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Study Session for City of Santa Maria Richards Ranch Annexation and 
Draft Environmental Impact Report comments  

Dear Members of the Commission 

RECOMMENDATION 

It is respectfully recommended that the Commission consider the information provided 
at this study session and give direction and comments to staff as appropriate to submit 
comments to the City of Santa Maria regarding the Draft Environment Impact Report. 
(Attachment C) 

DISCUSSION 

This study session is to provide the Commission with information regarding the 
Richards Ranch Annexation and Environmental Impact Report released by the City of 
Santa Maria in December 2022. Attachment A is summary of the proposal and a 
description of the various land uses, infrastructure demands and timing.  Attachment B 
is a summary of the Environmental Impact Report.  Attachment C contains LAFCO’s 
comment letter regarding the EIR and proposal.  

Richards Ranch Annexation area is currently located in the County of Santa Barbara 
immediately southeast of the City within the Orcutt Community Plan as Key Site 26 
(Richards). The area consists of four parcels, totaling approximately 44 acres. The area is 
within the City’s Sphere of Influence last adopted in 2016.  

BACKGROUND 

The City of Santa Maria has released a Draft Environmental Impact Report (DEIR), and 
plans to hold a Planning Commission hearing sometime in the first quarter of 2023 and 
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City Council on the Final EIR and project entitlements in Spring-Summer 2023. LAFCO 
staff has reviewed the DEIR and provided comments (Attachment C).  LAFCO is likely 
to use the EIR as a Responsible Agency. Comments have been extended until March 7, 
2023. 
 
Project Description. 
Richards Ranch, LLC (Applicant), has prepared a conceptual development plan that 
anticipates potential future development and use of the site. The conceptual 
development plan includes a mix of commercial and high-density residential uses. The 
conceptual development plan includes:  

• Retail commercial, mini-storage, and high-density residential uses (Figure 2-3). 
• The conceptual development plan would allow a maximum buildout of 160,800 

square feet of commercial uses on 16.35 acres of the project site, as well as  
• 400 apartments and 95 townhomes on the remaining 27.40 acres. 

 

 
Figure 2.3 
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For greater detail on the project components, please refer to Attachment A. 

The exact timing of future development of the project site is unknown and would depend 
on market factors. However, the Applicant has preliminarily estimated that the project 
would be built out over approximately 4 years. Buildout of the project would be generally 
assumed to occur according to the construction schedule detailed in Table 2-6 (page 2-13 
of DEIR). Although future buildout is only conceptual at this time, this buildout schedule 
is reasonable based on current market- and development-related issues. The EIR assumes 
the conceptual development plan would be constructed beginning in 2023 and ending in 
2026. 
 

KEY ISSUES FOR LAFCO 

Efficient Provisions of Urban Services. As currently proposed, the property would be 
served by four different entities (Golden State Water Company for water, Laguna County 
Sanitation for sewer, County Fire as first responders, and City for all other services).  This 
has the potential of creating a different class of residents within the City limits. The 
Cortese-Knox-Hertzberg Act (CKH Act) and Santa Barbara LAFCO local policies strive 
for an effective local government structure that takes into consideration the need for 
enhanced urban services, cost and adequacy of those services where services and 
improvements can be provided and financed.  The desire for urban level services would 
preferably be provided by a single agency versus a number of small providers which 
could enhance efficient provisions of urban services. 

Consistency with Applicable Policies and Factors. The DEIR Chapter 4.9.2.4 under 
Consistency with Applicable Plans and Policies generally lists SBLAFCO policies and 
standards for Spheres of Influence and standards for annexations to Cities, favorable and 
unfavorable factors. Several other policies and factors are not listed and therefore not 
evaluated in the DEIR. These are outlined in the LAFCO Comment Letter. 

Water Resources and Adequate Infrastructure Capacity. The DEIR Section 4.14 Utilities 
and Service Systems documents the Golden State Water Company’s current supply and 
demand.  No assessment is provided to ensure adequate infrastructure is in place from GSWC 
system. Supplemental water is required and being provided by the City. Staff believes an 
Alternative should be evaluated that includes all services are provided by the City of 
Santa Maria. At the very least LAFCO will want to better understand any formalized 
agreement before annexation, not after. 

Affordable Housing and RHNA. The DEIR Section 4.11 Population and Housing cites on 
page 4.11.3 the Regional Housing Needs Allocation from the 5th cycle that covers the 
period between 2014 to 2022.  The impact assessment also provides analysis based on the 
5th cycle. This proposed project would fall under the 6th cycle.  Staff believes this project 
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could assist in adding more affordable housing units to an already limited affordable 
housing stock within the City. Staff notes the potential for a transfer of RHNA may be 
part of property tax exchange negotiation process.   

Fire Service Impacts. The DEIR Section 4.12 Public Services and Recreation documents 
the existing conditions for both City Fire Station 6 and new County Fire Station 25.  The 
DEIR concludes on page 4.12-14 “Service to the project site is dependent on the mutual aid 
agreement between SMFD and SBCFD.” Per NOP response letter from Deputy Chief Rob 
Heckman dated February 25, 2022 Mr. Heckman states “At this time the SBCFD does not 
believe the proposed project is in the best interest of the residents and property owners of the 
unincorporated Orcutt community and has the potential to result in a significant negative impact 
to public safety.” Staff believes the EIR should evaluate the project impacts and mitigations 
necessary for SMFD service from Station 6. 

Alternatives Analysis. Staff would request an Alternative be evaluated that considers full 
City services being provided. Consistent with the City Managers request to have LAFCO 
promote orderly development in Santa Maria Valley into the City of Santa Maria to avoid 
situations such as underinvestment in infrastructure… and lack of municipal services (in Orcutt) 
or duplication of services (fire services) that end up requiring the City of Santa Maria to invest in 
improvements after-the-fact rather than constructing the public improvements and municipal 
services to City standards at the outset.” Staff would agree that full City services from the 
outset would enhance urban services and set the stage for future infrastructure to be in 
place as the City considers annexation into their Sphere of Influence southerly in Orcutt. 
LAFCO urges the City to evaluate an Alternative that places the City as full-service 
provider for water, wastewater, and fire services that utilizes City infrastructure and 
municipal services to City standards. 
 

KEY MITIGATION 

Pursuant to the CEQA process, mitigation for the environmental impacts have been 
identified and will be required by the City through conditions of approval placed on the 
project.  The proposed project would result in impacts associated with the following areas; 
Air Quality and Greenhouse Gas Emissions, Biological Resources, Cultural Resources, 
Energy, Geology and Soils, Hazards and Hazardous Materials, Hydrology and Water 
Quality, and Noise. 
 
LAFCO POLICIES AND FACTORS 

In 2016, LAFCO updated the Sphere of Influence (SOI) to the City of Santa Maria. The 
current Municipal Service Review’s summarizes the service capability of the City with 
respects to police and fire (2021 MSR) and water and sewer (draft 2022 MSR). Overall, the 
City was found to have adequate capability to provide services to the SOI areas. A number 
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of LAFCO Policies and Factors still need to be addressed.  These are outlined in the 
LAFCO Comment Letter (Attachment C).  

SUMMARY 

The information provided at this Study Session has been summarized from the 
documentation submitted by the City for this project. 

Attachments 

Attachment A– Project Description 

Attachment B - DEIR Summary 

Attachment C – LAFCO DEIR Comments 

Attachment D – Public Comments Received 

Please contact the LAFCO office if you have any questions. 

