division 
 
Whereas, in the 1997 CRM Specific Plan, the hotel site was determined to be consistent with 
the ALUP on condition of a 50-room size hotel and the proposed plan for a 99-room hotel is 
considered a new project and therefore must be re-evaluated under a new application 
 
Now therefore, the Airport Land Use Commission for Santa Barbara County finds the proposed 
99-Room Camino Real Hotel project in the Approach Zone inconsistent with the ALUP.   
 
Board consideration of other options: 
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• Option 1: Determine that a 50-room hotel is consistent with the ALUP and consistent 
with prior “grandfathered” determination. 
 

• Option 2: Determine that the proposed 99-room hotel in the Approach Zone is consistent 
with the ALUP. 

 
If the board finds the project consistent with the ALUC under Options 1 or 2, staff recommends 
that the following conditions be imposed:  
 

1. Retention of the City’s recommendations on mitigation measures for noise and exterior 
lighting associated with the project to avoid interference to aircraft operations in and out 
of SBMA (EIR Addendum, P. 34-37). 

2. The applicant is responsible for tree trimming at or below the proposed height of the 48 
foot accent tower.  Should trees taller than the height of the accent tower be permitted a 
separate FAA “Determination of No Hazards to Air Navigation” would be required. 

3. A restriction on the hotel in holding seminars and conventions that involve large 
concentrations of the people at any one time. 

 
 
DISCUSSION 
 
INTRODUCTION 
 
State law requires Santa Barbara County Association of Governments (SBCAG) as the 
designated 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, Ch. 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 
(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 Camino Real Hotel project is located within the AIA of Santa Barbara 
Municipal Airport (SBMA), the project must be reviewed for consistency with the ALUP. 
  
The City of Goleta submitted the proposed Camino Real Hotel project and environmental 
documents to SBCAG for consistency determination with the ALUP on September 5, 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 Camino Real 
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Hotel project consistent or inconsistent with the Airport Land Use Plan for Santa Barbara 
County. 
 
PROJECT DESCRIPTION 
 
The Camino Real Hotel project involves the Specific Plan Amendment (08-208-SP) and a 
Development Plan (07-208-DP) for a 73,828 square foot, two-story, 99-room hotel on a 3.02 
acre vacant lot.  The site is a part of the original Camino Real Marketplace (CRM) Specific Plan 
developed in 1997.  The site is bordered by Santa Barbara County Fire Station #11 to the north, 
Phelps Road to the south, Storke Road to the east, and Girsh Park to the west.  The site is 
designated as a Community Commercial (C-C) in a Retail Commercial (C-2) zone district 
(Exhibit 1). 
 
 
BACKGROUND 
 
In 1997, SBCAG conducted a consistency determination on the Camino Real Marketplace 
(CRM) Development Plan and Specific Plan project.  The CRM project consists of a variety of 
land uses on an 83-acre site located slightly more than one mile directly due west from SBMA’s 
main runway 7-25.  The CRM Specific Plan contains six major components, including  
retail/service/entertainment commercial, commercial recreation, transit facility, open space, a 
hotel, and a multi-family residential complex to be developed in phases.  Currently a majority of 
the land uses have been developed, except Phase II of the multi-family residential complex1.   
 
Part of the 1997 project determination involved a vacant lot reserved for a “Visitor-Servicing 
Commercial” - a 115-room hotel proposed under Phase II of the CRM Development Plan.  In 
1997, SBCAG determined that the visitor-commercial (hotel) component of the CRM 
Development Plan was inconsistent with the ALUP.  SBCAG further determined that the visitor-
commercial component (future hotel) would be limited to a 50-room size at its location as a 
condition for consistency.  At the County Board of Supervisors’ hearing on July 22, 1997, the 
ALUC decision on limiting the visitor-commercial (hotel) component of the CRM Development 
Plan to 50 rooms was retained.  (Note: This decision occurred prior to the incorporation of the 
City of Goleta.) 
  
