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4.12  HAZARDS AND HAZARDOUS MATERIALS 
 
This section evaluates potential health hazard impacts relating to hazardous materials in the soil 
and groundwater.  Airport-related safety hazards are discussed in Section 4.1 Land Use, while 
wildland fire hazards are discussed in Section 4.7 Fire Hazards.  Flood hazards are discussed in 
Section 4.11, Hydrology and Water Quality. 
 
4.12.1  Setting 
 
The Santa Ynez Community Plan (Plan Area) area contains a variety of industrial and 
agricultural uses that involve the handling and storage of potentially hazardous materials that 
could adversely affect soil and groundwater.  In addition, the regional transportation route U.S. 
Highway 101 traverses the Community Plan Area.  Highway 101, as the primary route through 
Santa Barbara County, presents a risk of upset hazards relating to possible spills of hazardous 
materials.  Hazardous materials are also transported on State Routes 246 and 154, which are 
also main travel routes through the Plan Area. 
 
Regulatory Setting 
 

Use, Storage, and Handling of Hazardous Materials. Numerous federal, state, and local 
regulations regarding use, storage, transportation, handling, processing and disposal of 
hazardous materials and waste have been adopted since the passage of the federal Resource 
Conservation and Recovery Act (RCRA) of 1976.  The goal of RCRA is to assure adequate 
tracking of hazardous materials from generation to proper disposal.  California Fire Codes 
(CFC) Articles 79, 80 et al., which augment RCRA, are the primary regulatory guidelines used to 
govern the storage and use of hazardous materials.  The CFC also serves as the principal 
enforcement document from which corresponding violations are written.    

 
Pursuant to SB 1082 (1993), the State of California has adopted regulations to consolidate six 
hazardous materials management programs under a single, local agency, known as the 
Certified Unified Program Agency (CUPA).  The CUPA provides regulatory oversight for the 
following program elements:  
 

 Aboveground Storage Tanks Hazardous Materials Release Response Plans and 
Inventories  

 California Accident Prevention Program  
 California Uniform Fire Code: Hazardous Materials Management Plans and 

Hazardous Materials Inventories  
 Hazardous Waste Programs: Generator programs and Onsite Hazardous Waste 

Treatment Activities  
 Underground Tank Program  
 Above Ground Petroleum Storage Act Requirements For Spill Prevention, Control, 

and Countermeasure Plans  
 

In addition to conducting annual facility inspections, the Hazardous Materials Program is 
involved with hazardous materials emergency response, investigation of the illegal disposal of 
hazardous waste, public complaints, and storm water illicit discharge inspections.  The Santa 
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Barbara County Fire Department Hazardous Materials Unit has been designated as the 
administering agency for CUPA within the County of Santa Barbara.  Accordingly, the County 
Fire Department compiles and maintains the Hazardous Materials Business Plan database, 
which is a list of businesses that meet the threshold criteria for use, storage, or disposal of 
hazardous materials, compressed gases and/or hazardous waste.  Threshold quantities are 
defined as hazardous materials equal to or exceeding 55 gallons or 500 pounds, 200 cubic feet of 
compressed gas, and/or hazardous waste in any amount.  A list of all the current companies in 
the Hazardous Materials Business Plan database is included in Appendix J. 

 
Soil Contamination Health Risk Assessment.  Regulatory agencies such as the United 

States Environmental Protection Agency (EPA), Department of Toxic Substance Control, and 
Department of Environmental Health Hazard Assessment set forth guidelines that list at what 
point concentrations of certain contaminants pose a risk to human health.  The EPA combines 
current toxicity values of contaminants with exposure factors to estimate what the maximum 
concentration of a contaminant can be in environmental media before it is a risk to human 
health.  These concentrations set forth by the EPA are termed Preliminary Remediation Goals 
(PRGs) for various pollutants in soil, air, and tap water (USEPA Region IX, Preliminary 
Remediation Goals Tables, 2002).  PRG concentrations can be used to screen pollutants in 
environmental media, trigger further investigation, and provide an initial cleanup goal.  PRGs 
for soil contamination have been developed for both industrial sites and residential sites.  
Residential PRGs are more conservative and take into account the possibility of the 
contaminated environmental media coming into contact with sensitive receptor sites such as 
nurseries and schools.  PRGs consider exposure to pollutants by means of ingestion, dermal 
contact, and inhalation, but do not consider impacts to groundwater. 

 
Soil Contamination Groundwater Protection.  The County of Santa Barbara Fire 

Prevention District (FPD) has developed contaminant threshold concentrations to determine the 
need for remediation of gasoline and volatile organic compound (VOC) contaminated soils 
(FPD, 2003).  The guidance document has been used to determine when a site may require 
remedial action or to establish an acceptable clean up standard for a particular constituent.  The 
document was developed to simplify the remediation process by facilitating the selection of soil 
cleanup levels for sites affected by gasoline and VOCs. 
 

Groundwater Contamination.  Both the EPA and the California Department of Health 
Services (DHS) regulate the concentration of various chemicals in drinking water.  The DHS 
thresholds are generally stricter than the EPA thresholds.  Primary maximum contaminant 
levels (MCLs) are established for a number of chemical and radioactive contaminants (Title 22, 
Division 4, Chapter 15 California Code of Regulations).  MCLs are often used by regulatory 
agencies to determine cleanup standards when groundwater is affected with contaminants.   
 