Sincerely,  

Mike Prater 
Executive Officer 
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6. AREAS OF CONTROVERSY 
Section 15123(b)(2) of the State CEQA Guidelines requires identification of the areas of controversy 
known to the Lead Agency, including issues raised by agencies and the public. In compliance with State 
CEQA Guidelines Section 15082, as amended, a Notice of Preparation (NOP) was circulated on February 
8, 2022, to various agencies, organizations, and interested persons throughout the region (Appendix A). 
The NOP provides a description of the proposed project and the scope of the environmental review. 
Agencies and the public were invited to review and comment on the NOP up through the close of the 
NOP review period, which was March 9, 2022. The City also hosted a scoping meeting on February 22, 
2022. The scoping meeting was held so that jurisdictional agencies and interested persons or groups could 
provide comments regarding, but not limited to, the range of actions, alternatives, mitigation measures, 
and environmental effects to be analyzed in the EIR. Following the close of the 30-day comment period 
on the NOP, a review of comment letters was conducted to identify any key issues that may require 
additional technical studies or background research.  

Areas of controversy raised by public agencies, public organizations, and individual members of the 
public primarily included concerns regarding neighborhood compatibility, including the density of the 
proposed project, which could further burden the limited number of transit stops, pedestrian facilities, and 
parking in the area; an increase in traffic congestion and associated traffic-related noise and vehicle 
emissions; and development near Santa Maria Airport and associated safety hazards. To the extent these 
issues and concerns are within the scope of CEQA, they are addressed in the evaluation and identification 
of potential mitigation measures for each environmental issue area included in Chapter 4, Environmental 
Impact Analysis. 

7. PROJECT ALTERNATIVES  
Section 15123(b)(3) of the State CEQA Guidelines requires that an EIR summary identify the choice 
among project alternatives. Alternatives to the proposed project are discussed in detail in Chapter 5, 
Alternatives Analysis, of this EIR in accordance with Section 15126.6 of the State CEQA Guidelines. 
Alternatives required to be considered under CEQA are those that would avoid or substantially lessen one 
or more of the significant environmental effects identified during evaluation of the proposed project. 
CEQA Guidelines Section 15126.6(a) states that an EIR shall describe a range of reasonable alternatives. 
As evaluated in Chapter 4 of this EIR, the significant impacts of the proposed project would affect air 
quality and greenhouse gas; biological resources; cultural and tribal resources; energy; geology and soils; 
hazards and hazardous materials; hydrology and water quality; and noise and vibration. Chapter 5 of this 
EIR identifies, describes, and evaluates the following four alternatives.  

• No Project/No Build Alternative. Section 15126.6(e) of the State CEQA Guidelines requires 
analysis of the No Project Alternative. In the No Project/No Build Alternative, implementation of 
the project would not occur. This alternative assumes no new development or changes would be 
introduced to the project site to provide a clear comparison of the project to existing 
(undeveloped) conditions. Additionally, the project site would not be annexed into the City of 
Santa Maria and would stay within the jurisdiction of the County of Santa Barbara. Current water 
supply constraints at the project site would remain unchanged.  

• Alternative 1: Existing Santa Maria General Plan Land Use Designation. The project site is 
located within the City’s Sphere of Influence and therefore has associated planned land use 
designations as presented in the City’s General Plan Land Use Element. Alternative 1 would 
include annexation of the project site into Santa Maria city limits and would allow the project site 
to be developed in accordance with the City’s existing planned land use designation for the site, 
which is Commercial and Professional Office. A complementary zoning designation of 
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commercial office and professional office would also apply to this alternative. Alternative 1 
would allow for the construction of up to 658,200 square feet of commercial and professional 
office uses.  

• Alternative 2: Tree Preservation and Reduced Housing Density. Alternative 2, Tree 
Preservation and Reduced Housing Density Alternative, would include annexation of the project 
site into the Santa Maria city limits. Allowable development under this alternative would include 
a mix of commercial uses similar to those proposed by the project, combined with lower-density 
residential land uses (i.e., a reduced number of dwelling units when compared to the project). The 
land use and zoning designations would be the same as the project, however the housing proposed 
under this alternative would be closer to, but still higher than, the density and extent of the 
existing housing located in the neighborhoods surrounding the project site. Another feature of this 
alternative would be the preservation and enhancement of several natural features of the site. 
There are many mature trees and other natural features on the project site that are aesthetically 
desirable and provide important shade relief and biological resource benefit. Alternative 2 would 
allow for 134,096 square feet of commercial uses and accommodate 312 housing units. When 
compared to the project, this alternative would allow for an additional 9,346 square feet of 
commercial uses and 183 fewer housing units.  

• Alternative 3: Mixed Use with Additional Commercial Uses. Alternative 3, Mixed Use with 
Additional Commercial Uses Alternative, as with all the development alternatives and the project, 
would include annexation of the project site into the Santa Maria city limits. Development under 
this alternative would be similar to the project in the allowable land use designations; however, 
the balance and location of proposed uses would be different (i.e., proposed commercial uses 
would be developed to a greater extent as compared to proposed residential uses—63% 
commercial land use and 37% residential land use). This alternative design would include more 
commercial and retail land uses both to the north and south of Union Valley Parkway, as well as 
along Orcutt Road south of Union Valley Parkway. Commercial and professional office uses 
would account for approximately one-third of the area south of Union Valley Parkway and the 
remainder would consist of residential uses situated in the southeastern portion of the project site 
only. 

As it would substantially lessen impacts to each of these issue topics to a less-than-significant level, the 
No Project/No Build Alternative would be the environmentally superior alternative. CEQA Guidelines 
Section 15126.6(e)(2) requires that if the environmentally superior alternative is the “no project” 
alternative, the EIR shall identify an environmentally superior alternative from among the other 
alternatives.  

As detailed in Chapter 5, all three project alternatives that incorporate development would have very 
similar impacts in most of the environmental issues areas as the project, with two exceptions. Alternative 
1 (Existing Santa Maria General Plan Land Use Designation) would result in increased environmental 
impacts related to land use and planning as it does not include a housing component and would not 
contribute to addressing the current RHNA. Alternative 2 (Tree Preservation and Reduced Housing 
Density) would result in decreased impacts related to biological resources due to the alternative’s focus 
on tree preservation. Alternative 3 (Mixed Use with Additional Commercial Uses) would have similar 
impacts when compared to the project in all resource issue areas. Alternative 1 only partially meets the 
project objectives, while Alternatives 2 and 3 meet the basic project objectives.  

Therefore, Alternative 2 would be considered the Environmentally Superior Alternative. Alternative 2 
would reduce the project’s significant impacts while successfully meeting the basic project objectives. 
While Alternative 2 is similar to the proposed project in that it would provide a mixture of residential and 
commercial uses, it is not known whether the Applicant would be interested in developing this alternative 
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as the financial implications to the Applicant related to the reduction in residential units are not known. 
As well, it is important to note that this alternative would provide less housing so it would contribute less 
to the City’s RHNA goals when compared to the proposed project. 