On November 1, 2000, Wynmark, the developer of CRM Specific Plan and Development Plan, 
submitted a letter to SBCAG focusing on ALUC issues and requested review of a change in the 
visitor-commercial component from a 115-room to a 108-room hotel.  However, the application 
was withdrawn because the City of Goleta was in the process of incorporation at the time. 
 
On October 18, 2007, the developer renamed as “Camino Real III, LLC”, re-submitted an 
application to the City of Goleta for a 73,828 SF, 99-room hotel (07-208-SP-DP).  The developer 
also requested rescission of the entire CRM Specific Plan and to amend the Goleta General 
Plan (GP) policy LU 3.3 and SE 9.3.  The City responded with a “Notice of Application 

                                                 
1 The potential for development of these residential units has been eliminated with development of the permanent 
Little League fields and deed restrictions for the property, which limit use to recreational purposes.  The area formerly 
proposed for residential purposes now has a land use designation in the Goleta General Plan of “Open Space/Active 
Recreation” and not residential.  The area is now occupied by sport fields and courts. 
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Incompleteness” incorporating various comments from local agencies and stakeholders, 
including those from Santa Barbara Municipal Airport and SBCAG.  SBCAG questioned the 
developer’s decision and implications of the proposed CRM Specific Plan rescission since the 
hotel was a part of the many original land use elements contained in the 1997 Specific Plan and 
that the development plan for a hotel did not have any bearing on any other land use elements 
within the CRM Specific Plan.  In addition, SBCAG recommended that the City address this 
project with a separate/Supplemental EIR as part of the project application for submittal to 
SBCAG for consistency determination. 
 
On March.4, 2008, the City issued a “Notice of Completeness” to the developer and initiated 
processing Camino Real Hotel application.  On Sept. 5, 2008, SBCAG received a Letter of 
Referral together with an Addendum to the Camino Real Project EIR (96-EIR-3) for a 
consistency determination with the ALUP. 
 
IMPACT OF SANTA BARBARA MUNICIPAL AIRPORT OPERATIONS ON THE CAMINO 
REAL HOTEL SITE 
  
The Camino Real Hotel project is located approximately 5,500’ west of SBMA Runway 7 and 
approximately 700’ south of the extended runway centerline.  The site is outside but adjacent to 
the existing one-mile marker of the Airport Safety Area II (Approach Zone) (Exhibit 2). 
 
SBMA currently accommodates approximately 500 aircraft operations daily (one takeoff or one 
landing equates to an operation).  Because Runway 7-25 is the airport's primary runway, the 
project site is regularly subjected to a variety of aircraft flying in the vicinity of the site.  This 
includes air-carrier, commuter, military, fire-fighting aircraft, corporate jets, general aviation as 
well as wide-bodied DC-10 aircraft coming in for occasional maintenance. 
 
Runway 7-25 is an east-west runway equipped with a precision approach Instrument Landing 
System.  Under normal circumstances, 60% of the landings are from the west and 40% from the 
east.  Because of the instrument approach capability, Runway 7 accounts for approximately 
40% of all the air-carrier landings.  Runway 7 also handles virtually all traffic during adverse 
weather conditions plus all helicopter landings for instrument approaches.  Approximately 35% 
of general aviation operations also use Runway 7-25. 
 
The Camino Real Hotel site is under a frequently used aircraft traffic pattern of SBMA.  Aircraft 
approaching Runway 7 and taking off on Runway 25 frequently overfly the site at low altitudes 
between 300 to 400 feet.  Exhibits 3 and 4 show a recent random sample of a 24-hour radar 
flight tracking in and out of SBMA on Friday, September 6, 2008, a typical and uneventful day of 
airport operations at SBMA.  As indicated, a number of aircraft arrival and departure were 
directly over or adjacent to the Camino Real Hotel site. 
 