Asbestos.  In conformance with the Clean Air Act, the EPA established the National 
Emissions Standards for Hazardous Air Pollutants (NESHAP) to protect the public.  Asbestos 
was one of the first hazardous air pollutants regulated by NESHAP.  Following the 
establishment of NESHAP the State of California wrote Section 19827.5 of the California Health 
and Safety Code, requiring designated state agencies to review asbestos surveys completed for 
all NESHAP regulated structures prior to issuing demolition permits.  Subpart M of the 
NESHAP regulation designates the Santa Barbara Air Pollution Control District (SBAPCD) as 
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the regulatory agency within Santa Barbara County appointed to enforce the EPA regulations in 
conformance NESHA .  At a minimum, the asbestos regulations under NESHAP control work 
practices during the demolition and renovation of institutional, commercial, or industrial 
structures.  No specific guidelines, policies, or standards related to asbestos have been 
established for the demolition and renovation of private residences and apartment buildings 
having less than five dwelling units.  Therefore, it falls upon the County Building and Safety 
Division and SBAPCD to determine if specific properties and structures fall within NESHAP 
regulatory guidelines and that all necessary structures complete the appropriate sampling and 
abatement procedures prior to completing renovation or demolition activities.  Following 
identification of friable asbestos the Federal OSHA, and SBAPCD require that asbestos trained 
and certified abatement personnel perform asbestos abatement and all asbestos containing 
material (ACBM) removed from onsite structures shall be hauled to a licensed receiving facility 
and disposed of under proper manifest by a transportation company certified to handle 
asbestos.  Disposal of any ACBM is also regulated by County Fire, and specific requirements are 
determined during the permitting process. 

 
Lead Based Paint.  Regulations for lead-based paint are contained in the Lead-Based 

Paint Elimination Final Rule 24 CFR 33, governed by the U.S. Housing and Urban Development 
(HUD) requires sellers and lessors to disclose known lead-based paint and lead-based paint 
hazards to perspective purchasers and lessees.  Additionally, all lead based paint abatement 
activities must be in compliance with California and Federal OSHA, and with the State of 
California Department of Health Services requirements.  Only lead-based paint trained and 
certified abatement personnel are allowed to perform abatement activities.  All lead-based paint 
removed from structures must be hauled and disposed of by a transportation company licensed 
to transport this type of material.  In addition, the lead contaminated material be taken to a 
landfill or receiving facility licensed to accept the waste. 

 
Recognized Environmental Conditions.  A “Recognized Environmental Condition” 

(REC) is defined pursuant to the American Society of Testing and Materials (ASTM) as the 
presence or likely presence of any hazardous substances or petroleum products on a property 
under conditions that indicate an existing release, a past release, or a material threat of a release 
of any hazardous substances or petroleum products into structures on the project site or into the 
ground, groundwater, or surface water of the property. The term includes hazardous 
substances or petroleum products even under conditions in compliance with laws.  The term is 
not intended to include de minimis conditions that generally do not present a material risk of 
harm to public health or the environment and that generally would not be the subject of an 
enforcement action if brought to the attention of appropriate governmental agencies.   

 
Hazardous Materials Transportation.  Both the U.S. EPA and the U.S. Department of 

Transportation (DOT) regulate the overall transportation of hazardous waste and material, 
including transport via highway and rail.  The EPA administers permitting, tracking, reporting, 
and operations requirements established by the Resource Conservation and Recovery Act 
(RCRA).  DOT regulates the transportation of hazardous materials through implementation of the 
Hazardous Materials Transportation Act.  This Act administers container design, and labeling and 
driver training requirements.  These established regulations are intended to track and manage the 
safe interstate transportation of hazardous materials and waste.   
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Highways Health Risk Protection.  Transportation of hazardous materials on highways falls under 
federal legislation; however, authority is relegated to various state and local agencies that are 
focused on specific aspects of hazardous materials and transportation.  The Hazardous Waste 
Control Act establishes the California Department of Health Services as the lead agency in charge 
of the implementation of the RCRA program.  State and local agencies such as the California 
Highway Patrol (CHP), State of California Department of Transportation (Caltrans), and the 
County of Santa Barbara Fire Department are responsible for the enforcement of state and 
federal regulations and responding to hazardous materials transporting emergencies.  The CHP 
establishes state and federal hazardous material truck routes and has lead responsibility over 
hazardous material spills on State highways.  If coordination of additional agencies is required 
at the scene of a transportation accident.  The County of Santa Barbara Fire Department is 
responsible for their coordination.  Local law enforcement agencies and the California Highway 
Patrol are continually assessing strategies to prevent and reduce the impact of accidents involving 
hazardous material transport.   
 
Plan Area Setting 
 
Commercial and Industrial Uses.  The Santa Barbara County Fire Department (per CUPA) 
regulates several facilities in the planning area that meet specified threshold quantities for 
hazardous materials.  Under Chapter 6.95, Section 25503 of the California Health and Safety 
Code, Business Plans are required from California businesses that handle a hazardous material.  
As part of the Business Plan, emergency response plans must be developed and training 
sessions provided to employees.  Businesses are routinely inspected by the Santa Barbara 
County Fire Department Hazardous Materials Unit to ensure that handling, storage, and waste 
disposal practices conform to appropriate laws and regulations.  Listings of the businesses 
within the Plan Area and the quantity of hazardous material stored on the sites are included in 
Table 4.12-1.   
 

