
 

 

 

  
 

STAFF REPORT 

 

 

SUBJECT: Airport Land Use Consistency Determination – Bradley Village 

 

 

MEETING DATE: June 20, 2013 AGENDA ITEM:  9 

 

 

STAFF CONTACT:  Andrew Orfila, Peter Imhof 

 

 

RECOMMENDATION:  

 

Adopt findings for the Bradley Village project (Attachment 1) and determine that the project is 

consistent with the County’s Airport Land Use Plan. 

 

SUMMARY: 

 

The Bradley Village project is located in the Airport Influence Area of the Santa Maria Airport. 

Portions of the site are located within the Approach Zone of Runway 30. The Santa Barbara 

County Association of Governments (SBCAG), as the Airport Land Use Commission, must make 

findings to determine if 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. 

 

The proposed project involves a General Plan Amendment, Rezone, Vesting Tentative Tract 

Map, and two Final Development Plan entitlements to subdivide an existing 79.6-acre parcel into 

77 parcels for the development of 69 single-family homes, a 3.5-acre passive park, and 44.3 

acres of open space for recreation, detention basins, and drainage easement.  Staff 

recommends that the project be found consistent with the adopted Airport Land Use Plan for 

Santa Barbara County. 

 

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 
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measures that minimize the public’s exposure to excessive noise and safety hazards…”  Pub. 

Util. Code § 21670(a).  As described in the Airport Land Use Plan (ALUP), 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).   

 

In January 2009, the ALUC adopted findings of consistency with the Airport Land Use Plan for a 

proposed re-designation and rezone of 10.6 acres of Orcutt Community Plan Keysite #30 from 

Agriculture to Residential (MR-O), subject to conditions (see Attachment 2).  The current 

proposal does not include this earlier land use change, but proposes a re-designation and 

rezoning of the remainder of Keysite #30.  The ALUC’s present consistency review is limited to 

the proposed land use changes not previously reviewed by the ALUC as part of its earlier action. 

 

The County of Santa Barbara Planning & Development Department referred the proposed 

Bradley Village project to SBCAG on May 6, 2013 together with the Final Subsequent 

Environmental Impact Report (see Attachment 3).  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 July 5, 2013.   

 

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 project site is located in the unincorporated community of Orcutt, approximately one-half 

mile north of Clark Avenue.  The project site is currently designated Agriculture by the County 

Land Use Element and zoned AG-I-40.  According to the Environmental Impact Report, the 

proposed project involves a General Plan Amendment, Rezone, Vesting Tentative Tract Map, 

and two Final Development Plan entitlements to subdivide an existing 79.6-acre parcel into 77 

parcels for the development of 69 single-family homes, a 3.5-acre passive park, and 44.3 acres 

of open space for recreation, detention basins, and drainage easement.   

 

The General Plan Amendment would change the Agricultural land use designation with 

corresponding zoning of AG-I-40 to a Residential land use designation with a corresponding 

zoning of Single Family 10,000 sq. ft. min. lot (10-R-1), Single Family 5,000 sq. ft. min. lot (8-R-

1), and Small Lot Planned Development 4,000 sq. ft. min. lot (SLP) on 18.1 acres and to 

Recreational/Open Space with a corresponding zoning of REC and OS-REC on 47.8 acres (see 

Attachment 4a).  The residential unit density on the project site would equal 3.8 units per acre.  

As shown on the site plan (see Attachment 4b), 38 single-family homes will be developed on the 

eastern portion of the site, 31 single-family homes will be developed on the western portion of 

the site and the 44.3-acre open space area features a series of trails for recreational users.  

Access to the east portion of the site would be provided via two driveways along Bradley Road 
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and access to the residential units on the western portion of the site would be provided via an 

extension of Cherry Avenue. 

 

The site plan also shows an area zoned for Multifamily Residential-Orcutt (MR-O) on the east 

side of the site along Bradley Road.  The EIR states (and County staff have noted) that this area 

of the site is not included as part of the Bradley Village project proposal.  In February 2009, the 

County Board of Supervisors approved the Housing Element Focused Rezone Program and 

amended the Orcutt Community Plan, the Land Use Development Code, and Santa Barbara 

County Zoning Map to change the land use designation of 10.6 acres on this portion of Key Site 

30 to Residential-20 with MR-O zoning for the future development of 212 residential units as part 

of the Focused Rezone Program.  As noted above, County staff referred this item to the Airport 

Land Use Commission in late 2008 and in January 2009 the ALUC adopted findings of 

consistency for the proposed rezone with the Airport Land Use Plan, subject to conditions (see 

Attachment 3).  