While weather at SBMA is mild, foggy conditions are common and the winter months bring 
occasional periods of rain.  A 40-year statistical average from the Western Region of the 
National Weather Service indicates that SBMA operates under instrument (Instrument Flight 
Rules) weather conditions 13% of the time annually (approximately 47 days) when the airport 
encounters poor weather conditions (cloud ceiling of less than 1,000’ and visibility of less than 
three miles).  During these conditions, pilots will encounter very limited visibility and will have to 
rely on instruments for operation on Runway 7-25 in and out of the Airport.  Under these 
conditions, the “precision approach” on Runway 7 using instruments is required for landing. 
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According to the 1993 Goleta Community Plan, the Delco Property (currently the Cabrillo 
Business Park) incorporated a development standard for a 300’ Airport Safety Corridor (DevStd 
LUDS-GV-13.2).  The purpose of this corridor is to provide a larger open area and extra safety 
margin in case of aircraft emergencies.  In 2006, the City of Goleta adopted the same 300’ 
Airport Safety Corridor to align with the extended runway centerline in its General Plan (SE 9.4).  
This corridor would limit uses to open space, landscaping, roadways, and parking on the CRM 
Specific Plan. 
 
Recent Changes in Runway Safety Area at Santa Barbara Airport 
 
As part of the conformance to the Federal Aviation Administration (FAA) runway safety 
standards, SBMA has recently completed the extension of Runway 7 and the corresponding 
Runway Safety Area (RSA) to allow full FAA safety area conformance on Runway 25.  This 
would shift the entire Airport Safety Areas I and II (Clear and Approach Zones, including the 
one-mile marker boundary) 800 feet to the west to become the new Airport Safety Areas I & II.  
Consequently, the Camino Real Hotel site will fall within the new one-mile marker boundary in 
the Approach Zone.  
 
The location and circumstances of the Camino Real Hotel project is unique because of its 
location relative to the runway end.  The evaluation under this criterion is conducted under two 
conditions:  the “Existing ALUP” safety area and the “New Runway Safety Area Extension”: 
 

1. Existing ALUP– This refers to the existing Clear and Approach Zone configuration based 
on the currently adopted ALUP.  This configuration does not include the Runway Safety 
Area extension.  Since this configuration is in the adopted ALUP, it is used as the basis 
for the consistency determination of the Camino Real Hotel project. 
 

2. New runway safety area extension– This refers to a new airport safety area configuration 
based on the recently completed 800-foot runway extension and the corresponding RSA 
extension on Runway 7.  This is the new airport operating configuration, which will 
necessitate changes to the ALUP safety area (Clear and Approach Zone) boundary, 
including a shift of the one-mile marker 800 feet westward.  Because the Runway Safety 
Area project is now completed, the new safety area configuration becomes the current 
airport runway operating configuration.  The analysis under this condition will indicate 
possible implications of the Camino Real Hotel project even though such configuration 
has not been reflected in the current ALUP. 

 
The new boundaries of the Airport Safety Areas will be incorporated in an updated ALUP in the 
near future.  For purposes of consistency determination for the Camino Real Hotel project, the 
existing Airport Safety Areas I and II (Clear and Approach Zone plus the one-mile marker) 
boundary will still be used based on the currently adopted ALUP.  However, given the 
significance of the new safety areas on the project, their implications are also discussed in this 
report.  Exhibits based on the new safety areas are also provided as attachments for reference. 
 
CONSISTENCY EVALUATION OF THE CAMINO REAL HOTEL PROJECT 
 
The consistency determination of the Camino Real Hotel project with the ALUP is based on 
several broad criteria:  land use compatibility, population density, airport safety, height 
restrictions, noise, and other.  The following section summarizes the evaluation with findings 
and recommendations. 
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Land Use Compatibility 
 
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.  Projects are generally 
reviewed on a case-by-case basis.  The one-mile marker, which has more restrictive land use 
compatibility criteria due to its proximity to the runway end, is in the Airport Safety Area II 
(Approach Zone).  This hotel is subject to ALUC review on a case-by-case basis.   
 