Table 4.12-1  Hazardous Materials Business Plan Listing of Sites 
within the Santa Ynez Valley Community Plan Area 

 

Site Name Site Address Quantity of Hazardous Materials 

Cingular Purisma Hills 14598 3480 Zaca Station Road, Los Olivos 69 gallons 

Fess Parker Winery 6200 Foxen Canyon Road, Los Olivos  8 containers of 8,465 cubic feet 

Firestone Farming Co 5017 Zaca Station Road, Los Olivos 2 containers of 2,000 LBS and 1.512 tons 

Firestone Vineyard 5017 Zaca Station Road, Los Olivos 11 containers of 6,300 LBS 

Greka-Zaca Field  5017 Zaca Station Road, Los Olivos 9 containers of 307,530 gallons 

PGE Zaca Sub Zaca Station Road, Los Olivos 2 containers of 3,677 gallons 

Verizon Wireless-Los Olivos 3000 Foxen Canyon Road, Los Olivos 2 containers of 296 gallons 

Zaca Charitable Foundation  8000 Foxen Canyon Road, Los Olivos 1 container at 700 gallons 

Source: Santa Barbara County Fire Department Hazardous Materials Unit Business Plan Jurisdiction Listing in Santa Ynez area, 
March 14, 2008. 
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Larger users of hazardous materials include utilities, petroleum exploration, and 
agribusinesses.  These businesses are confined primarily to the Foxen Canyon Road and Zaca 
Station Road.  The types of hazardous materials are not included in the list.  However, 
potentially hazardous materials used by businesses in these areas are assumed to include 
petroleum based fuels, chlorinated solvents, and to a lesser extent, chemical fertilizers, 
pesticides and herbicides. 
 
Agricultural Pesticide Regulation.  A variety of chemicals are used on agricultural crops in Plan 
Area.  A variety of pesticides, fungicides and herbicides are used in the cultivation of row crops.   
Some pesticides and herbicides are injected into the soil as fumigants, while fungicides are 
generally sprayed by crop dusters.  The CalEPA’s Department of Pesticide Regulations 
establishes regulations regarding agricultural chemical use.  These regulations are designed to 
prevent pesticides from being used in such a way as to jeopardize or cause injury to others.  The 
Santa Barbara County Agricultural Commission regulates and enforces these regulations 
through site visits and the permitting process.  Among these regulations is Section 6614 from 
Title 3 of the California Code of Regulations, which is included in part as follows: 
 

(b)  Notwithstanding that substantial drift will be prevented, no pesticide application 
shall be made or continued when: 

 
(1)  There is a reasonable possibility of contamination of the bodies or clothing of 

persons not involved in the application process; 
(2)  There is a reasonable possibility of damage to non-target crops, animals, or 

other public or private property; 
(3)  There is a reasonable possibility of contamination of non-target public or 

private property, including the creation of a health hazard, preventing 
normal use of such property.  

 
Brownfield Sites.  “Brownfield” sites are areas with actual or perceived contamination and that 
may have potential for redevelopment or reuse.  Brownfields are often former industrial 
facilities that were once the source of jobs and economic benefits to the community, but lie 
abandoned due to fears about contamination and potential liability.  The Comprehensive 
Environmental Response, Compensation, and Liability Act (CERCLA), commonly known as 
Superfund, was enacted by Congress on December 11, 1980.  This law created a tax on the 
chemical and petroleum industries and provided broad Federal authority to respond directly to 
releases or threatened releases of hazardous substances that may endanger public health or the 
environment.  Over five years, $1.6 billion was collected and the tax went into a fund for 
cleaning up abandoned or uncontrolled hazardous waste sites.  CERCLA was amended in 
January of 2002 with passage of the Small Business Liability Relief and Brownfields 
Revitalization Act.  This Act provides some relief for small businesses from liability under 
CERCLA.  It authorizes $200 million per fiscal year through 2006 to provide financial assistance 
for brownfield revitalization.  CERCLA also facilitated a revision of the National Contingency 
Plan (NCP), which provides the guidelines and procedures needed to respond to releases and 
threatened releases of hazardous substances, pollutants, or contaminants. The NCP also 
established the generation of the EPA's National Priorities List (NPL), a list of all the sites with 
known releases or threatened releases of hazardous substances, pollutants, or contaminants 
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throughout the United States.  According to the NPL database, there are no Superfund sites 
within the Plan Area.    
 
Additional to the National Priorities List for of Brownfield sites, the State Water Resources 
Control Board maintains an online database (GeoTracker) to provide access to environmental 
data.  The Geotracker database tracks regulatory data about leaking underground fuel tank 
(LUFT) sites, fuel pipelines, and public drinking water supplies and presents it in a geographic 
information system format.  This provides a means of mapping the location of the sites with 
environmental conditions in the database.  According to the Geotracker database, there are six 
open sites where leaking USTs have affected the soil or groundwater within the Plan Area.  The 
locations of sites listed as LUFTs on the Geotracker database are mapped on Figure 4.12-1.  

 
Table 4.12-2  Geotracker Database Listings Within Santa Ynez Community Plan Area 

Site Name Site Address 
Regulatory Case 

Type 
Case Status 

Los Olivos Garage 2900 Grand Avenue, Los Olivos Groundwater  
Verification 
Monitoring 

Tri Counties Gas Card, Former Gas 
Card Club, J Babbs Service Station 

3101 Highway 246, Santa Ynez  Soil Only Site Assessment 

Corner Store 3545 Highway 246, Santa Ynez  Groundwater Site Assessment 

Santa Ynez Valley Union High 
School 

2975 Highway 246, Santa Ynez Groundwater  Remediation 

Santa Ynez Chevron 3595 Sagunto, Santa Ynez Groundwater Remediation 

Lupin Hill Farm 3450 Santa Ynez  Soil Only Site Assessment 

*Table 4.12-2 taken from the California State Water Resources Control Board Geotracker website, geotracker.swrcb.ca.gov , 
March 17, 2008. 