Although Alternative 2 is identified in this EIR as the environmentally superior alternative, the City has 
the discretion to approve (or disapprove) whatever alternative or combination of alternatives it deems 
most appropriate, provided that the environmental impacts of the project can be mitigated. As previous 
noted, potentially significant environmental impacts of the project as proposed can be mitigated with the 
incorporation of mitigation measures identified in this EIR.  
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CHAPTER 2. PROJECT DESCRIPTION 
The Richards Ranch Annexation Project (project) includes the proposed annexation, pre-zoning, and 
conceptual development of approximately 44 acres of property currently located in unincorporated Santa 
Barbara County, California, by the City of Santa Maria (City). Richards Ranch, LLC (Applicant), has 
prepared a conceptual development plan that anticipates potential future development and use of the site 
to facilitate this EIR analysis. The conceptual development plan includes a mix of commercial and high-
density residential uses.  

This chapter describes the characteristics of the proposed project, including its location and surrounding 
land uses, project background, project objectives, planned land use and conceptual development 
components, and a potential development schedule. It also details the discretionary approvals that would 
be required for the project. 

2.1 PROJECT LOCATION 
The project site is located adjacent to the northwestern boundary of Santa Barbara County, California, in 
the community of Orcutt, approximately 10.5 miles east of the Pacific Ocean and 4 miles south of 
downtown city of Santa Maria (Figure 2-1). The project site is adjacent to the southeastern Santa Maria 
city limits and lies within the City’s Sphere of Influence (SOI)1 (see Figure 2-1).  

The project site includes four parcels—Assessor’s Parcel Numbers (APNs) 107-250-19, 107-250-20, 
107-250-21, and 107-250-22—which total 43.75 acres and are situated to the northeast and southeast of 
the intersection of State Route (SR) 135 and Union Valley Parkway (UVP). APNs 107-250-019 and -020 
are bounded on the west by SR 135 right-of-way, on the east by Orcutt Road, and on the north and south, 
respectively, by UVP. APNs 107-250-021 and -022 are bounded on the west by Orcutt Road, and on the 
south and north, respectively, by UVP (Figure 2-2).  

2.2 PROJECT SITE CHARACTERISTICS AND 
SURROUNDING LAND USES 

The project site consists of undeveloped land that is predominantly flat, with some gentle sloping 
downward from east to west. Vegetation on the site can be characterized as mostly non-native annual 
grassland habitat, with two patches of disturbed coastal scrub, and stands of non-native eucalyptus and 
ornamental trees.  

The current land use designations for the project site in the County of Santa Barbara’s (County’s) General 
Plan is General Commercial/Office and Professional/Planned Development-3.3, which is intended for 
mixed-use development with a maximum of 3.3 dwelling units per acre. In addition, the County’s Orcutt 
Community Plan (1997) identifies the project site as “Key Site 26 (Richards)”, designated for 
commercial, office and professional, and residential. Under the Santa Barbara County Land Use and 
Development Code, the site is zoned Commercial (C-2) which is applied to provide retail business and 
commercial land uses for the residents of the surrounding community; this zoning designation does not 
allow for residential uses. 

 
1 A sphere of influence is a planning boundary outside of an agency’s legal boundary (such as the city limit line) that designates 
the agency’s probable future boundary and service area. Factors considered in a sphere of influence review focus on the current 
and future land use, the current and future need and capacity for service, and any relevant communities of interest (California 
Association of Local Agency Formation Commissions 2022). 
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Figure 2-1. Project vicinity map. 
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Figure 2-2. Project location.  
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Because the project site is located within the City’s planning area and SOI, it is also identified for planned 
development by the City (City of Santa Maria 2020). The City provides a land use designation of 
Commercial/Professional Office for the site, which allows for office development for medical, legal, 
travel agencies, insurance, and real estate services, as well as a complementary commercial uses.  

UVP and Orcutt Road intersect the project site, forming a four-way signalized intersection in the 
northwestern portion of the project site approximately 400 feet east of the UVP /SR 135 intersection. 
UVP and Orcutt Road include Class II bike lanes on each side, and sidewalks along some (but not all) 
segments of the roadways through the project site. The signalized intersection includes crosswalks across 
all four intersection approaches. Table 2-1 summarizes the existing site characteristics. 

Table 2-1. Existing Site Characteristics 

Characteristic Description 

Site size  43.75 acres 

Assessor’s Parcel Numbers 107-250-019, -020, -021, and -022 

On-site development Undeveloped 

Vegetation Non-native annual grassland habitat, disturbed coastal scrub, stands of non-native 
eucalyptus and ornamental trees, several scattered oak trees 

Orcutt Community Plan Land Use 
Designation, Santa Barbara County  

General Commercial, Office Professional, Planned Residential Development 3.3 
(allows 3.3 dwelling units per acre) 

Zoning, Santa Barbara County  C-2, General Commercial  

City of Santa Maria Land Use Designation 
(General Plan planning area) 

Commercial/Professional Office 

Access SR 135, UVP, Orcutt Road 

The project site is bordered on the west by SR 135 with residential development, the recently approved 
Santa Maria Airport Business Park project, the Santa Maria Airport, and active agricultural lands 
generally occurring farther west of SR 135. Surrounding land uses to the north generally include 
residential uses with limited commercial uses along Orcutt Road. Airport facilities and runways for the 
Santa Maria Airport are located to the northwest along with active agriculture lands, some of which have 
been recently approved for commercial development as part of the Santa Maria Airport Business Park 
project. Residential uses, commercial services, offices, and school uses within the unincorporated 
community of Orcutt are located to the south of the project site. A church property is adjacent to the 
southwest corner of the site. A mix of undeveloped lands is located to the east and residential uses 
(single-family dwellings and apartments) border the southeastern portion of the project site. 

The project site is located approximately 5,045 feet (0.96 mile) from the end of the runway of the Santa 
Maria Public Airport, with the northwest corner of the site within the 1-mile airport runway buffer. As 
identified in the adopted 1993 Santa Barbara County Airport Land Use Plan (1993 ALUP), the project 
site is located within the Airport Approach Area (Safety Zone 2) (see Figure 4.7-1 in Section 4.7). The 
airport-owned lands located at the northwest corner of the UVP/SR 135 intersection.  

Since the adoption of the 1993 ALUP, a Draft Santa Maria Airport Land Use Compatibility Plan (Draft 
2022 ALUCP) has been prepared and is anticipated to be adopted in the future. The Draft 2022 ALUCP 
identifies the project site as being located within the Airport Influence Area (AIA). The AIA is “the area 
in which current or future airport-related noise, overflight, safety, or airspace protection factors may 
significantly affect land uses or necessitate restrictions on those uses” (Business and Professions Code 
Section 11010(b)(13)(b)). As identified in the Draft 2022 ALUCP, the project site lies within AIA 
Review Area 1 and Safety Zones 2 (northeastern portion of the project site), 4 (northeastern and 
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southeastern portions of the project site), and 6 (the majority of the project site excluding Zones 2 and 4). 
Figure 4.7-2 in Section 4.7 shows the location of these zones and their applicability to the project site. 
These designations represent areas where noise and/or safety concerns may require limitations on the type 
of allowable land uses.  

2.3 PROJECT BACKGROUND 
The County’s Orcutt Community Plan was adopted in 1997 and identifies the project site as “Key Site 26 
(Richards).” The Key Site is designated for residential and commercial development. Specific policy and 
development standards are included in the Orcutt Community Plan for the Key Site.  

The Richards home site was historically located in the southwest corner of the property. In the 2000s, the 
property was sold, and the home site abandoned. Ultimately, the home and all the accessory buildings on 
the site were demolished. 

In 2010, the City and the County completed the extension of UVP along with the revised alignment of 
Orcutt Road (the frontage road along SR 135) through the project site. This regional road project included 
the installation of the signal at UVP and Orcutt Road. This new road project divided the Richards 
property into the four separate lots as they exist today. 