Existing ALUP:  The 1997 CRM Specific Plan consistency finding determined that this visitor-
commercial (hotel) site inconsistent with the ALUP but consistent on condition that the hotel size 
be limited to a 50-room size.  The objective was to minimize the consequences of possible 
aircraft mishaps.  From the ALUC standpoint, the previous consistency determination and 
conditions still applies since the Camino Real Hotel project is still considered a part of the 
overall CRM Specific Plan.  However, because the proposed Camino Real Hotel project is now 
a 99-room hotel, the proposed project is a new project and is inconsistent with the ALUP from 
two perspectives: 

 
• Inconsistent with the previous determination of a 50-room size hotel at this location. 
• Inconsistent with the land use compatibility criterion for a 99-room hotel under a new 

proposal 
 

The former perspective reflects the same “inconsistency” finding for the original “115-room size 
visitor-commercial (hotel)” in the 1997 CRM Specific Plan. 
 
The latter perspective reflects a new consistency finding based on a “case-by-case” basis.  This 
project is unique in the sense that the CRM Specific Plan has already “grandfathered” its 
consistency for a 50-room hotel at this site.  And so the current proposal for a 99-room hotel 
does not conform to what was originally approved, and therefore, the Camino Real Hotel project 
must be evaluated for consistency as a new project based on what is currently proposed. 
 

Findings:  
From an occupancy perspective a 99-room hotel is a “high-density residential” as it 
would attract “large concentrations” of people (over 25 persons per acre or 4 units per 
acre - see population density section).  A high-density hotel location adjacent to the one-
mile marker is a concern, since the purpose of the one-mile marker criterion is to 
highlight any new land uses which attract “large concentrations of people” within, and in 
the vicinity of, the boundary for reasons of airport safety and to minimize any possible 
impacts.  Given its location and the residential nature of the project the land use is 
inconsistent with the ALUP.  This finding reflects the same finding as the original 115-
room size hotel in the 1997 CRM Specific Plan.  . 

 
New runway safety area extension:  With the 800 foot Runway Safety Area extension already 
completed, the new one-mile marker boundary shifts 800 feet westward.  In this case, the 
Camino Real Hotel site would fall within the one-mile marker boundary. 
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Findings: 
According to the ALUP land use compatibility criteria, land uses such as hotels/motels 
are incompatible, and therefore the project under this new (existing) condition is 
inconsistent with the ALUP.  The runway safety project is done, the airport pattern has 
been adjusted; however, the Airport Land Use Plan has not been updated to reflect this 
new condition. 

 
Population Density 
 
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 of a project is 25 people per acre or more for projects within the Approach 
Zone (Safety Area II). 
 
Consistency Evaluation:  Similar to the land use compatibility criterion, consistency evaluation 
for the population density criterion is conducted under the same two perspectives:  the Existing 
ALUP condition and the New Safety Area Extension condition. 
   
Existing ALUP - During the 2007 project submittal to the City of Goleta, staff prepared a 
comment letter to the City of Goleta outlining a number of issues including the issue related to 
the population density of the Camino Real Hotel project.  The population density of the Camino 
Real Hotel project was estimated by the project applicant to be 35-36 persons per acre based 
on a 73% hotel occupancy rate.  According to the EIR Addendum, the population density was 
further examined by the City of Goleta staff using the applicant’s calculations of average and 
peak hotel occupancy rates under a South Coast Average, a Goleta Area Average, and a 
Goleta Peak conditions.  The City staff further employed a higher hotel occupancy rate (1.5) for 
re-examining the population density estimation.  Additional examinations using parking spaces 
and Associated Transportation Engineers (ATE)’s hotel occupancy rate were also presented.  
The EIR Addendum concluded that the population density of the Camino Real Hotel project is 
between 35 and 42 persons per acre.  The City’s estimation of the hotel’s population density is 
between 41 and 49 persons per acre (Attachment 4).  Staff used this information as the basis 
for the examination of population density. 