 
As part of this analysis, a review of the California Integrated Waste Management Board’s 
(CIWMB's) searchable Solid Waste Information System (SWIS) database was completed for the 
Plan Area.  The SWIS database tracks regulatory information on solid waste facilities, 
operations, and disposal sites throughout the State of California.  The database includes 
information on landfills, transfer stations, material recovery facilities, composting sites, 
transformation facilities, waste tire sites, and closed disposal sites.  The database tracks 
regulatory information regarding the site location, owner, operator the facility type, operational 
status, regulatory enforcement records and inspections.  The results indicate that there are a 
number of active and inactive landfills in the area.  The locations of sites listed on the SWIS 
database are mapped on Figure 4.12-2. 
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Oil Wells.  The Division of Oil, Gas and Geothermal Resources (DOGGR) oversees the drilling, 
operation, maintenance, and plugging and abandonment of oil, natural gas, and geothermal 
wells.  Additionally DOGGR keeps and maintains public maps that list and describe the 
locations and current status of wells throughout California.  Section 3208.1 of the Public 
Resources Code authorizes DOGGR to order the re-abandonment of any previously abandoned 
well when the development of structures over or near wells could occur and subsequently 
result in human health hazards.  However, in order to avoid the costly reabandonment of wells 
DOGGR has established the following distance parameters for development near wells: 10 feet 
or greater from the structure and property line on any two adjacent sides of the well and 50 feet 
or greater on the third site of the well and the fourth side must remain open for permanent 
access.  According to a DOGGR letter dated August 2007, 22 wells have historically been drilled 
within the Plan Area.  All wells within the area have been plugged and abandoned.  However, 
there is record of drilling in the area prior to DOGGR record keeping.  Therefore, there is a 
possibility of undocumented wells existing in the Plan Area.   
 

Table 4.12-3  California Integrated Waste Management Board’s Solid Waste Information 
System (SWIS) database Listings Within Santa Ynez Valley Community Plan Area 

Site Name Site Address 
Operational 

Status 

Foxen Canyon Sanitary Landfill 4004 Foxen Canyon Road, Los Olivos Closing 

Santa Ynez Valley Recycling and 
Transportation Station 

4004 Foxen Canyon Road, Los Olivos  Active 

Santa Lucia Farms 1924 West Hwy 154/San Marcos Pass Road, Santa Ynez Active 

Santa Ynez Airport Landfill 900 Airport Road, Santa Ynez Closed 

Ballard Canyon Road (2136)  Ballard Canyon Road west of Chalk Hill Road, Santa Ynez Closed 

Breck Property 1350 Hwy 101, Buellton Closed 

*Table 4.12-3 taken from the California Integrated Waste Management Board website for SWIS Sites in Santa Barbara County, 
www.ciwmb.ca.gov , March 17, 2008. 

 
Hazardous Materials Transport.  Hazardous wastes in both solid and liquid form are 
transported by truck out of the County to treatment and recycling facilities.  The Plan Area lies 
in proximity to three of Santa Barbara County’s major transportation routes, Highways 101, 154, 
and 246.  Of the three Highways, Highway 101 is the only highway through SYCP area used to 
move hazardous materials and wastes.  Transport trucks along the highway represent the 
transportation of thousands of tons of hazardous materials each year.  However, numerous 
federal, state, and local regulations control the transportation of hazardous materials 
throughout the County that work to limit the hazards associated with these hazards and their 
proximity to populated areas.   
 
AHOD Sites Setting 
 
Site inspections of each of the four potential AHOD rezone sites were conducted by Rincon 
Consultants, Inc. on February 14, 2008.  The inspections consisted of walking throughout each 



Santa Ynez Valley Community Plan EIR 
Section 4.12  Hazards and Hazardous Materials 
 
 

County of Santa Barbara 
4.12-10 

of the parcels proposed for rezoning1.  The adjacent properties within a ¼-mile radius were 
visually examined during the site visit to determine if any surface indications of the use or 
release of hazardous or toxic substances were present.  The purpose of the reconnaissance was 
to observe existing site conditions and to identify obvious indicators of hazardous materials that 
could affect the subject site.  The site investigation documented the following: 
 

 Chemicals and Hazardous Substances 
 Polychlorinated Biphenyls (PCBs) 
 Sumps and Catch basins 
 Asbestos-containing Materials (ACM) 
 Lead-Based Paint 
 

In order to assess the complete history of hazardous material incidents both on-site and in the 
immediate vicinity, Rincon conducted a preliminary search of available environmental records.  
A review of the State of California Division of Oil, Gas, and Geothermal Resources (DOGGR) 
Records was performed to identify any completed and abandoned oil wells on the property site.  
Environmental Data Resources, Inc. (EDR) was contracted to provide a database search of public 
lists of sites that generate, store, treat or dispose of hazardous materials or sites for which a release 
or incident has occurred.  The EDR search was conducted for the subject properties on March 5, 
2008 and included data from surrounding sites within a one half mile radius of the properties.  
Federal, State, and County lists were reviewed as part of the research effort.  The potential AHOD 
sites were not listed in the EDR database search.   Copies of the EDR reports, which specify the 
ASTM search distance for each public list, are included in Appendix K.   

 
 UST (Underground Storage Tanks) – The UST database contains registered USTs.  

This database is maintained by the State Water Resources Control Board. 

 ENVIROSTOR: The Department of Toxic Substances Control’s (DTSC’s) Site 
Mitigation and Brownfields Reuse Program’s (SMBRP’s) EnviroStor database 
identifies sites that have known contamination or sites for which there may be 
reasons to investigate further.  The database includes the following site types: Federal 
Superfund sites (National Priorities List [NPL]); State Response, including Military 
Facilities and State Superfund; Voluntary Cleanup; and School sites.  EnviroStor 
provides similar information to the information that was available in CalSites, and 
provides additional site information, including, but not limited to, identification of 
formerly-contaminated properties that have been released for reuse, properties where 
environmental deed restrictions have been recorded to prevent inappropriate land 
uses, and risk characterization information that is used to assess potential impacts to 
public health and the environment at contaminated sites.  

 HAZNET:  Hazardous Waste Information System.  Data that is extracted from the 
copies of hazardous waste manifests received each year by the DTSC (information is 
provided by the Department of Toxic Substances Control). 