 

Santa Maria Airport Operations 

 

The project site is within the Airport Influence Area (AIA) of the Santa Maria Airport and is 

located approximately 1.6 miles from the Primary Runway 30 end.  Prevailing winds at Santa 

Maria Airport are from the northwest and the majority of operations are arrivals and departures of 

aircraft to Runway 30 (approximately 75%).1  The project site is located under the straight-in 

flight path to Runway 30. 

 

A runway Clear Zone extends approximately 2,600 feet in a trapezoidal shape from the end of 

runway 30.  An Approach Zone extends from the end of the Clear Zone approximately 7,500 feet 

(1.4 miles).  Attachment 5 shows the location of the Clear and Approach zones in relation to the 

Bradley Village project site. 

 

The Santa Maria Public Airport District requested that the County designate a “No Build” Airport 

Safety Corridor 1,500 feet out along the centerline of Runway 30 and keep the underlying land 

within the No Build Corridor designated as open space (see Attachment 5).  The No Build 

Corridor, which is located within the Approach Zone, is part of the Orcutt Community Plan and 

the County incorporated this designation as part of the County Comprehensive Plan and Land 

Use Element in the early 1990’s.2  The No Build Corridor has been retained since then.  SBCAG, 

acting in its capacity as the ALUC, supported the establishment of the No Build Corridor and 

incorporated the information into the current Airport Land Use Plan as a mitigation for 

Undeveloped Lands of Special Concern (Table 6-4 in Airport Land Use Plan).3 

 

Factors in the Consistency Evaluation of Project Components 

 

The consistency evaluation of the Bradley Village project with the Airport Land Use Plan is based 

on four broad criteria: land use compatibility, airport safety, height restrictions, and noise.  The 

                                                
1
   Draft Santa Barbara County Airport Land Use Compatibility Plan, Appendix A, SBCAG / SHS Planning, 

September 2012. 
2
   Orcutt Community Plan, p. 231 

3
   Airport Land Use Plan, SBCAG, 1993, p. 63. 
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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 I (Clear Zone), Airport Safety Area II (Approach Zone), and Airport 

Safety Area III (Traffic Pattern Zone).  Each of these zones provides different levels of 

land use compatibility due to its relationship with airport operation.  Since a portion of the 

Bradley Village project is within the Approach Zone, the following discussion focuses on 

the land use compatibility criteria in Safety Area II, which is defined as follows: 

 

Safety Area II (Approach Zone) is an extension of the Clear Zone in which uses that do 

not result in a concentration of people or particular fire hazard are generally allowed.  

Height restrictions in the Approach Zone are more severe than in other zones except the 

Clear Zone and must be absolutely enforced.4 

 

 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. 

 

Historically, the Santa Maria Airport has experienced aircraft accidents in the vicinity of 

the airport, most recently (on September 9, 2006) a twin-engine Piper Apache crashed on 

a ranch in the Orcutt foothills approximately 2.5 miles southwest of the airport after 

takeoff.  According to the California Airport Land Use Planning Handbook (which contains 

a study of an FAA database of aircraft accidents), approximately 60 to 80 percent of 

aircraft accidents occur in areas in the vicinity of the extended runway centerline.  While 

the probability of aircraft accident is extremely low, the consequences are high and may 

be significant, particularly when the population is concentrated in confined areas.  The 

project evaluation focuses on how the project impacts aircraft landing and the risk of 

aircraft accidents that would be created if the project were developed. 

 

 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 

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 

                                                
4
  Airport Land Use Plan, p. 28. 
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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.5  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.6 

 
Runway 30 at the Santa Maria Airport is a precision (instrument) approach and therefore 

has a 50:1 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 Maria 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.  No playgrounds 

 

Since the Bradley Village project resides within the 60 dB CNEL airport noise contour and 

consists primarily of residential uses, potential noise effects were evaluated and are 

summarized below. 

 

Consistency Analysis 

 

Key Site 30 is located approximately 1.6 miles southeast of the Santa Maria Airport, as shown in 

                                                
5
  California Airport Land Use Planning Handbook, Caltrans Division of Aeronautics, October 2011, p. 3-31. 

6
   Airport Land Use Plan Chapter 2, Chapter 5, p. 39. 



ALUC Consistency Determination Staff Report, Bradley Village Project 
June 20, 2013 
 

6 
 

Attachment 5.  Attachment 6 shows the location of the various land uses on the Bradley Village 

site and the location of the Approach Zone boundary, as well as the Orcutt Community Plan / 

Santa Maria Airport No-Build Corridor Boundary line. 

 

Land Use Compatibility 

 

A. Residential Component 

 

The residential component of the project would include development of 38 single-family homes 

on the eastern portion of the site and 31 single-family homes on the western portion of the site.  