No development proposals have been processed on this site over the last 25 years. On August 17, 2021, 
the Applicant applied for pre-zoning and annexation into the City of Santa Maria to facilitate future 
development of the Richards Ranch property. 

2.4 PROJECT OBJECTIVES 
The State California Environmental Quality Act (CEQA) Guidelines Section 15124 requires that a project 
description be accompanied by a statement of objectives sought by the project Applicant. The guidelines 
state that the “objectives will help the lead agency develop a reasonable range of alternatives to evaluate 
in the EIR and will aid the decision makers in preparing findings or a statement of overriding 
considerations, if necessary. The statement of objectives should include the underlying purpose of the 
project.”  

The City and the Applicant have identified the following objectives for the project:  

• To facilitate development of the site, provide for annexation of the Richards Ranch property to 
the City of Santa Maria to allow for the use of City supplemental water supplies consistent with 
the Santa Maria Groundwater Basin adjudication. 

• Develop an economically feasible plan that is compatible with the surrounding community and 
designed to serve the housing and commercial needs of the city and region. 

• Develop this infill property while respecting the surrounding existing neighborhoods. The project 
will include setback and landscaping buffers. 

• Provide high-density housing to meet the needs of the city and help address the current Regional 
Housing Needs Allocation. The various types of housing units will be available for rent while 
others will be for-sale units. 

• Provide commercial uses that will serve the daily needs of the new residents and the surrounding 
community including those traveling on UVP. 

• Establish sufficient land to accommodate the needs for onsite stormwater retention in an 
aesthetically pleasing manner that can be planned for recreational uses.  
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• Include architectural and landscaping amenities along UVP and SR 135 to address the visual 
resources along these travelways.  

• Create uses that are consistent with the noise, height, and safety guidelines of the adopted 1993 
ALUP and the Draft 2022 ALUCP. 

• Assure the orderly development of the City of Santa Maria General Plan planning area by 
providing the effective and efficient development of public facilities, infrastructure, and services 
appropriate for the planning area.  

• Provide the City with increased sales tax and property tax. 

• Conform to Santa Barbara County Local Agency Formation Commission (SBLAFCO) 
requirements to allow for approval of the annexation of the site to the city limits.  

2.5 PROJECT COMPONENTS 
Most of the project site is made up of the four parcels proposed for annexation so that commercial and 
residential development could occur under the City’s jurisdiction (totaling 43.75 acres). In addition to the 
parcels that would be annexed to the city limits, future development of the project site per the conceptual 
development plan would require infrastructure improvements that would be necessary outside of the 
boundaries of the 43.75-acre project site. These required improvements are discussed in Sections 2.5.3 
and 2.5.4, below, and are shown in graphic format in Appendix B. This EIR considers the potential 
environmental impacts of development of both the residential and commercial uses on the 43.75-acre 
development site, as well as those that could occur resulting from the roadway and infrastructure 
improvements that would be necessary within the roadway rights-of-way directly adjacent to the 43.75-
acre project site.  

2.5.1 Annexation and Pre-Zoning 
The project would include the pre-zoning of four parcels located in unincorporated Santa Barbara County 
by the City of Santa Maria and annexation of the property into the Santa Maria city limits.  

The project site is currently located outside the Santa Maria city limits but within the existing SOI, as 
defined in the City’s General Plan Land Use Element. An SOI is a planning boundary that is outside of an 
agency’s legal boundary (i.e., the city limit line) that defines the agency’s probable future boundary and 
service area. For lands to be considered for annexation into a city, the land must be within the city’s 
designated SOI. Annexation of the project site into the City is a formal municipal reorganization action 
that would require approval by the SBLAFCO. Under state law, Local Agency Formation Commissions 
are responsible for coordinating and overseeing logical and timely changes to local government agency 
boundaries. The SBLAFCO is authorized to approve, with or without amendments, or to disapprove 
proposals for annexation. Under the State CEQA Guidelines, the City will act as the CEQA Lead Agency 
and must make an environmental determination prior to any authorization for annexation application to 
SBLAFCO. SBLAFCO is a responsible agency under CEQA. 

If approved, the proposed annexation would formally transfer all local governmental powers and 
municipal services pertaining to the project site from the County to the City, including transferring the 
jurisdiction of the site from the Santa Barbara County Fire Department (SBCFD) to the Santa Maria Fire 
Department (SMFD). Upon annexation, the City would be responsible for providing land use and public 
works services, police and fire protection, library and general government services. The City would also 
be the Lead Agency for the provision of water through an agreement with Golden State Water Company 
(Golden State Water), which has water lines existing in the project site. Wastewater would also be the 
City’s responsibility, with a joint-users agreement with Laguna County Sanitation District (LCSD).  
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For this annexation to occur, first, the City would approve an annexation resolution for the project, which 
would subsequently be submitted to SBLAFCO for approval as a responsible agency. The EIR prepared 
for this project is intended to meet SBLAFCO’s CEQA requirements for the proposed annexation. 

Pre-zoning is a required component of the annexation process. California Government Code Section 
65859 allows the City to adopt (i.e., pre-zone) a zoning designation for land outside its city limits in 
anticipation of annexation and development. Under the code provisions, the zoning designation adopted 
by the City would not become effective unless and until the land is annexed to the City. The project 
would include the pre-zoning designations of General Commercial (C-2) and High Density Residential 
(R-3). The sites would also be located within the Planned Development (PD) Overlay District, which is 
designed and intended to provide for the orderly development of land in conformance with the City’s 
General Plan by permitting a flexible design approach to the development of a community that would be 
equal to or better than that resulting from traditional lot-by-lot development.  

The proposed pre-zoning designations would accommodate a range of potential land uses, as listed below. 

• General Commercial (C-2): This designation is intended to provide for general commercial and 
retail outside the central core, particularly along lineal development corridors. Permitted uses 
include retail uses and service establishments, such as clothing stores, department stores, home 
improvement centers, furniture sales, secondhand sales, banks and financial institutions, 
commercial and professional offices, restaurants, physical fitness centers/health clubs, auto repair 
shops, blueprint shops, dental laboratories, medical clinics, hotels and motels, light equipment 
rentals, and beauty shops.  

• High Density Residential (R-3): This designation is intended to provide for an urban residential 
environment, preferably close to shopping facilities and existing activity centers, as well as 
provide an incentive for reinvestment in older established areas. Permitted uses include single-
family dwellings, duplexes, triplexes, and larger multi-family complexes, small family day care 
homes, with overall density not to exceed 22 dwelling units per acre. Senior citizen housing may 
also be permitted to a maximum density of 30 dwelling units per acre.  

• Planned Development (PD) Overlay District: This overlay district designation is intended to 
accommodate various types of development such as neighborhood and district shopping centers, 
professional and administrative office complexes, multiple housing developments, single-family 
residential developments, commercial service centers, and light industrial parks or any other use 
or combination of uses which can be made appropriately a part of a total planned development, in 
accordance with the City General Plan and any applicable specific plan. 

Table 2-2 summarizes the parcels proposed to be annexed, acreages, and the proposed pre-zone 
designation.  