 
New Runway Safety Area Extension - According to the ALUP, the population density criterion 
for the Camino Real Hotel project does not apply because hotel/motel uses within the one-mile 
marker is simply considered incompatible. 

 
Because the Camino Real Hotel project is outside the one-mile marker, the threshold for review 
is “on the order of 25 people per acre”.  Any density over this threshold is considered “large 
concentrations” of people.  The previous 1997 CRM Specific Plan consistency determination 
found that the visitor-commercial (hotel) site was consistent with the ALUP on condition of a 50-
room size.  The reasoning was that only “eight parking spaces were proposed with possibly with 
a few employees and visitors” were provided in the original project application at the time, and 
therefore the population density was believed to be below the 25 persons per acre threshold. 
 

Findings:  
The newly proposed 99-room Camino Real Hotel project presents a population density 
of 41-49 persons per acre estimated at 87% hotel occupancy rate.  This density 
significantly exceeds the threshold for review and presents a situation of “large 
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concentrations” of people at this location.  Staff recommends a finding that the project is 
inconsistent with the population density criterion of the ALUP. 
 
The board may wish to consider alternative findings:  
 
Option 1:   Population Density of 41- 49 persons per acre is inconsistent with the ALUP 
and that the hotel must be lowered to a 50-room hotel with a population density of 
approximately 25 persons per acre as a condition for consistency based on the following 
estimation: 

 
((50 rooms) (1.5 persons / room) (87% occupancy))  + 10 employees)/3.02 acre  
(Note: Total employees were estimated to be about half of the 18 employees for a 99-
room hotel as provided by the project applicant.) 
 

Option 2:  Population Density of 41-49 persons per acre is consistent with the ALUP 
  
In addition, because the population density of the Camino Real Hotel project already exceeds 
the population density threshold, staff recommends that a long-term condition be imposed on 
either option such that no on-site seminars or conventions would be allowed in order to 
minimize the exposure of “large concentrations” of people at any one time.  The applicant has 
indicated that this is not a planned activity at the hotel. 
 
Airport Safety 
 
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.  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. 
 
Consistency Evaluation:   Historically, SBMA has experienced aircraft accidents in the vicinity of 
the airport.  Between 1975 and 1999, a total of 21 accidents out of a total of approximately 3.9 
million aircraft operations had occurred at SBMA.  Aircraft accidents do happen and mostly 
occur during the stage of take-off and landing.  Accident locations usually occur in the vicinity of 
the extended runway centerline.  Among them, perhaps the most significant aircraft incident of 
all was that a recent Falcon 900 Corporate jet carrying a total of 13 passengers and two crew 
members skidded off the runway during takeoff.  While the probability of an aircraft accident is 
low, accidents do occur in Santa Barbara Airport and the consequences may be significant.  
Runway 7-25 is the primarily runway which is constantly flown by a variety of aircraft including 
multi-engine and high performance regional and air-carrier jets.  The Camino Real Hotel project 
is located about a mile west of the Runway 7 and is approximately 700’ from the Runway 7 
extended centerline.  Exhibits 3 and 4 present a radar signature of aircraft arrivals and 
departures on September 6, 2008, a random sample of a typical 24-hour aircraft operation at 
SBMA in relation to the project site.  As indicated, the site is frequently overflown, and/or in 
close proximity, by a variety of aircraft at altitudes as low as 300’ to 400’.  The hotel structure 
and the people associated with the hotel would undoubtedly be exposed to the risk of potential 
aircraft mishaps. 
 
Exhibit 5 presents the FAA national statistics regarding all general aviation aircraft accident 
locations between 1983 and 1992.  This FAA statistics does not include high performance jets.  
Approximately 60-80% of aircraft accidents occurred within areas in the Inner Turning Zone 
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where the Camino Real Hotel is located.  According to the Caltrans ALUP Handbook, the Inner 
Turning Zone ranks third in terms of risk factors out of a total of six safety compatibility zones 
around airports, following the Runway Protection Zone (Clear Zone) and the Inner 
Approach/Departure Zone.  Overflying the Inner Turning Zone is one of the most critical stages 
when landing aircraft are descending to low altitudes for final approach or when departing 
aircraft are transitioning from takeoff power and flap setting to en-route heading - a  stage where 
aircraft mishaps are more likely to occur.     
 