 Indian Reserve:  The database contains map layers portraying Indian administered 
lands of the United States that are of an area equal to or greater than 640 acres. 

                                                            
1 Access to Site B was not provided, so reconnaissance was limited to review of aerial photography and examination 
of the site from the Highway 246 frontage and from Site A. 
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 SWEEPS UST (Statewide Environmental Evaluation and Planning System) – 
These underground storage tank listings were updated and maintained by a company 
contracted by the SWRCB in the early 1980s.  The listing is no longer updated or 
maintained.  The local agency is the contact for more information on a site on the 
SWEEPS list.   

 HIST UST (Hazardous Substance Storage Container Database) – A historical 
listing of UST sites.  This database is maintained by the State Water Resources 
Control Board. 

 LUST (Leaking Underground Storage Tanks) – Contain an inventory of reported 
leaking underground storage tank incidents.  This database is maintained by the 
State Water Resources Control Board. 

 SWRCY:  A listing of the recycling facilities in California.  
 
 AHOD Site A.  Site A is located at 3145 Highway 246 in Santa Ynez.  The site 
encompasses approximately 2.27 acres north of Mission Drive, approximately 700 feet east of 
the of the intersection of Mission Drive and Refugio Road.  The site parcel number is 141-201-
018.  The majority of the site is vacant, however, Caesar’s Auto Detailing occupies a portion in 
the southeastern corner for the property and a single-family residence is adjacent to this 
business to the southwest.   A Hotel on AHOD Site B borders this property to the west, and a 
gas station is located on the southwest border on a separate parcel, which is not included in the 
AHOD.  The perimeter of the property’s border along the service station is lined with industrial 
trailers, which serve as a wall, separating these facilities.  Highway 246 borders the property to 
the south, with rural residential uses located across the highway.  Surrounding uses consist of 
mixed use, commercial and low density residential development, and vacant land, as shown in 
Table 4.12-4.   
 

Table 4.12-4  Current Uses of Adjacent Properties 

Area Use 

Northern Property Residential 

Eastern Property Residential 

Western Property Tri Counties Gas Card and Sanja Cota Motel 

Southern Property Residential with minor agricultural uses 

 
Soil/Groundwater Contamination 
 
The findings of the reports listed above indicate that the site is not listed in the databases 
searched by EDR.  However, six sites are listed in public database records within 1/2 mile of the 
proposed development area.  Refer to table 4.12-5 below for EDR listed sites within 1/2 mile of the 
rezone site.  Three of the listed sites (Tri Counties Gas Card, Santa Ynez Valley Union High 
School, and Ray McPeeters) are listed as Historical UST, It should be noted that sites listed on 
this databases generally do not involve releases of contaminants that could affect adjacent 
properties.  The Ray McPeeters site was not listed on any other databases and there is no 



Santa Ynez Valley Community Plan EIR 
Section 4.12  Hazards and Hazardous Materials 
 
 

County of Santa Barbara 
4.12-12 

indication that there has been a leak on the property.  However, two properties, less than 1/4 
mile away (Tri Counties Gas Card and Santa Ynez Valley Union High School) are both also 
listed as LUST, UST and SWEEPS UST.  Santa Ynez Valley Union High School is also listed as 
Haznet.  The Geotracker database was independently searched because listing on the LUST 
database indicates a leak into the subsurface of the property.  The records search indicated that 
the Tri Counties Gas Card facility discovered a gasoline leak from a site UST on February 24, 
2000, and that the medium affected was soil only.  The soil affected by gasoline was reportedly 
excavated from beneath the former fuel dispensers and lines on March 24, 2000.  Confirmation 
soil sampling was conducted at the site on July 24 and 25, 2007.  Analytical results indicate that 
no concentrations of any contaminants of concern greater that FPD Investigation levels were 
detected in any of the soil samples collected during the soil assessment.  According to 
Geotracker, the FPD is currently reviewing the case closure request for the site.  Groundwater 
contamination was not reported as part of this LUST and migration of the contamination to 
AHOD Site A is considered unlikely. 
 
Santa Ynez Valley Union High School property is listed in the records search as having 
discovered a gasoline leak from a UST affecting groundwater on July 3, 1995.  According to the 
database, the contaminant plume was delineated in 1998, and appears to have migrated to the 
southwest of the high school site and is restricted to a buried stream channel.  The contaminant 
plume is undergoing anaerobic biodegradation and is monitored on a quarterly basis.  The 
mapped groundwater gradient indicates groundwater flows in a southwesterly direction, away 
from AHOD Site A and therefore is not considered an environmental condition of concern  
 
One site (Lompoc Sportsman Association) is listed as Envirostor, a DTSC archive of sites with 
known or suspect contamination.  Review of the database indicates that the DTSC is the lead 
oversight agency.  The site is a shooting range and through a U.S. EPA grant has assessed the 
onsite soil for the presence of lead contamination.  Analytical results have indicated 
concentrations of lead at 2,700 mg/kg.  The contamination is attributed to the site’s operation as 
a target shooting facility, and is currently being addressed under a corrective action agreement 
with the County of Santa Barbara Fire Hazmat Department.  In this case, the contamination 
would be confined to the surficial sediments and not readily available to migrate off-site and 
therefore, does not represent an environmental concern for AHOD Site A. 
 