Table 2-2. Project Parcels and Proposed Pre-Zone Designations 

APN Acreage Pre-Zone Designation 

107-250-019 2.33 General Commercial (PD/C-2) 

107-250-020 1.86 General Commercial (PD/C-2) 

107-250-021 12.16 General Commercial (PD/C-2) 

107-250-022 27.40 High Density Residential (PD/R-3) 

Total 43.75  

Note: Acreage totals for APN obtained from the property Title Report prepared for the project (Stewart Title Guaranty Company Commercial Services 
[San Diego] 2021).  
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2.5.2 Proposed General Plan Amendment 
The current County General Plan land use designations for the project site is General Commercial/Office 
and Professional/Planned Development-3.3, which is intended for mixed-use development with a 
maximum of 3.3 dwelling units per acre. As well, because the project site is located within the City’s 
planning area and SOI, it is also identified for planned development by the City (City of Santa Maria 
2020). The City currently provides a land use designation of Commercial/Professional Office for the site, 
which allows for office development for medical, legal, travel agencies, insurance, and real estate 
services, as well as a complementary commercial uses. With the proposed development scenario and 
proposed pre-zoning, the City would need to also amend the General Plan land use designation for the 
site. For this reason, the project also includes a General Plan amendment to apply a High Density 
Residential (HDR-22) and Community Commercial (CC) land use designation to the site.  

2.5.3 Proposed Conceptual Development Plan 
A conceptual plan for future development of the project site has been prepared to evaluate potential 
environmental impacts of the eventual development of the site if the proposed annexation and pre-zoning 
were to be approved. The conceptual development plan includes retail commercial, mini-storage, and 
high-density residential uses (Figure 2-3). This conceptual plan shows the potential future development 
that could occur consistent with the project’s proposed pre-zone designations. The conceptual 
development plan would allow a maximum buildout of 160,800 square feet of commercial uses on 16.35 
acres of the project site, as well as 400 apartments and 95 townhomes on the remaining 27.40 acres 
(Table 2-3).  

Table 2-3. Summary of Proposed Conceptual Development Plan Buildout 

Proposed Zoning Category Acreage % of Total Potential Buildout 

General Commercial (PD/C-2) 16.35 37% 106,800 square feet 

High Density Residential (PD/R-3) 18.20 42% 400 apartments 

High Density Residential (PD/R-3) 9.20 21% 95 townhomes 

Total  43.75 100%  

Source: RRM Design Group Site Plans (2022) 

Under the conceptual development plan, commercial uses would be concentrated on the frontages of UVP 
and SR 135, with site access available via Orcutt Road and UVP. The northern portion of the project site 
(north of UVP) would support most of the proposed commercial uses, allowing for up to 96,800 square 
feet of commercial development. This development scenario assumes a drive-through commercial space 
northeast of the intersection at SR 135 and UVP, as well as a retail center, corner gas station, and mini-
storage facility east of Orcutt Road on the northeastern portion of the project site. Additional commercial 
uses at the southwestern portion of the site are anticipated to accommodate up to two drive-through 
commercial sites, totaling a maximum of 10,000 square feet. High-density residential uses would be 
located in the southeastern portion of the project site (south of UVP and east of Orcutt Road) and would 
include up to 400 apartments with common park space, and 95 townhomes. 

Future project buildout of any of these uses within the project site would require individual Planned 
Development Permit applications for development of each of the proposed residential and commercial 
projects. These applications would be discretionarily reviewed by the City at the time they are received to 
ensure they are consistent with the zoning and have been adequately evaluated under CEQA.  
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Figure 2-3. Conceptual development plan.  
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SUMMARY 

1. PURPOSE OF THE EIR
The City of Santa Maria (City), as the Lead Agency under the California Environmental Quality Act 
(CEQA), has prepared this Environmental Impact Report (EIR) to assess the impacts that would result 
from the approval of the proposed Richards Ranch Annexation Project (proposed project). This EIR will 
serve as a public information document to be used by the general public, responsible and trustee agencies, 
and decision-making bodies to review and evaluate the environmental effects associated with the project, 
potential mitigation measures recommended to address or minimize those effects, and reasonable 
alternatives to the project. The review process gives both agencies and individuals an opportunity to share 
expertise, discuss agency analyses, check for accuracy, detect omissions, discover public concerns, and 
solicit mitigation measures and alternatives capable of avoiding or reducing the significant effects of the 
project while still attaining most of the basic objectives of the project.  

This Summary includes the following sections: 

• a brief description of the project location;

• a summary of the project background and objectives;

• a summary of impacts and mitigation measures associated with the project;

• a summary of the known areas of controversy; and

• a summary of project alternatives.

2. PROJECT LOCATION
The project site is located adjacent to the northwestern boundary of Santa Barbara County, California, in 
the community of Orcutt, approximately 10.5 miles east of the Pacific Ocean and 4 miles south of 
downtown city of Santa Maria. The project site is adjacent to the southeastern Santa Maria city limits and 
lies within the City of Santa Maria’s (City’s) Sphere of Influence.  

The project site includes four parcels—Assessor’s Parcel Numbers (APNs) 107-250-19, 107-250-20, 
107-250-21, and 107-250-22—which total 43.75 acres and are situated to the northeast and southeast of
the intersection of State Route (SR) 135 and Union Valley Parkway. APNs 107-250-019 and 107-250-020
are bounded on the west by SR 135 right-of-way, on the east by Orcutt Road, and on the north and south,
respectively, by Union Valley Parkway. APNs 107-250-021 and 107-250-022 are bounded on the west by
Orcutt Road, and on the south and north, respectively, by Union Valley Parkway.

3. PROJECT BACKGROUND AND OVERVIEW
The County’s Orcutt Community Plan was adopted in 1997, and identifies the project site as “Key Site 26 
(Richards)”. This key site is designated for residential and commercial development. Key site-specific 
policy and development standards have been included in the Orcutt Community Plan (County of Santa 
Barbara 2020), should the project be developed in the future under the jurisdiction of Santa Barbara 
County (County). 

The Richards homesite was historically located in the southwest corner of the property. In the 2000s, the 
property was sold, and the homesite abandoned. Ultimately, the home and all the accessory buildings on 
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the site were demolished. In 2010, the City and the County completed the extension of Union Valley 
Parkway along with the revised alignment of Orcutt Road (the frontage road along SR 135) through the 
project site. This regional road project included the installation of the signal at Union Valley Parkway and 
Orcutt Road. This new road project divided the Richards property into the four separate lots as they exist 
today. 

No development proposals have been processed on this site over the last 25 years. On August 17, 2021, 
Richards Ranch, LLC (Applicant) applied for pre-zoning and annexation into the city of Santa Maria to 
facilitate future development of the Richards Ranch property. The proposed project includes the 
annexation, pre-zoning, general plan amendment, and conceptual development of the 43.75-acre property. 
The Applicant has prepared a conceptual development plan that shows potential future development and 
use of the site. The conceptual development plan includes a mix of commercial and high-density 
residential uses, which would allow a maximum buildout of 160,800 square feet of commercial uses on 
16.35 acres of the project site, as well as 400 apartments and 95 townhomes on the remaining 27.40 acres 
(Table S-1). See Chapter 2, Project Description, for a detailed description of the proposed project. 

Table S-1. Summary of Proposed Conceptual Development Plan Buildout 

Proposed Zoning Category Acreage % of Total Potential Buildout 

General Commercial (PD/C-2) 16.35 37% 106,800 square feet 

High Density Residential (PD/R-3) 18.20 42% 400 apartments 

High Density Residential (PD/R-3) 9.20 21% 95 townhomes 

Total 43.75 100% 

Source: RRM Design Group Site Plans (2022) 

4. PROJECT OBJECTIVES
The State CEQA Guidelines Section 15124 requires that a project description be accompanied by a 
statement of objectives sought by the project Applicant. The City and the Applicant have identified the 
following objectives for the project:  

• To facilitate development of the site, provide for annexation of the Richards Ranch property to
the City of Santa Maria to allow for the use of City supplemental water supplies consistent with
the Santa Maria Groundwater Basin adjudication.