In addition, with respect to the hotel site, two issues are of particular concern:  1) The high 
percentage (60%) of landing occurs from the west, and 2) the new safety area configuration 
currently in operation on Runway 7-25, i.e., the landing threshold is now at 800 feet further west 
due to the RSA extension, which further lowers the approach altitudes of landing aircraft when 
compared to the pre-RSA extension condition.  A high-density hotel proposed at this location 
would expose the hotel occupants and visitors to unnecessary higher risk of aircraft mishaps 
and significant consequences. 
  

Findings: A 99-room hotel at its proposed location presents greater risk and 
consequences of aircraft accidents and staff recommends that the project be found 
inconsistent with the safety criteria of the ALUP.   
 
Option 

• A 50-room hotel would reduce the consequences to some extent and is 
therefore considered consistent both with the ALUP and with the previous CRM 
Specific Plan consistency determination. Find the 50-room size hotel be 
retained. 

Condition 
• Restriction on the hotel to prevent seminars and conventions that involve large 

concentrations of the people at any one time. 
 
Height Restrictions 
 
Height restrictions refer to whether or not structures proposed in the Airport Safety Areas violate 
the FAA Federal Aviation Regulations (FAR) Part 77 “Objects Affecting Navigable Airspace”.  
These restrictions are to ensure safe passage of aircraft in, out, and around the airport.  The 
FAR Part 77 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. 
 
Consistency Evaluation 
Existing ALUP - The project site is approximately 5,500’ from the end of Runway 7.  At 50:1 
approach slope, the height restriction is approximately 110’. 

 
New Runway Safety Area Extension -The project site is approximately 4,700’ from the end of 
the runway.  At 50:1 approach slope, the height restriction is approximately 94’, thereby further 
lowering the allowable height restrictions by approximately 16’.   

 
The Camino Real Hotel project contains a Tuscan/Mediterranean architectural accent tower with 
roof heights ranging between 38 and 48 feet.  Based on the above conditions, the height 
restriction criterion is not an issue.  In addition, the project applicant included a FAA 
Determination of No Hazards to Air Navigation, which indicates that the structure does not 
exceed obstruction standards and would not be a hazard to air navigation. 
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According to the architectural drawings of the Camino Real Hotel project, new trees appear to 
be planted with heights higher than the proposed accent tower.  Staff’s understanding is that the 
FAA Determination did not cover the heights of these new trees. 
 

Finding: 
The proposed Camino Real Hotel project is consistent with the height restriction criterion 
of the ALUP. 

 
Condition: 
 
The applicant is responsible to trim trees at or below the proposed height of the accent 
tower of 48’.  Should the trees be needed and are taller than the height of the accent 
tower or becomes an issue, separate FAA Determination of No Hazards to Air 
Navigation would be required. 

 
Noise 
 
The ALUP noise criterion is to assure that new land uses proposed in airport environs are 
compatible with aircraft generated noise.  In general, 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 land uses 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. 
 
Consistency Evaluation 
The Camino Real Hotel project site is in the high noise impact area.  The site is not directly 
under the most frequently use flight tracks but would be subject to overflights by a variety of 
aircraft at low altitudes between 300 to 400 feet.  Therefore, hotel occupants and visitors would 
be subject to frequent aircraft noise disturbance. 
 
The noise contour in the current ALUP was based on the airport environs in 1986.  This noise 
contour is outdated.  The noise contour depicted from the 2003 Santa Barbara Airport Aviation 
Facility Plan (SBA-AFP) incorporated an updated noise contour for SBMA based on the recent 
airport activity forecast.  This contour has superseded by the noise contour in the current ALUP 
when the Airport Influent Area (AIA) boundary of Santa Barbara Airport was adopted in 2003 
(Exhibit 6)2. 
 
