
 

 

 

  
 

STAFF REPORT 

 

 

SUBJECT: Airport Land Use Consistency Determination – Golden Inn & Village 

 

MEETING DATE: May 15, 2014 AGENDA ITEM:  5D 

 

STAFF CONTACT:  Andrew Orfila, Peter Imhof 

 

RECOMMENDATION: 

 

Adopt findings for the Golden Inn & Village project (Attachment 1) and determine that the project 

is consistent with the County’s Airport Land Use Plan. 

 

SUMMARY: 

 

The Golden Inn & Village project is located on the southeast corner of Highway 246 and Refugio 
Road in the Airport Influence Area of the Santa Ynez Airport.  Since the project involves a 
General Plan Amendment and Rezone, state law requires that the Santa Barbara County 
Association of Governments (SBCAG), acting as the Airport Land Use Commission, make 
findings to determine that the project is either consistent, conditionally consistent or inconsistent 
with the Airport Land Use Plan with respect to land use compatibility, airport safety, height 
restrictions and noise issues.  If the Board fails to act on a consistency determination within 60 
days of project submittal, then the project is deemed consistent. 
 

The proposed project would divide the existing 7.3-acre lot into three parcels and develop a mix 
of housing types and senior services that would include a 60-bed assisted living/memory care 
facility, a 10,784 square-foot senior day care facility/community center, 60 apartment units 
dedicated to low-income seniors, and 28 apartment units dedicated to low-income families and 
on-site employees.  The project involves a General Plan Amendment and Rezone from RES-1.0 
(Residential, one dwelling unit per acre) to a mixture of General Commercial, 
Professional/Institutional and higher density Residential and Design Residential zoning on the 
three, new parcels. 
 
Staff recommends that the Board find the project consistent with the Airport Land Use Plan 
because the project meets all criteria with respect to land use compatibility, airport safety, height 
restrictions, and noise. Although the project would result in “large concentrations of people” 
(greater than 25 people/acre for non-residential uses and 4 dwelling units/acre for residential 
uses), the project site is not located in the Clear or Approach Zones of the Santa Ynez Airport 
runway or underneath downwind and base legs or departure paths of frequently used airport 
traffic patterns at the Santa Ynez Airport, meeting Airport Land Use Plan criteria.     
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DISCUSSION: 

 

Background 

 

State law requires 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…”  Pub. 
Util. Code § 21670(a).  As described in the adopted 1993 Airport Land Use Plan (ALUP) for 
Santa Barbara County, aircraft overflight exposes individuals in the community to potential 
hazards associated with aircraft accidents and noise impacts.  State statute requires the ALUC to 
review the adoption, approval or amendment of any General Plan that affects allowable land 
uses in the Airport Influence Area.  Pub. Util. Code § 21676(b).   
 
The County of Santa Barbara Planning & Development Department referred the proposed 
Golden Inn project to SBCAG on April 15, 2014 together with the Mitigated Negative Declaration.  
SBCAG has 60 days from receipt of the referral to review the project and make its determination.  
The 60-day Airport Land Use Plan review period ends on June 9, 2014. 
 
In making its consistency determination, the Board must evaluate the proposed development 
project against criteria in the adopted Airport Land Use Plan.  If the Board fails to act on a 
consistency determination within 60 days of project submittal, then the project is deemed 
consistent. 
 

Project Description 

 

The Golden Inn & Village project would create a campus-like development intended to provide a 
mix of housing types and senior services that would include an assisted living/memory care 
facility, low income senior apartments, a senior day care facility/community center, and low 
income employee/family apartments.1 
 
The proposed project is located on the southeast corner of Highway 246 and Refugio Road.  It 
would divide the existing 7.3-acre lot into three lots of 2.2 acres (Proposed Parcel 1), 3.0 acres 
(Proposed Parcel 2) and 2.1 acres (Proposed Parcel 3). Proposed Parcel 1 would host the 
proposed Assisted Living/Memory Care building, Proposed Parcel 2 would host the proposed 
Low Income Senior Apartments and Senior Daycare/Community Center facilities and Proposed 
Parcel 3 would host the proposed Low Income Employee/Family Housing units.  
 