• Develop an economically feasible plan that is compatible with the surrounding community and
designed to serve the housing and commercial needs of the city and region.

• Develop this infill property while respecting the surrounding existing neighborhoods. The project
will include setback and landscaping buffers.

• Provide high-density housing to meet the needs of the city and help address the current Regional
Housing Needs Allocation. The various types of housing units will be available for rent while
others will be for-sale units.

• Provide commercial uses that will serve the daily needs of the new residents and the surrounding
community including those traveling on Union Valley Parkway.

• Establish sufficient land to accommodate the needs for onsite stormwater retention in an
aesthetically pleasing manner that can be planned for recreational uses.
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• Include architectural and landscaping amenities along Union Valley Parkway and SR 135 to 
address the visual resources along these travelways.  

• Create uses that are consistent with the noise, height, and safety guidelines of the adopted 1993 
Santa Barbara County Airport Land Use Plan (ALUP) and the Draft Santa Maria Airport Land 
Use Compatibility Plan (Draft 2022 ALUCP). 

• Assure the orderly development of the City of Santa Maria General Plan planning area by 
providing the effective and efficient development of public facilities, infrastructure, and services 
appropriate for the planning area.  

• Provide the City with increased sales tax and property tax. 

• Conform to Santa Barbara County Local Agency Formation Commission (SBLAFCO) 
requirements to allow for approval of the annexation of the site to the city limits.  

5. SIGNIFICANT ENVIRONMENTAL IMPACTS IDENTIFIED 
Impacts of the proposed project have been classified using the categories described below: 

• Less than significant impact with mitigation: An adverse impact that would cause a substantial 
adverse effect that meets or exceeds the applicable significance criteria thresholds for a particular 
resource but can be reduced to a less than significant through successful implementation of 
identified mitigation measures.  

• Less than significant impacts: Less than significant impacts means the effect does not meet or 
exceed the applicable significance criteria thresholds for a particular resource. No mitigation 
measures are required for less than significant impacts.  

The term “significance” is used throughout the EIR to characterize the magnitude of the projected impact. 
For the purpose of this EIR, a significant impact is a substantial or potentially substantial change to 
resources in the local proposed project area or the area adjacent to the proposed project. In the discussions 
of each issue area, thresholds are identified that are used to distinguish between significant and impacts 
that are less than significant. Mitigation measures have been identified to reduce project impacts to less 
than significant. CEQA requires that public agencies should not approve projects as proposed if there are 
feasible mitigation measures available which would substantially lessen the environmental effects of such 
projects (CEQA Statute Section 21002).  

The impacts and associated mitigation measures identified for the project are shown in Table S-2. The 
table includes impacts that are categorized as significant and less than significant, all of which are 
identified with an impact number (e.g., AQ Impact 1). The impact summary table describes and classifies 
each impact, lists recommended mitigation when applicable, and states the level of residual impact (i.e., 
the level of impact remaining after implementation of identified mitigation). A summary of project 
alternatives, including the environmentally superior alternative, is included in Section 7, Project 
Alternatives, of this Summary. 
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 p
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 c
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 c
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 d
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 c
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at
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 d

ro
ug

ht
-to

le
ra

nt
 la

nd
sc

ap
in

g.
  

c.
 

Al
l b

ui
lt-

in
 a

pp
lia

nc
es

 s
ha

ll 
be

 E
ne

rg
y 

St
ar

 c
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 b
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ra
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 m
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l d
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 m
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 re
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l l
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l C
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l p

la
n 

fo
r r

en
ew

ab
le

 e
ne

rg
y 

or
 e

ne
rg

y 
ef

fic
ie

nc
y.
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 c
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 re
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 c
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 c

au
se

 s
ub

st
an

tia
l a

dv
er

se
 

ef
fe

ct
s 

as
so

ci
at

ed
 w

ith
 s

tro
ng

 s
ei

sm
ic

 g
ro

un
d 

sh
ak

in
g.
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 p
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l b
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 b
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l b
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r c
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 d
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 c
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 c
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 re
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 d
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 c
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 b
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 re
su

lti
ng

 s
oi

l s
ur

fa
ce

 s
ha

ll 
th

en
 b
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 c
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 b
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 b
e 

sc
ar

ifi
ed

, m
oi

st
ur

e 
co

nd
iti

on
ed

, a
nd

 c
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l b
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l b
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l b
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 d

is
ta

nc
e 

of
 1

0
fe

et
. T

he
 s

ite
 s

ha
ll 

be
 s

im
ila

rly
 s

lo
pe

d 
to

 d
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 d
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 d
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 d
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 c
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 d
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rs

. R
un

of
f f

ro
m

fla
tw

or
k,

 ro
of

 g
ut

te
rs

, d
ow

ns
po

ut
s,

 p
la

nt
er

 d
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l b
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 p
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 d
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 p
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 d
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ra
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 p
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 d
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, d
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 d
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 p
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 d
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 d
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f d
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e 

in
te

gr
ity

 o
f t

he
 s

tru
ct

ur
es

. S
ite

im
pr

ov
em

en
ts

 s
ha

ll 
be

 m
ai

nt
ai

ne
d 

on
 a

 re
gu

la
r b

as
is

.
f.

Fi
ni

sh
ed

 fl
at

w
or

k 
an

d 
pa

ve
m

en
t s

ur
fa

ce
s 

sh
al

l b
e 

sl
op

ed
 to

 fr
ee

ly
 d

ra
in

to
w

ar
d 

ap
pr

op
ria

te
 d
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 p

av
em

en
t, 

fla
tw

or
k,

 o
r o

th
er

im
pr

ov
em

en
ts

. A
ny

 c
ra

ck
s 

th
at

 d
ev

el
op

 in
 th

e 
pa

ve
m

en
t s

ha
ll 

be
 p

ro
m

pt
ly

se
al

ed
.

g.
Al

l e
xt

er
io

r d
ra

in
s 

an
d 

dr
ai

n 
ou

tle
ts

 s
ha

ll 
be

 m
ai

nt
ai

ne
d 

to
 b

e 
fre

e-
flo

w
in

g.
C

ar
e 

sh
al

l b
e 

ta
ke

n 
to

 e
st

ab
lis

h 
an

d 
m

ai
nt

ai
n 

ve
ge

ta
tio

n.
 V

eg
et

at
io

n 
an

d
er

os
io

n 
m

at
tin

g 
(if

 u
til

iz
ed

) s
ha

ll 
be

 m
ai

nt
ai

ne
d 

or
 a

ug
m

en
te

d 
as

 n
ee

de
d.