Two other properties less than ½ mile away were listed by EDR as, Indian Reservation and 
SWRCY.  Neither of these listings indicates a release of hazardous materials, and no 
enforcement action or violations have been reportedly associated with these sites.  Therefore, 
none of the sites listed by EDR are considered environmental risks as associated with AHOD 
Site A. 
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Table 4.12-5  EDR Listing Summary of Sites Within One 1/2 Mile of AHOD Sites A and B 

Site Name Site Address Distance from Site (miles)  Database Reference 

Chumash Reservation 
Chumash Reservation 
Region 

Less than 1/8 mile  Indian Reservation 

Tri Counties Gas Card, 
Former Gas Card Clugb, J 
Babbs Service Station 

3101 Highway 246  
Less than 1/8 mile – Adjacent to 
the Southeast 

HIST UST, LUST, 
UST, SWEEPS UST 

Lompoc Sportsman 
Association  

3145 Highway 246  Less than 1/8 mile – South Envirostor 

Santa Ynez Valley Union 
High School 

2975 Highway 246 Between 1/8 and 1/4 mile – West 
HIST UST, LUST, 
UST, SWEEPS UST, 
HAZNET 

Ray McPeeters  1010 Oak Glen Road Between 1/8 and 1/4 mile – North HIST UST 

El Rancho Market 
Recycling 

2886 Mission Drive Between 1/4 and 1/2 mile – west SWRCY 

Source:  EDR Radius Map Report completed for the AHOD Sites A and B-Highway 246, Santa Ynez, CA 93460, March 5, 2008.

 
With the exception of the on-vehicle detailing facility (a barn-like structure utilized in the 
detailing of vehicles), the site is currently developed with a single family residence, and three 
storage sheds utilized for the storage of vehicles and equipment.  The three small storage units 
appear to contain car detailing chemicals and equipment.  There were no indications of spills or 
environmental conditions associated with the storage sheds that may have adversely affected 
the site.   
 
A review of the District 3 Oil and Gas maps located on the Department of Conservation, 
Division of Oil, Gas & Geothermal Resources website indicates that there are no oil wells within 
one mile of the site.   
 
According to County permit records (Justin Feek, personal communication, 2008), the main 
structure on this site was built in 1925.  There is no record of the age of the vehicle detailing 
facility, which is presumed to be a later development and appears to have been built prior to 
1980.  Prior to 1980, it was a common practice to use both asbestos and lead based paint.  No 
investigation was undertaken to confirm the presence of the lead base paint and asbestos on the 
site. Therefore, due to the potential presence and the probable demolition of the building for 
redevelopment, until such a time that the lack of asbestos and lead-based paint in the building 
is proven, this is recognized as a potential environmental concern. 
 
Freeway Hazards 
 
The property is bordered along the south by Highway 246.  Highway 246 is not utilized 
for the transportation of large quantities of hazardous materials.  Therefore, there are no 
environmental conditions with respect to impacts associated with highway safety hazards. 
  

AHOD Site B.  Site B is located at 3099 Highway 246 in Santa Ynez.  This site 
encompasses approximately 1.04 acres, located north of Mission Drive and east of the 
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intersection of Mission Drive and Refugio Road.  The site parcel number is 141-201-016.  The site 
is currently developed with the Sanja Cota Motel.  The Sanja Cota Motel was built in 1962, and 
includes a 170 square foot “hay barn”, an office/residence, 23 guest rooms and associated 
parking.  Surrounding uses consist of mixed use, commercial and low density residential 
development, and vacant land, as shown in Table 4.12-6.  The YMCA and play field border the 
site to the west.  Commercial and Residential uses on Site A borders this property to the east, 
and a gas station adjoins the southeast corner.  Highway 246 borders the property to the south, 
with rural residential, and agricultural uses located across the highway to the south and 
southwest.  This site is less than 1/4 mile east of the Santa Ynez valley High School. 
 

Table 4.12-6  Current Uses of Adjacent Properties 

Area Use 

Northern Property Residential 

Eastern Property 
Gas Station and AHOD Site A which consists of vacant land and 
commercial land use 

Western Property YMCA and vacant field 

Southern Property 
Highway 246 followed by vacant Land and low density rural 
residential  

 
Soil/Groundwater Contamination 
 
AHOD Site B is adjacent to the previously described AHOD Site A.  Similar environmental 
conditions with respect to sites listed in the EDR apply to this site as they do the AHOD Site A.  
The site was not listed in the databases searched by EDR.  Please refer to the AHOD Site A 
discussion for a review of the surrounding sites listed on Federal, State and County databases. 
A review of the District 3 Oil and Gas maps located on the Department of Conservation, 
Division of Oil, Gas & Geothermal Resources website indicates that there are no oil wells within 
one mile of the site.   
 
The site currently consists of the Sanja Cota Motel and associated parking area.  Site inspection 
access was not granted for the property.  The adjacent properties within a ¼-mile radius were 
visually examined and an off-site inspection of the site was conducted.  From an offsite position 
there was no indication of environmental conditions that may have adversely affected the site.  
According to County permit records (Justin Feek, personal communication, 2008), the existing 
motel structure was constructed in 1962.  Therefore, there is the potential for the building to be 
impacted with asbestos and lead-based paint.  Due to the likelihood of the presence and the 
probable demolition of the building for redevelopment, until such a time that the lack of 
asbestos and lead-based paint in the building is proven, this is recognized as a potential 
environmental concern.  However, for commercial buildings, the NESHAP regulations 
implemented by the SBAPCD should minimize impacts associated with asbestos containing 
material during demolition activities. 
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Freeway Hazards 
 
The property is bordered along the south by Highway 246.  Highway 246 is not a county 
route specified for the transportation of large quantities of hazardous materials.  
Therefore, there are no environmental conditions with respect to impacts associated with 
highway safety hazards. 
  