The request also includes a General Plan Amendment to amend the property’s land use 
designation from RES-1.0 (Residential, one dwelling unit per acre) to Office and Professional (P) 
on approximately on approximately 2.2 acres, Residential (Res-20) on approximately 2.1 acres, 
and Residential (Res-30) on approximately 3 acres).and a rezone to change the property’s 
zoning as follows: 
 

 

 

                                                
1
 Draft Mitigated Negative Declaration The Golden Inn & Village, County of Santa Barbara Planning and 

Development, March 21, 2014. 
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 Parcel 1: Residential (1-E-1) zoning to Professional/Institutional zoning. 2.2 net acres in 

size. 

 Parcel 2: Residential (1-E-1) zoning to Design Residential 25.0 (DR-25) zoning. 3.0 net 

acres in size. 

 Parcel 3: Residential (1-E-1) zoning to Design Residential 14.0 (DR-14) zoning. 2.1 net 

acres in size. 

 
Assisted Living/Memory Care (Proposed Parcel 1) 
 
The assisted living/memory care facility portion of the project would include 60 beds intended to 
serve those in need of assisted living services (40 beds) and those that have more advanced 
memory care needs (20 beds).  The facility would be approximately 36,991 gross square feet in 
size and two stories with a building height of 27 feet. This facility is anticipated to require up to 50 
employees that would work in three shifts.  Approximately 15 staff would be in the facility during 
any one particular shift. 
 
Low Income Senior Apartments (Proposed Parcel 2) 
 
The low income senior apartment portion of the project would include 60 units to be owned and 
operated by the Housing Authority of the County of Santa Barbara.  The unit mix would include 
20 studio apartments and 40 one-bedroom apartments.  The building housing the low income 
senior apartments and the community center/senior day care facilities would be 46,067 gross 
square feet.  The portion of the structure dedicated for the apartments totals approximately 
37,283 square feet.  This building would be two stories with a building height of 25 feet.   
 
Common Senior Facilities/Senior Daycare/Community Center (Proposed Parcel 2)  
 
The proposed Community Center would house the common senior facilities, the senior day care 
services, senior support services (e.g., hair salon, nail salon), and offices for the Housing 
Authority and community center staff. This portion of the building is approximately 10,784 gross 
square feet and is two stories with building heights ranging between 25 to 29 feet. It is 
anticipated that there would be approximately 12 staff associated with uses in the Community 
Center, including a manager for the senior apartments that would live on-site. 
 
It is anticipated to that the daycare/community center would accommodate a maximum of 50 
daily visitors.  Approximately 75%, of the visitors would come from off-site and about 25% would 
come from on-site.  The daycare services would operate from 7:30 AM-7:30 PM.   
 
Low Income Employee/Family Apartments (Proposed Parcel 3) 
 
The proposed apartments on-site would include 28 low-income apartments in three separate 
buildings. Qualifying on-site employees would be given first preference to these units to limit 
traffic trips for commuting and reduce the need for on-site parking. It is anticipated that 
approximately 12 of the units would be occupied by onsite employees.  Units that are not 
occupied by employees would be made available to qualifying members of the general public. 
The Housing Authority of the County of Santa Barbara would own and manage the low-income 
apartments. Eight (8) one-bedroom apartments, ten (10) two-bedroom apartments, and ten (10) 
three-bedroom apartments would be organized in three separate buildings.  Each of the buildings 
would be two stories with a building height of 23 feet 6 inches. 
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Santa Ynez Airport Operations 
 
The project site is within the Airport Influence Area (AIA) of the Santa Ynez Airport and is located 
approximately 0.9 miles west of the end of Runway 8.  Prevailing winds are from the west-
northwest and approximately 10 percent of arrivals and departures occur to/from Runway 8.2  
Attachment 2 illustrates the location of the Santa Ynez Airport in relation to the project site. 
 