Irr
ig

at
io

n 
sy

st
em

s 
sh

al
l b

e 
m

ai
nt

ai
ne

d 
so

 th
at

 s
oi

ls
 a

ro
un

d 
st

ru
ct

ur
es

 a
re

m
ai

nt
ai

ne
d 

at
 a

 re
la

tiv
el

y 
un

ifo
rm

 y
ea

r-r
ou

nd
 m

oi
st

ur
e 

co
nt

en
t, 

an
d 

ar
e

ne
ith

er
 o

ve
r-w

at
er

ed
 n

or
 a

llo
w

ed
 to

 d
ry

 a
nd

 d
es

ic
ca

te
.

h.
Th

e 
ow

ne
r o

r s
ite

 m
ai

nt
en

an
ce

 p
er

so
nn

el
 s

ha
ll 

pe
rio

di
ca

lly
 o

bs
er

ve
 th
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l b
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 c
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at
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 p
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f f
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ra
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f c
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g.

 
c.
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ra
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 p
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 p
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 d
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 c
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 c
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 b
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 m
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 o
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f c
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r s
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at
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l r
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 p
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at
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at
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Commissioners: Cynthia Allen   Jay Freeman, Vice-Chair    Craig Geyer    Joan Hartmann, Chair  James Kyriaco   Bob Nelson  
 Jenelle Osborne     Alice Patino    Jim Richardson    Shane Stark     Das Williams Executive Officer:  Mike Prater

LAFCO 
Santa Barbara Local Agency Formation Commission 

105 East Anapamu Street  Santa Barbara CA  93101 
805/568-3391  FAX 805/568-2249 
www.sblafco.org  lafco@sblafco.org 

March 2, 2023 

Dana Eady, Planning Manager  
City of Santa Maria  
110 South Pine Street, Rm 101 
Santa Maria, CA 93458 
deady@cityofsantamaria.org SENT VIA EMAIL 

Subject: Comments on Draft Environmental Impact Report (EIR) – 
Richards Ranch Annexation Project (AN2021-0001)  

Dear Ms. Eady: 

Thank you for the opportunity to comment on the draft Environmental Impact Report for the 
Richards Ranch Annexation. The Local Agency Formation Commission (LAFCO) provided a 
Notice of Preparation letter regarding this project on February 23, 2022 which outlined the 
scope and content needed for LAFCO to use as a Responsible Agency in considering a future 
annexation of the project to the City. Thank you for taking the time to discuss the project with 
us on December 16, 2022. The most recent Municipal Service Review and Sphere of 
Influence Update scheduled for approval in April 2023 by LAFCO may be useful in preparing 
the final EIR.  Please consider the following comments: 

1. General Comment. The annexation of undeveloped property within the Orcutt
Community Plan should contemplate how the City of Santa Maria will set the stage for
other territory within their Sphere of Influence might be added in subsequent future
applications.  This application and all future applications should foster an orderly
development pattern that would not create a potential divided community of service
providers, efficient service model with particular attention to costs for such services.  As
currently proposed, the property would be served by four different entities (Golden State
Water Company for water, Laguna County Sanitation for sewer, County Fire as first
responders, and City for all other services).  This has the potential of creating a different
class of residents within the City limits. The Cortese-Knox-Hertzberg Act (CKH Act) and
Santa Barbara LAFCO local policies strive for an effective local government structure that
takes into consideration the need for enhanced urban services, cost and adequacy of
those services where services and improvements can be provided and financed.  The
desire for urban level services would preferably be provided by a single agency versus a
number of small providers which could enhance efficient provisions of urban services.
These elements should be evaluated and discussed in the EIR to avoid gaps in the CEQA
record for LAFCO’s use and should be addressed in the Response to Comments, the
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Final EIR, and if necessary, use of the Cities conditioning authority to meet necessary 
compliance.  

2. LAFCO’s comments were submitted as part of the Notice of Preparation process and
were focused on the annexation process and analysis of local policies. The DEIR Chapter
4.9.2.4 under Consistency with Applicable Plans and Policies generally lists SBLAFCO
policies and standards for Spheres of Influence and standards for annexations to Cities,
favorable and unfavorable factors. Several other policies and factors are not listed and
therefore not evaluated in the DEIR.  These include:

a. Section 7 III POLICIES ENCOURAGING CONSISTENCY WITH SPHERES OF
INFLUENCE # (2) which state “Already developed unincorporated lands located within
the established sphere of influence boundary of a city and which benefit from municipal
services provided by such city should be annexed to that city. Vacant land in the same
position should be annexed prior to development. LAFCO recognizes that costs for
serving some developed unincorporated areas, when studied independently, may
exceed revenues. In other cases, revenues will exceed service costs. To the fullest
extent possible, cities should develop programs that propose annexation of several
areas which, if combined together, achieve a net balance in city costs and revenues.”
This policy recognizes some development of unincorporated areas may exceed
revenues, but a balance is desired.

b. Section 7 IV POLICIES ENCOURAGING ORDERLY URBAN DEVELOPMENT AND
PRESERVATION OF OPEN SPACE PATTERNS # (1) which state “The Commission
encourages well planned, orderly, and efficient urban development patterns for all
developing areas. Also, the county, cities, and those districts providing urban services,
are encouraged to develop and implement plans and policies which will provided for
well-planned, orderly and efficient urban development patterns, with consideration of
preserving permanent open space lands within those urban patterns.” Focus here
being on implementation of plans and policies which will provided for well planned,
orderly and efficient urban needs.

c. Section 7 VI standards for annexations to Cities, favorable factors # (2, 3 & 4) which
are listed in the DEIR, however stronger determination should be given.  These factors
relate to #3 “Proposed area can be provided all urban services by agency as shown
by agency service plan and proposals would enhance the efficient provision of urban
services”. And, #11 “Boundaries of proposed annexation do not include logical service
area or are otherwise improperly drawn.” Having four providers to serve this relatively
small site may not be the best approach. Genrally, if the City were the sole provider
for all serves the public would have a better understanding of their service provider
making it easier for the public to gain public access and allow greater government
accountaibilty.

d. Other Factors not discussed include Commissioner Handbook Appendix A LAFCO
Proposal Review Factors - Government Code 56668 factors a-q.  Of particular note
are the following factors:

Factor (b) The need for organized community services, the present cost and
adequacy of governmental services and controls in the area, probable future needs
for those services and controls, probable effect of the proposed incorporation,
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formation, annexation, or exclusion and alternative courses of action on the cost and 
adequacy of services and controls in the area and adjacent areas. 

Factor (c) The effect of the proposed action and of alternative actions, on adjacent 
areas, on mutual social and economic interests, and on the local governmental 
structure of the county. 

Factor (d) The conformity of both the proposal and its anticipated effects with both the 
adopted commission policies on providing planned, orderly, efficient patterns of urban 
development, and the policies and priorities set forth in Section 56377. 

Policy 1. Any proposal for a change or organization or reorganization shall contain 
sufficient information to determine that adequate services, facilities, and 
improvements can be provided and financed by the agencies responsible for the 
provision of such services, facilities, and improvements. 

Policy 4. Proposed area can be provided all urban services by agency as shown by 
agency service plan and proposals would enhance the efficient provision of urban 
services. 

Policy 6. Where possible, a single larger agency rather than a number of adjacent 
smaller ones, established for a given service in the same general area, will be 
preferred. 

Policy 7. Reorganization of overlapping and competing agencies or the correction of 
illogical boundaries dividing agency service areas is recommended. The Commission 
encourages reorganizations, consolidations, mergers, or dissolutions where the result 
will be better service, reduced cost, and/or more efficient and visible administration or 
services to the citizens. 

Factor (j) The comments of any affected local agency or other public agency. 

Factor (m) The extent to which the proposal will affect a city or cities and the county 
in achieving their respective fair shares of the regional housing needs as determined 
by the appropriate council of governments consistent with Article 10.6 (commencing 
with Section 65580) of Chapter 3 of Division 1 of Title 7. 