Exhibit 7 presents the noise impacts of the Camino Real Hotel project based on the SBA-AFP 
noise contour.  As indicated, the project site is exposed to noise impacts between 60-65 dB 
CNEL.  Noise annoyance is subjective.  Aircraft noise can be annoying to some people but not 
to others.  With aircraft overflying or near the hotel site at low altitudes, hotel occupants and 
visitors would be exposed to significant intermittent noise intrusions. 
 
In early 2004, SBMA completed an update of the Airport’s Part 150 Noise Study.  The “worst-
case scenario” noise contour contained in this study is considered the most-up-to-date.  
However, this noise contour is not selected for the noise analysis of this project because this 
noise contour has not been adopted into the current ALUP.  However, for purposes of noise 
                                                 
2 A full scale noise contour is available under Exhibit 3D, Page 3-19 of the SBA-AFP, 2003. 
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analysis, the project site would also be within the 60 and 65 CNEL noise contour should this 
latest noise contour from the Airport’s Part 150 Noise Study be used.  (Attachment 4) 
 
The EIR Addendum has indicated that the Camino Real Hotel Specific Plan development 
standards would require the hotel be designed and constructed so that the interior noise level 
not to exceed 45 dB CNEL.  The City also instituted mitigation measures to minimize noise 
generation, including restrictions on construction activity, advanced noticing of unusual 
activities, temporary sound wall, appropriate acoustics noise shielding and noise monitoring. 
 

Findings: 
 
Given the noise impact is between 60 and 65 dB CNEL and that the City of Goleta has 
instituted reasonable noise mitigated measures, staff recommends a finding that the 
Camino Real Hotel project consistent with the ALUP under the noise criterion. 
 
Conditions:  None 

 
 
Lighting 
 
Exterior lighting of any projects proposed in the vicinity of an airport could potentially affect air 
navigation by emitting glare and blinding aircraft pilots when conducting an approach to an 
airport. 
 
Consistency Evaluation: 
 
The Camino Real Hotel project description did not address the issue of exterior lighting.  
However, the issue was addressed by City of Goleta in the EIR Addendum as Mitigation 
Measures: 
 
“AES-2: All exterior night light shall be of low intensity/low glare design, and shall be hooded to 
direct light downward onto the subject parcel …All upward directed exterior light shall be 
prohibited …The applicant shall develop a lighting plan incorporating these requirements and 
provisions for dimming lights after 11:00 PM to the maximum extent practical without 
compromising public safety…” 

 
Findings 
 
The Camino Real Hotel project is consistent on the lighting criterion with the ALUP with 
the incorporation of the City of Goleta’s recommendations on exterior lighting associated 
with the project. 

 
 
INPUT BY AFFECTED AGENCIES  
 
During the 2007 project submittal to the City of Goleta, staff prepared a comment letter on 
November 13, 2007 and distributed it to the City of Goleta, SBMA, and the project applicant, 
Camino Real III, LLC.  This letter outlined a number of issues and concerns related to the 
proposed 99-room hotel use as there had been evidence from prior experience that changes in 
the proposed use would result in considerable increases in population density and so the ability 
to limit these increases is essential. 
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Staff has worked closely with the City of Goleta and Santa Barbara City staff officials in our 
review of this project.   
 
On October 3, 2008, SBCAG received a letter with attachments from Wynmark in response to 
the SBCAG staff comment letter in November 2007 (Attachment 5).  The document contains 
project information and also addresses the issue of consistency of the proposed project.  Staff 
disagrees with the positions of Wynmark that the project site lies within the Traffic Pattern Zone, 
the assertion of population density for a “50-room” hotel is well below the 25 persons per acre 
threshold, and that SBCAG’s consistency determination of the SBA-AFP means that SBCAG 
acting as the ALUC has already determined that the (99-room) hotel is consistent with the 
ALUP.  The prior decision on the Aviation Facilities Plan was conducted independent of the 
proposed hotel project. 
 