Factors in the Consistency Evaluation of Project Components 
 
The consistency evaluation of the project with the Airport Land Use Plan is based on four broad 
criteria: land use compatibility, airport safety, height restrictions, and noise.  The following section 
discusses each of these criteria. 
 

 Land Use Compatibility: Land use compatibility refers to various types of land uses in 
the airport vicinity that are compatible and incompatible with airport operation.  
Determination of land use compatibility is evaluated based on three airport safety areas: 
Airport Safety Area 1 (Clear Zone), Airport Safety Area 2 (Approach Zone), and Airport 
Safety Area 3 (Traffic Pattern Zone).  Each of these zones provides different levels of 
land use compatibility due to its relationship with airport operation.  Since the Golden 
Village project resides within the Traffic Pattern Zone, the following discussion focuses on 
the land use compatibility criteria in Safety Area 3, which is defined as follows: 
 
Safety Area 3 (General) is the area in which airport traffic patterns occur.  Traffic patterns 
vary from airport to airport due to: 
 
1) Runway configuration 
2) Prevailing winds 
3) Topography 
4) Population concentration 
5) Noise abatement procedures 
 
Portions of the general safety area of any airport are frequently overflown and others 
infrequently overflown. Land use safety recommendations for this area must be more 
airport-specific than recommendations for clear and safety zones.3 

 

 Airport Safety:  This criterion relates to the associated risk and potential consequences 
resulting from aircraft overflights and accident potential.  Regular low-altitude aircraft 
overflights increase the risk of aircraft accidents.  The consistency evaluation focuses on 
how the risk and consequences of aircraft mishaps could be minimized, if not avoided. 

 

 Height Restrictions:  This criterion focuses on whether or not new structures or 
obstacles proposed in the clear and approach zones violate the height restrictions as 
defined in the Federal Aviation Administration (FAA) Federal Aviation Regulation (FAR) 
Part 77 “Objects Affecting Navigable Airspace.” Part 77 sets forth criteria in terms of 
imaginary surfaces to safeguard and preserve navigable airspace. No structures or 
objects are permitted to penetrate these imaginary surfaces in order to ensure safe 
passage of aircraft in, and out, and around an airport. Generally, these critical airspaces 
include the imaginary surface of 50:1 slope for a precision (instrument) approach, the 
imaginary surface of 34:1 slope for a non-precision approach and the imaginary surface 

                                                
2
   Draft Santa Barbara County Airport Land Use Compatibility Plan, Appendix A, SBCAG / SHS Planning, 

September 2012. 
3
  Airport Land Use Plan, pgs. 28-29. 
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of 20:1 for general aviation runways.  Part 77 also stipulates the Transitional Surface of 
7:1 slope, rising from both edges of the clear and approach zones on each runway.  
Obstruction standards and procedure for notification of the FAA prior to construction or 
alteration of an existing or potential obstruction to navigable airspace are included within 
FAR Part 77. 
 
By definition, any object that penetrates one of the imaginary surfaces is deemed an 
obstruction to air navigation.  However, not all obstructions are necessarily hazards.  The 
determination of whether an object would be a hazard to air navigation is made as part of 
an aeronautical study conducted by the FAA.4  The Santa Barbara County Airport Land 
Use Plan adopts FAA FAR Part 77 height restrictions.  According to the Airport Land Use 
Plan, 
 
 ALUP height restriction policy shall be: 
 

o To designate height restriction areas for all county airports as laid 
out in Chapters 4 and 6 of the Airport Land Use Plan; 
 

o To restrict the development of new incompatible land uses with 
airport height restriction areas which penetrate FAR Part 77 
surfaces; 
 

o To review any specific projects within the Airport Influence Area 
which may pose an intrusion into navigable airspace.5 

 
Runway 8 at the Santa Ynez Airport is a general aviation runway with a visual approach 
at a 20:1 approach slope. 