3. Water Resource comments. The DEIR Section 4.14 Utilities and Service Systems
documents the Golden State Water Company’s current supply and demand.  The DEIR
Appendix K Water Supply Assessment (Todd Report) discusses the proposed projects
demands.  These documents outline the need for Supplemental Water and the
requirement states “GSWC has existing agreements to obtain additional imported water
from the City and uses SWP water wheeled through the City. The projects potable water
demand would be 149.05 AFY”.  The Water Supply Assessment documents the “GSWC
UWMP documents water sources, water demands, water reliability planning, and water
demand management through 2045.”  This assessment report also states “By 2045, total
water demands are expected to increase by 21 percent, driven by increases in residential
and commercial uses.” The Todd Report concludes “The City has adequate supplemental
water from their existing allocation to provide for this Project when annexed. Agreement
details would need to be formalized and would occur after annexation.” As outlined below
under Alternatives should evaluate all services (including water) provided by the City of
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Santa Maria as the public governmental entity.  Supplemental water is required and being 
provided by the City anyways through an agreement because GSWC does not have an 
adequate supply without the additional City water. LAFCO will want to better understand 
any formalized agreement before annexation, not after. As a public governmental entity, 
the City offers the public a greater understanding of their rights and regulatins that is more 
open to accountaibility and statues customary to the public, than does a private water 
company regulated by the Public Utilities Commission. 

4. Affordable Housing & RHNA comments. The DEIR states the project would not result
in substantial unplanned population growth; impacts would be less than significant in the
areas of Population/Housing.  The DEIR Section 4.11 Population and Housing cites on
page 4.11.3 the Regional Housing Needs Allocation from the 5th cycle that covers the
period between 2014 to 2022.  The impact assessment also provides analysis based on
the 5th cycle. This proposed project would fall under the 6th cycle.  Although the Cities
draft Housing Element for period 2023-2031 does not consider or identify additional land
inventory needs outside of the exiting City limits to meet their RHNA, this project could
assist in adding more affordable housing units to an already limited affordable housing
stock within the City.  Additionally, as mentioned above under Factor (m) discussion
regarding the effect on Cities and County in achieving their respective fair shares of the
regional housing needs will need to be considered by LAFCO under the 6th cycle.  A
potential transfer of RHNA may be part of property tax exchange negotiation process.

On page 4.9-35 of the DEIR, it states “While the project is not proposing units that are
categorized as affordable units through deed restriction, the project does allow for the
future housing that would provide more affordable options to the community. The project
would diversify the range of housing types available in the city by increasing the available
housing supply for apartments and condominiums which are in most cases more
affordable than single family dwellings.” No additional analysis is provided that
documents the current cost for the proposed housing supply type to compare if such
diversity and range of types are truly achieving affordability.

DEIR page 5.4 under Section 5.3.1 Affordable Housing Component Alternative scenario
was rejected from further review. The DEIR also states “It is important to note that a later
application could be submitted for this type of development and the City could consider
an addendum or supplemental analysis to this EIR at that time.” Other important LAFCO
Policies include the importance of affordable housing and economically sound service
capabilities. The LAFCO Commission at its broad discretion can determine if annexations
sufficiently address these topics. The City may want to consider evaluating an alternative
that considers an affordable housing component. Greater analysis within the EIR should
be evaluated that includes the 6th cycle.

5. Fire Service Comments. The DEIR Section 4.12 Public Services and Recreation
documents the existing conditions for both City Fire Station 6 and new County Fire Station
25. The DEIR concludes on page 4.12-14 “Service to the project site is dependent on the
mutual aid agreement between SMFD and SBCFD.” “Average response times from SMFD
Stations 2 and 4 to the project site would exceed the performance goal response time due
to station location and distance from the site. However, SBCFD Station 21 is located 1.7
miles southwest of the project site and is within the 4-minute travel time response.:
…however, response times to the project site are less than ideal under current conditions
from the SMFD location. This is largely because the closest SMFD station, the Santa
Maria Airport Fire Station 6, has very limited equipment and staffing and cannot serve
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emergencies outside of the airport property. Because of this current condition, under 
mutual aid agreements, the SBCFD Station 21 would be the most likely first responder in 
most emergency situations at the project site.” Per NOP response letter from Deputy Chief 
Rob Heckman dated February 25, 2022 Mr. Heckman states “At this time the SBCFD 
does not believe the proposed project is in the best interest of the residents and property 
owners of the unincorporated Orcutt community and has the potential to result in a 
significant negative impact to public safety. The proposed annexation would remove four 
parcels from the Santa Barbara County Fire Protection District that are currently providing 
property tax revenue into the Fire District.” As mention above under Factor (j) comments 
from affected local agencies must be addressed by LAFCO.  The EIR should evaluate the 
project impacts and mitigations necessary for SMFD service from Station 6. 

 
6. Alternatives Analysis. LAFCO would request an Alternative be evaluated that considers 

full City services being provided.  In light of the City Managers email received on 
December 29, 2022 stating in part “We just would like to continue to urge LAFCO to 
promote orderly development in Santa Maria Valley into the City of Santa Maria to avoid 
situations such as underinvestment in infrastructure (Tanglewood, Saint Marie, Ray 
Water), lack of safe resources (the “agricultural” industrial areas east of the City that lack 
healthy water supply), and lack of municipal services (in Orcutt) or duplication of services 
(fire services) that end up requiring the City of Santa Maria to invest in improvements 
after-the-fact rather than constructing the public improvements and municipal services to 
City standards at the outset.” We would agree that full City services from the outset would 
enhance urban services and set the stage for future infrastructure to be in place as the 
City considers annexation into their Sphere of Influence southerly into Orcutt. This could 
alleviate multiple service providers for future City residents and businesses. Thus, LAFCO 
requests the City evaluate this Alternative, which places the City as full-service provider 
for water, wastewater, and fire services that utilizes City infrastructure and municipal 
services to City standards. 

 
We appreciate being contacted with regard to this project. If you have any questions regarding 
these comments, please me at 805-568-3391. 
 
Sincerely, 
 
 
 
Mike Prater 
LAFCO Executive Officer  
 
cc. Commissioners 

William Dillon, LAFCO Counsel 
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Heather Reese 
1225 Woodmere Road 
Santa Maria, CA  93455 
805 714-1409 
heather@thereeses.us 
 
 
February 4, 2023 
 
 
 
Santa Barbara LAFCO 
105 E Anapamu Street 
Santa Barbara CA 93101 
 
LAFCO Members: 
 
 
I am sending this letter in case the City of Santa Maria’s proposed annexation of Key Site 26 comes 
before your board.  I am an Orcutt area resident writing in opposition to the Richards Ranch Annexation 
Project (Orcutt Key Site 26). I feel that the scale of the proposal is too much.  I do not want to see the 
area annexed; I much prefer development in line with what is in the existing Orcutt Community Plan 
guidelines for Key Site 26.  
 
I know that the state of California has mandated more housing and I appreciate the need.  However, I 
would hope the developer could work with the County to come up with plans that have less density, use 
less water and bring in less traffic.  The traffic and accident rates on Union Valley Parkway, the 135, 
Bradley and all associated areas are increasing all the time.  We do not need a huge development right 
in the middle of that. 
 
Thank you for your consideration.  I would appreciate you sharing this with the proper shareholders. 
 
Best regards, 
 
Heather Reese 
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