AHOD Site C.  AHOD Site C encompasses approximately 2.0 acres east of the 
intersection of Mission drive and Marcelino Drive.  Site C is located at 2700 Mission Drive 
(Highway 246) in Santa Ynez.  The site consists of one parcel, APN 139-065-001, and is 
developed with a residence, small storage shed, and minor agricultural uses.  Surrounding uses 
consist of light agricultural, low density residential development, and vacant land, as shown in 
Table 4.12-7.  The Janin Acres subdivision lies to the south and southwest, several religious 
institutions and a motel across Marcelino Drive to the west, and rural residential uses on AHOD 
Site D to the east and to the north across Mission Drive/Highway 246.  This site is just over 1/3 
mile west of the High School and stadium. 
 

Table 4.12-7  Current Uses of Adjacent Properties 

Area Use 

Northern Property Mission Drive followed by residential uses 

Eastern Property 
Vacant land (AHOD site D) followed by 
residential use 

Western Property 
Marcelino Drive followed by vacant land 
and religious institutions 

Southern Property Light agricultural and residential uses  

 
Soil/Groundwater Contamination 

 
Based on the EDR report, this site was not listed on a local, state, or federal hazardous materials 
database.  Refer to table 4.12-8 for EDR listed sites within ½ mile of the rezone site.  Two sites were 
documented as having gasoline USTs on site.  The sites are located at 3101 Highway 246 (Tri 
Counties Gas Card) and 2975 Highway 246 (Santa Ynez Valley Union High School) and were 
additionally documented as Leaking Underground Storage Tank (LUST) sites.  According to 
records uploaded onto the Geotracker database, the Tri Counties Gas Card gasoline leak was 
limited to the soil and the FPD is currently reviewing the site for case closure.  The Santa Ynez 
Valley Union High School property is listed in the records search as having discovered a 
gasoline leak from an UST affecting groundwater on July 3, 1995.  However, the contaminant 
plume was delineated in 1998, and appears to have migrated to the southwest of the site and is 
restricted to a buried stream channel.  Currently, the contaminant plume is undergoing 
anaerobic biodegradation and is monitored on a quarterly basis.  Due to the containment of the 
plumes and the distance of the plumes from AHOD site C there is limited potential for 
migration of petroleum contaminants onto the project site.  Therefore, these listings are not 
considered potentially recognized environmental conditions.   
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The remaining properties listed in the EDR within ½ mile of the site were listed as Indian 
Reservations, HIST UST, UST SWEEPS, UST, HAZNET, and SWRCY.  In general, these listings 
refer to properties that generate or store small quantities of hazardous waste.  None of these 
listed sites with the exception of the Lompoc Sportsman Association indicate any enforcement 
action or violations associated with the site and do not represent environmental concerns.  
However, the Lompoc Sportsman Association is currently undergoing corrective action with 
DTSC oversight.  Apparently, the site contains lead contamination, most likely resulting from 
lead bullets associated with the shooting range.  Lead contamination of surficial sediments is 
not readily prone to off-site migration and therefore, does not represent an environmental 
concern to AHOD Site C. 
 

Table 4.12-8  EDR Listing Summary of Sites Within One 1/2 Mile of AHOD Sites C and D 

Site Name Site Address 
Distance from Site 
(miles)  

Database Reference 

Chumash Reservation 
Chumash 
Reservation Region 

Less than 1/8 mile  Indian Reservation 

Tri Counties Gas Card, Former 
Gas Card Clugb, J Babbs 
Service Station 

3101 Highway 246  
Less than 1/8 mile – 
Adjacent to the 
Southeast 

HIST UST, LUST, UST, 
SWEEPS UST 

Lompoc Sportsman Association  3145 Highway 246  
Less than 1/8 mile – 
South 

Envirostor 

Santa Ynez Valley Union High 
School 

2975 Highway 246 
Between 1/8 and 1/4 
mile – West 

HIST UST, LUST, UST, 
SWEEPS UST, HAZNET 

Ray McPeeters  1010 Oak Glen Road 
Between 1/8 and 1/4 
mile – North 

HIST UST 

El Rancho Market Recycling 2886 Mission Drive 
Between 1/4 and 1/2 
mile – west 

SWRCY 

Source:  EDR Radius Map Report completed for the AHOD Sites C and D – 2700 Mission Dr. and 867 Sienna Dr., Santa Ynez, 
CA 93463, March 5, 2008. 
 

 
The site contains a residence and small storage shed in the southwestern corner of the property.  
The northern portion contains a small orchard.  The eastern portion is possibly utilized for 
agricultural use as evident based on the field having been recently plowed.  The agricultural 
uses may involve the application of pesticides and/or herbicides either of which could have the 
potential to create health hazards if they are not used in a safe manner.  However, the risk is 
considered low due to the field’s proximity to the main residence and neighboring residences.  
Along the exterior wall of the storage shed, small weathered containers of what appeared to be 
oil, coolant, motor fuel and paint were noted along side a piece of plywood placed on the 
ground containing signs of staining.  The area was most likely utilized as a machinery 
maintenance area, as a tractor was noted a short distance away.  Due to the quantity of material 
held by the containers, the environmental concern associated with the poor housekeeping 
practice is considered de minimis.   
 
A review of the District 3 Oil and Gas maps located on the Department of Conservation, 
Division of Oil, Gas & Geothermal Resources website indicates that there are no oil wells within 
one mile of the site.   
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According to County permit records (Justin Feek, personal communication, 2008), the onsite 
residential building was built in 1950.   As this structure, and likely the accessory shed also, 
were built prior to 1980, the presence of lead-based paint and asbestos represents a suspected 
environmental concern for the site.  Due to the likelihood of the presence and the probable 
demolition of the building for redevelopment, until such a time that the lack of asbestos and 
lead-based paint in the building is proven, this is recognized as a potential environmental 
concern. 
 
Freeway Hazards 
 
The property is bordered along the north by Highway 246.  Highway 246 is not a county 
route specified for the transportation of large quantities of hazardous materials.  
Therefore, there are no environmental conditions with respect to impacts associated with 
highway safety hazards. 
 