 

 Noise: Airport noise is an important consistency evaluation criterion. The Airport Land 
Use Plan noise criterion assures that new land uses proposed in airport environs are 
compatible with aircraft-generated noise. The Airport Noise Area is determined by using 
the California Airport Noise Standard which sets forth the criterion Community Noise 
Equivalent Level (CNEL).  The Airport Land Use Plan has adopted policies for specific 
land use types within the 60 and 65 decibel (dB) CNEL noise contours.  Generally, the 
project evaluation is based on the noise contours from the existing Airport Land Use Plan 
at the Santa Ynez Airport.  The Airport Noise Area extent is based on anticipated airport 
operations over the next 20 years and unanticipated changes in operations may require 
new noise measurement and redefinition of the airport noise zone. 

 
Consistency Analysis 

 

The project site plan and associated land uses are shown in Attachment 2.  The project site is 
located approximately 0.9 miles west of the end of Runway 8.   
 

Land Use Compatibility 

 

The project site would contain a mix of land uses; including assisted living, a community center, 
and low-income residential apartments dedicated for seniors, families, and employees.  The 
assisted living facility would include a total of 60 beds and shifts of up to 15 employees at any 

                                                
4
  California Airport Land Use Planning Handbook, Caltrans Division of Aeronautics, October 2011, p. 3-31. 

5
   Airport Land Use Plan Chapter 2, Chapter 5, p. 39. 
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one time.  The proposed Community Center would house the common senior facilities, the senior 
day care services, senior support services (e.g., hair salon, nail salon), and offices for the 
Housing Authority and community center staff. This portion of the building is approximately 
10,784 gross square feet. It is anticipated that there would be approximately 12 staff associated 
with uses in the Community Center and that the daycare/community center would accommodate 
a maximum of 50 daily visitors.  The low-income senior apartment portion of the project would 
include 60 units and the apartments dedicated for families and on-site employees would contain 
28 units. 
 
According to Table 4-1 of the Airport Land Use Plan, all of the land uses on-site are compatible 
land uses in Safety Area 3 as long as they do not result in large concentrations of people 
underneath downwind and base legs or departure paths of frequently used airport traffic 
patterns.  The phrase “large concentrations of people” is defined in the Airport Land Use Plan as 
25 people per acre or more for non-residential uses or more than four units per acre for 
residential uses.6  The new residential density (measured as dwelling units per acre) and non-
residential density (measured as people per acre) for each of the three parcels on site is 
summarized in the table below. 
 

Table 1 

Project Densities 

 

Parcel Land Use Size Acreage Density 

1 Assisted Living / Memory Care 60 beds 

15 employees 

2.2 acres 34 people per acre 

2 Senior Housing* 60 apartments 3 acres 41 people per acre 

Senior Daycare / Community Center 50 visitors 

12 employees 

3 Employee / Family Housing 28 apartments 2.1 acres 13 d.u. per acre 

*Density for the Senior Housing component was calculated using people per square feet due to the proximity of the 

Senior Daycare / Community Center. Assumes an average household size of 1.0 person per unit.  

 

 
When occupied, the completed project would have a population density of 34 people/acre on 
Parcel 1, 41 people per acre on Parcel 2, and 13 dwelling units per acre on Parcel 3.  Thus, on 
all three resulting parcels, “large concentrations of people,” as defined in the Airport Land Use 
Plan, would be present.  
 
Attachment 3 shows the project site in relation to the Airport Influence Area and the most 
commonly used arrival and departure flight paths at Santa Ynez Airport.  As proposed, although 
the project would result in “large concentrations of people” (greater than 25 people/acre for non-
residential uses and 4 dwelling units/acre for residential uses) on the project site, the project site 
and its residents would not be located underneath downwind and base legs or departure paths of 
frequently used airport traffic patterns at the Santa Ynez Airport.  Therefore, staff recommends 
that the ALUC find that the project land uses are consistent with the land use compatibility 
criteria in the Airport Land Use Plan. 
 