As shown in Attachment 6, the majority of the single-family residences would be located within 

the Approach Zone.  The remaining single-family residences would be located outside of the 

Approach Zone, but within the General Traffic Pattern Area. 

 

According to Table 4-1 of the Airport Land Use Plan, single-family residences located more than 

one mile from the end of the runway are compatible land uses in both the Approach Zone and 

the General Traffic Pattern Area, regardless of residential density.  Therefore, staff recommends 

that the ALUC find that the residential component of the Bradley Village project is consistent with 

the Airport Land Use Plan. 

 

B. Recreational/Open Space Component 

 

The recreational/open space component of the project will set aside a 44.3-acre open space 

area with a series of trails for recreational users as well as create a 3.5-acre passive park within 

the Approach Zone, which would be centrally located between the residences on the eastern 

portion of the site, adjacent to the proposed open space.  The park would be set aside for use by 

Key Site 30 residents only and would not be open to the general public.   

 

The open space area is located in the central portion of the site and includes walking trails 

located along the northern site perimeter that would provide a pedestrian connection between 

the residential development on the eastern and western portions of the site.  The open space 

area is located entirely in the Approach Zone. 

 

According to Table 4-1 of the Airport Land Use Plan, “Land Use Guidelines for Safety 

Compatibility Only,” limited recreational and open space uses are considered compatible land 

uses in the Approach Zone.  According to Table 4-1 of the Airport Land Use Plan, playgrounds 

and neighborhood parks are not considered compatible uses in the Approach Zone.  However, 

other recreational uses, such as nature exhibits, golf courses and riding stables are compatible 

where they would not result in large concentrations of people on the order of 25 people per acre.  

 

Estimates of activity and population density for the Recreational/Open Space component were 

obtained from the Traffic and Circulation section of the Bradley Village Project Environmental 

Impact Report. According to the EIR project trip generation analysis, the park would generate 

177 average daily trips, 23 A.M. peak hour trips and 16 P.M. peak hour trips.  Assuming an 
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average vehicle occupancy of 2.3 persons per vehicle,7 the total number of people expected at 

the site during the A.M. peak period would be 53 people. Given that the park is 3.53 acres, the 

maximum population density for the park would not exceed 15 people per acre. 

 

Since the proposed recreational uses, including the passive park, would not generate population 

densities that exceed the Airport Land Use Plan threshold of 25 people per acre, staff 

recommends that the ALUC find that the recreational/open space component of the Bradley 

Village project is consistent with the Airport Land Use Plan. 

 

Airport Safety 

 

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

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. 

 

For the Bradley Village project, the aircraft straight-in arrival and departure paths overfly the site 

of the proposed development area.  As shown in Figure 2, the proposed single-family residences 

are clustered along the edge of the OCP/SMX No-Build Corridor and close to the extended 

runway centerline and may be exposed to the possibility of aircraft accidents during take-off and 

landing.  However, with the retention of the 44.3 acres of open space within the No-Build 

Corridor, there is an opportunity for pilots of smaller aircraft to make emergency landings if 

necessary.  The open space component, with on-site slopes that are generally less than 5% and 

do not exceed 15%, is consistent with the “open lands” guidelines recommended in the California 

Airport Land Use Planning Handbook, which address Caltrans’ objective of enhancing safety for 

the occupants of an aircraft forced to make an emergency landing away from a runway.8 In 

addition, the retention of the open space is designated in the County’s Comprehensive Plan and 

Land Use Element and would retain the OCP/SMX No-Build Corridor.  The project also achieves 

the goal specified in the County’s Airport Land Use Plan under Table 6-4 (Undeveloped Lands of 

Special Concern) for this specific parcel (APN 107-250-08) by retaining the portion of the project 

area within the No-Build Corridor as open space.  Staff recommends that the project be found 

consistent with the safety policies in the Airport Land Use Plan.  

 

Height Restrictions 

 

As noted previously, the project site is located approximately 1.6 miles from the edge of Runway 

30 at Santa Maria Airport and is in the Approach Zone.  The proposed single-family homes 

located on-site would not exceed 25 feet in height and are limited to two stories.  Runway 30 is a 

precision instrument approach with a 50:1 approach.  The height restrictions for the site 

according to the calculations in the Airport Land Use Plan and FAR Part 77 are shown below: 

 

 Approach Zone Height Restriction: 8,450’ / 50 = 169’ 

 

                                                
7
  National Household Travel Survey Brief, June 2006. 

8
   California Airport Land Use Planning Handbook, p. 4-33. 
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The buildings proposed on the project site would not exceed 169 feet in height.  Since the 

proposed buildings within the Approach Zone would not exceed the height restrictions, staff 

recommends that the ALUC find that the project is consistent with the criteria in the Airport Land 

Use Plan. 