Comments were also received from Caltrans Division of Aeronautics (DOA) regarding the 
project on October 7, 2008.  DOA provides guidance for all ALUCs in California and has 
technical expertise in the areas of airport land use compatibility, airport operations safety, and 
noise.  DOA indicated that the project site is in Safety Zone 3 (Inner Turning Zone) as 
established in the Airport Land Use Plan Handbook and that the project will be subject to aircraft 
overflights, safety and aircraft noise impacts.  The letter also indicates that the current Santa 
Barbara ALUP needs to be updated but it is still the tool that should be used for making 
decisions around Santa Barbara Airport along with the guidance from the Caltrans Handbook.  
Furthermore, according to Caltrans Division of Aeronautics staff, the hotel is incompatible since 
the new Runway Safety Area extension of Runway 7 is currently in operation.  (Attachment 6). 
 
Currently the City of Goleta has completed the Addendum of the EIR for the Camino Real Hotel 
project (Attachment 7).  Upon the action taken by the Board, the City staff will present the 
ALUC decisions and recommendations to the City of Goleta City Council for further action. 
 
The Addendum to the EIR is attached for consideration. 
 
CONCLUSION 
 
Based on the project’s location, aircraft overflight, population density, and number of rooms, 
staff recommends that the board find the 99 room Camino Real Hotel project inconsistent with 
the Airport Land Use Plan.  However, staff has provided the Board with other options for your 
consideration.  
 
 
COMMITTEE REVIEW:  None 
 
 
EXHIBITS 

1. Camino Real Hotel Project Site 
2. Camino Real Hotel and Airport Safety Areas 
3. 24-hr Flight Arrivals on Friday, September 6, 2008, Santa Barbara Municipal Airport 
4. 24-hr Flight Departures on Friday, September 6, 2008, Santa Barbara Municipal Airport 
5. Aircraft Accident Locations vs. Camino Real Hotel Site, FAA National Statistics, 1983-

1992, 2003 Caltrans ALUP Handbook 
6. Airport Influence Area and ALUP Noise Contour, Santa Barbara Municipal Airport 
7. Camino Real Hotel Noise Analysis  
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ATTACHMENTS 

1. SBCAG comment letter to City of Goleta on Camino Real Hotel, November 13, 2007 
2. Letter of Referral to ALUC, City of Goleta, September 4, 2008 
3. Population Density Calculations, the City of Goleta Addendum to EIR (96-EIR-3) 
4. Camino Real Hotel Noise Analysis, the “Worst Case Scenario” (2003), Part 150 Noise 

Study.  
5. Letter from Kimberly A. Schizas, Project Manager, Wynmark, October 3, 2008 
6. Caltrans comment letter on Camino Real Hotel, Oct 7, 2008 
7. Addendum to the Camino Real Hotel EIR (96-EIR-003)  

 
Cc: Scott Kolwitz, City of Goleta  
 Laurie Owens, Santa Barbara Municipal Airport 
 Ron Bolyard, Caltrans Divisions of Aeronautics 
 Kimberly Schizas, Wynmark 
 
 
\\SBCAG\2008 Mtgs\Oct\Draft\CRHotel staff report.doc 



 
 

 
 

 
Exhibit  1:  Camino Real Hotel Project Site 
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Exhibit  2:  Camino Real Hotel and Airport Safety Areas 
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Exhibit  3:  24-Hour Flight Departures, Friday, Sept. 6, 2008, Santa Barbara Municipal Airport 
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Exhibit  4:  24-Hour Flight Departures, Friday, Sept. 6, 2008, Santa Barbara Municipal Airport 
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Exhibit  5:  Aircraft Accident Locations vs. Camino Real Hotel Site, FAA National Statistics, 1983-92 
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Exhibit  6:  Airport Influence Area and ALUP Noise Contour, Santa Barbara Municipal Airport 
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Exhibit  7:  Camino Real Hotel Noise Analysis 

 


















































































































