Airport Safety 
 
Airport safety primarily relates to the associated risk resulting from aircraft overflights and 

                                                
6
 Table 4-1, page 33, Airport Land Use Plan. 
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accident potential.  Regular low-altitude aircraft overflights increase the potential for aircraft 
accidents.  Therefore, the consistency evaluation focuses on the location and possible effects on 
the project site, and how the risk and consequences of aircraft accidents could be minimized.  As 
outlined in the previous section and illustrated on Attachment 3, because the project site does 
not reside underneath downwind and base legs or departure paths of frequently used airport 
traffic patterns at the Santa Ynez Airport, associated risk from aircraft overflights at the project 
site would be minimal.  Therefore, staff recommends that the project be found consistent with the 
safety criteria in the Airport Land Use Plan. 
 
Height Restrictions 
 
As noted previously, the project site is located approximately 0.9 miles from the edge of Runway 
8 at Santa Ynez Airport.  The tallest building on-site would not exceed 29 feet in height.  Runway 
8 is a general aviation runway with a visual approach at a 20:1 approach slope.  The height 
restrictions for the site according to the calculations in the Airport Land Use Plan and FAR Part 
77 are shown below: 
 
 Height Restriction: 4,752’ / 20 = 238’ 
 
The buildings proposed on the project site would not exceed the height restriction applicable to 
the project site.  Since the proposed buildings would not exceed the height restrictions, staff 
recommends that the ALUC find that the project is consistent with the height criteria in the Airport 
Land Use Plan. 
 
Noise 
 
As shown in Attachment 4, the project site is located outside of the 60 dB CNEL contour.  The 
Airport Land Use Plan states: “Within the boundaries of the 60 (dB) CNEL contour as projected 
in the Airport Land Use Plan, residential land uses may be permitted subject to an acoustical 
analysis showing that all structures have been designed to limit interior noise levels in any 
habitable room to 45 dB CNEL.”7  Since there are no residences or other habitable land uses 
within the 60 dB CNEL contour, staff recommends that the ALUC find that the project is 
consistent with the noise policy in the Airport Land Use Plan. 
 
Disclosure Requirement – Aircraft Overflight 
 
Assembly Bill 2776, which was passed in 2002 and took effect January 1, 2004, requires any 
person selling property within an Airport Influence Area to file a report with the Department of 
Real Estate stating that said property is located within the Airport Influence Area.  The purpose of 
overflight notification is to increase buyer awareness and ensure that prospective buyers of 
property near an airport, particularly residential property, are informed about the airport’s 
potential impacts prior to purchase. 
 

The project site is located within the Airport Influence Area for the Santa Ynez Airport.  Since the 
project site is located within the Airport Influence Area, State law mandates the following notice 
be recorded in the property’s chain of title: 
 

 NOTICE OF AIRPORT IN VICINITY 
This property is presently located in the vicinity of an airport, within what is known as an 
airport influence area. For that reason, the property may be subject to some of the 

                                                
7
 Airport Land Use Plan, Chapter 5, p. 42.  
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annoyances or inconveniences associated with proximity to airport operations (for 
example: noise, vibration, or odors). Individual sensitivities to those annoyances can vary 
from person to person. You may wish to consider what airport annoyances, if any, are 
associated with the property before you complete your purchase and determine whether 
they are acceptable to you. 

 
In order to remain consistent with State law, staff recommends that the ALUC consider a 
recommendation to the County Board of Supervisors for placing a Notice of Airport in Vicinity 
condition on the project. 
 
INPUT FROM OTHER AGENCIES: 
 
On April 14, 2014 SBCAG received the County of Santa Barbara’s referral for determination of 
consistency with the Airport Land Use Plan (Attachment 6).  Since then, SBCAG staff has 
discussed the project with County staff via phone. 
 
RECOMMENDATION: 
 
Based on the project’s location, land use compatibility and aircraft safety, staff recommends that 
the Board find that the Golden Inn & Village project is consistent with the Airport Land Use Plan.  
Proposed findings supporting this determination of consistency are included in Attachment 1. 
 