 

Noise 

 

As shown in Figure 1 (below), the project site is located outside of the 60 dB CNEL contour.  It 

should be noted that the noise contours shown in Figure 1 reflect operating conditions at the 

Santa Maria Airport for year 2017 conditions, as represented in the Draft EIR completed in 2010 

for the Santa Maria Airport Master Plan Update.9  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.”10  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. 

 

 

Figure 1 – Santa Maria Airport Noise Contours and Project Site Location 

 

 
 

                                                
9
  Santa Maria Airport Master Plan Update Draft Environmental Assessment, 2010. 

10
 Airport Land Use Plan, Chapter 5, p. 42.  
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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 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 Maria 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. 

 

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 Bradley Village Project. 

 

INPUT FROM OTHER AGENCIES: 

 

On May 6, 2013, SBCAG received the County of Santa Barbara’s referral for determination of 

consistency with the Airport Land Use Plan (Attachment 3).  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 Bradley Village project consistent with the Airport Land Use Plan.  

Proposed findings supporting this determination of consistency are included in Attachment 1. 
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ATTACHMENTS: 

 

1. Findings 

2. Santa Barbara County Housing Element Focused Rezone Program, Orcutt Key 

Site 30 – Letter to County re: Determination of Consistency with Airport Land Use 

Plan 

3. County P&D project referral letter to SBCAG, dated May 6, 2013 

4. a) Bradley Village Proposed Land Use Changes and b) Project Site Plan  

5. Bradley Village Project Site in Relation to Santa Maria Airport Safety Areas I 

(Clear Zone) and II (Approach Zone) 

6. Bradley Village Site Plan with Airport Land Use Plan Approach Zone Overlay and 

OCP / SMX No Build Corridor Overlay 
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ATTACHMENT I: FINDINGS 

 

1. The project involves a General Plan Amendment, Rezone, Vesting Tentative Tract Map, and 

two Final Development Plan entitlements to subdivide an existing 79.6-acre parcel into 77 

parcels for the development of 69 single-family homes, a 3.5-acre passive park, and 44.3 

acres of open space for recreation, detention basins, and drainage easement.  As shown on 

the site plan, 38 single-family homes would be developed on the eastern portion of the site, 

31 single-family homes would be developed on the western portion of the site and the 44.3-

acre open space area features a series of trails for recreational users. 

 

2. The project site is within the Airport Influence Area (AIA) of the Santa Maria Airport and is 

located approximately 1.6 miles from the Primary Runway 30 end.  The project site is located 

under the straight-in flight path to Runway 30. 

 
3. The majority of the single-family residences would be located within the Approach Zone.  The 

remaining single-family residences would be located outside of the Approach Zone, but 

within the General Traffic Pattern Area.  Single-family residences located more than one mile 

from the end of the runway are compatible land uses in both the Approach Zone and the 

General Traffic Pattern Area. 

 
4. The proposed park would be set aside for use by Key Site 30 residents only and would not 

be open to the general public.  The proposed park is located within the Approach Zone.  The 

maximum population density for the park would not exceed 15 people per acre.  Parks are 

generally not considered a compatible use in the Approach Zone.  However, the park would 

not generate population amounts that exceed the Airport Land Use Plan threshold for 

recreational uses of 25 people per acre. 

 

5. The open space area is located entirely in the Approach Zone and is a compatible land use in 

the Airport Land Use Plan. 

 
6. With the retention of the 44.3 acres of open space within the No-Build Corridor, there is an 

opportunity for pilots of smaller aircraft to make emergency landings in the area, if necessary.  

The open space component, with on-site slopes that are generally less than 5% and do not 

exceed 15%, is consistent with the “open lands” guidelines recommended in the California 

Airport Land Use Planning Handbook. The Bradley Village project would retain the open 

space within the No-Build Corridor as designated in the County’s Comprehensive Plan and 

Land Use Element, enhancing safety for occupants of aircraft flying overhead and would 

therefore be consistent with the safety criteria in the Airport Land Use Plan. 

 
7. Since all of the buildings within the Approach Zone (25 feet or less) would not exceed the 

height restrictions in the Airport Land Use Plan (169 feet), the project is compatible with the 

height criteria in the Airport Land Use Plan. 

 
8. There are no habitable structures located within the 60 dBA Community Noise Equivalent 

Level (CNEL) noise contour of Runway 30.  Therefore, the project is consistent with the noise 
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policies in the Airport Land Use Plan. 

 
9. The project site is located within the Airport Influence Area for the Santa Maria 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. 
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