 
ATTACHMENTS: 

 

1. Findings 

2. Project Site Location Map 

3. Project Site Plan 

4. Project Site Location With Airport Land Use Plan Safety Overlay and Arrival / 

Departure Flight Paths To / From Santa Ynez Airport  

5. Project Site Location With Airport Noise Contours Overlay 

6. Referral from County of Santa Barbara P & D staff (E-Mail) 



ALUC Consistency Determination Staff Report, Golden Inn & Village Project 
May 15, 2014 

 

9 
 

 
ATTACHMENT I: FINDINGS 

 

1. The proposed project would divide the existing 7.3-acre lot, located on the southeast corner 
of Highway 246 and Refugio Road, into three parcels and develop the site with a mix of 
housing types and senior services that would include a 60-bed assisted living/memory care 
facility, a 10,784 square-foot senior day care facility/community center, 60 apartment units 
dedicated to low-income seniors, and 28 apartment units dedicated to low-income families 
and on-site employees.   
 

2. The project involves a General Plan Amendment and Rezone from RES-1.0 (Residential, one 
dwelling unit per acre) to a mixture of General Commercial, Professional/Institutional and 
higher density Residential and Design Residential zoning on the three, new parcels. 
 

3. The project site is within the Airport Influence Area (AIA) of the Santa Ynez Airport and is 
located approximately 0.9 miles from the end of Runway 8. 

 
4. When occupied, the completed project is expected to have a population density of 34 

people/acre on Parcel 1, 41 people per acre on Parcel 2, and 13 dwelling units per acre on 
Parcel 3. 

 
5. The entire project site is located within the General Traffic Pattern Area of the Santa Ynez 

Airport, outside of the clear and approach zones.  Although the project would result in “large 
concentrations of people” (greater than 25 people/acre for non-residential uses and 4 
dwelling units/acre for residential uses), the project site is not located in the Clear or 
Approach Zones of the Santa Ynez Airport runway or underneath downwind and base legs or 
departure paths of frequently used airport traffic patterns at the Santa Ynez Airport.  
Therefore, the project is consistent with the land use compatibility and safety criteria in the 
Airport Land Use Plan. 

 
6. Since all of the buildings located on the project site (29 feet or less) would not exceed the 

height restrictions applicable to the project site in the Airport Land Use Plan (238 feet), the 
project is compatible with the height criteria in the Airport Land Use Plan. 

 
7. There would be no habitable structures located within the 60 dBA Community Noise 

Equivalent Level (CNEL) noise contour of Runway 8 at the Santa Ynez Airport as a result of 
the project.  Therefore, the project is consistent with the noise policies in the Airport Land 
Use Plan. 

 
8. The project site is located within the Airport Influence Area for the Santa Ynez Airport.  Since 

the project site is located within the Airport Influence Area, State Law mandates the following 
notice be recorded in the property’s chain of title: 

 
 NOTICE OF AIRPORT IN VICINITY 

This property is presently located in the vicinity of an airport, within what is known as an 
airport influence area. For that reason, the property may be subject to some of the 
annoyances or inconveniences associated with proximity to airport operations (for 
example: noise, vibration, or odors). Individual sensitivities to those annoyances can vary 
from person to person. You may wish to consider what airport annoyances, if any, are 
associated with the property before you complete your purchase and determine whether 
they are acceptable to you. 

 



  
 

  
 

ATTACHMENT 2 – PROJECT SITE LOCATION 

 



  
 

  
 

 

ATTACHMENT 3 – PROJECT SITE PLAN 

 

 



  
 

  
 

 

 

  

ATTACHMENT 4 - PROJECT SITE LOCATION WITH AIRPORT LAND USE PLAN SAFETY OVERLAY AND  

ARRIVAL / DEPARTURE FLIGHT PATHS TO / FROM SANTA YNEZ AIRPORT 

 

 

 



 

    
 

ATTACHMENT 5 – PROJECT SITE LOCATION WITH AIRPORT NOISE CONTOURS OVERLAY 

 

 
 



  
 

  
 

ATTACHMENT 6 – PROJECT REFERRAL FROM COUNTY PLANNING & DEVELOPMENT 

STAFF 

 

 
 