AHOD Site D.  Site D is located at 867 Sienna Way in Santa Ynez.  The site encompasses 
approximately 2.2 acres southwest of the intersection of Mission drive and Quail Valley Road.  
The site consists of one parcel, APN 141-211-043, and is primarily vacant with a single family 
residence and associated landscaping in the southeastern corner.  Surrounding uses consist of, 
low-density residential development, and vacant land, as shown in Table 4.12-9.  Mission 
Drive/Highway 246 borders the property to the north.  This site is approximately 1/3 mile west 
of the Santa Ynez Valley High School. 
 

Table 4.12-9  Current Uses of Adjacent Properties 

Area Use 

Northern Property Mission Drive followed by residential uses 

Eastern Property Residential use 

Western Property Light agricultural and residential uses 

Southern Property Light agricultural and residential uses  

 
Soil/Groundwater Contamination 
 
AHOD Site D is adjacent to the previously described AHOD Site C.  Similar environmental 
conditions with respect to sites listed in the EDR apply to this site as they do the AHOD Site C.  
The site was not listed in the databases searched by EDR.  Please refer to the AHOD Site C 
discussion for a review of the surrounding sites listed on Federal, State and County databases. 
 
A review of the District 3 Oil and Gas maps located on the Department of Conservation, 
Division of Oil, Gas & Geothermal Resources website indicates that there are no oil wells within 
one mile of the site.   
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The site currently contains a residence and an undeveloped area, which was possibly utilized 
for the keeping either horses or cattle in the recent past.  The current uses of surrounding 
properties include minor agricultural, residential, and vacant lands.  According to County 
permit records (Justin Feek, personal communication, 2008), the residence was built in 1988.  
Minor agricultural use is located west of the site, on AHOD site C.  The agricultural uses may 
involve the application of pesticides and/or herbicides in the past, which could have the 
potential to create health hazards if put into physical contact with humans.  However, the risk is 
considered low due to the field’s proximity to the main residence and neighboring residences.  
Both the northwest and the southeast corners of the property gradually slope down towards a 
natural drainage, which runs from the northeast to the southwest corner of the site.  A drainage 
pipe was noted on the north end of the site, presumably to drain surface runoff from the up 
gradient vacant land.  The drainage did not appear to present an environmental concern. 
 
Freeway Hazards 
 
The property is bordered along the north by Highway 246.  Highway 246 is not a county 
route specified for the transportation of large quantities of hazardous materials.  
Therefore, there are no environmental conditions with respect to impacts associated with 
highway safety hazards. 
 
4.12.2  Impact Analysis 
 
Methodology and Significance Thresholds 
 
The environmental site assessments (ESA) conducted for each rezone site included an 
inspection of the site; an evaluation of data for the potential of contamination due to on-site or 
off-site sources; and an analysis and interpretation of the database search of contaminated sites.  
Potentially significant human health and safety impacts would occur if project implementation 
would expose current or future site residents/employees/visitors to concentrations of toxic 
chemicals exceeding regulatory action levels or highway traffic related hazards exceeding 
existing regulatory thresholds.   
 
For the purpose of this analysis, a significant effect would occur if project implementation would: 
 

 Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials 

 Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment 

 Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances or waste within one-quarter mile of an existing or proposed school 

 Be located on a site included on a list of hazardous material sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would create a significant hazard to 
the public or the environment. 
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Impacts and Mitigation Measures 
 
The impact analysis evaluates programmatic impacts associated with the Plan as well as project-
level impacts of the development of the AHOD sites.  Programmatic impacts include buildout 
of the Plan area, proposed land use and zoning changes, policy changes, and programs 
proposed as part of the Santa Ynez Valley Community Plan.  Project-specific analysis would 
still be needed for any individual future projects proposed under the amended programs or 
policies.  In addition, for the AHOD sites, potential site-specific impacts and mitigation 
measures are described and evaluated.  The project level analysis for the AHOD sites is 
intended to serve as the project environmental review for possible future projects on these sites, 
therefore additional environmental review of any future development proposal on an AHOD 
site would not be required as long as the proposal is consistent with applicable Code 
requirements and restrictions.     
 

Impact HAZ-1 Hazardous Materials  

 
Programmatic Impacts of the Plan 
 
Plan Buildout and Rezones 
 
The 20-year build out and rezoning actions under the proposed Community Plan would result 
in 516 new primary residential units, 132 new residential second units, 24 new agricultural 
employee units, and 149 new mixed-use residential units.  In addition, development under the 
proposed Affordable Housing Overlay (described below) would potentially result in 115 
additional primary residences.  New primary and secondary residences would total 821 
additional units in the Plan Area.  In addition, 20-year build out conditions would result in 
approximately 555,334 square feet (sf) of additional commercial development.  Build out would 
represent an approximate 19% increase in primary residential units and an approximate 81% 
increase in commercial development compared to existing conditions (3,355 units and 653,746 
sf, respectively) throughout the Plan Area. 
 
The plan promotes residential buildout that would be slightly higher than buildout projections 
under the existing zoning and Comprehensive Plan designation.  This additional residential and 
non-residential development under 20-year build out conditions would occur through 
additional subdivision and development of residential and agriculturally zoned lands, and 
additional development of commercial and industrial lands.  This additional development 
could lead to unforeseen health impacts on construction crews and/or future site employees or 
residents.  However, the location of new development cannot be predicted with any certainty as 
such development could occur throughout the Plan area.  Therefore, each of the potential new 
commercial or residential projects has the possibility to be constructed on a site that has been 
impacted with hazardous chemicals.   
 
The presence of soil or groundwater contamination would depend upon the location of the 
construction site and its proximity to sources of contamination.  Depending on the previous 
land uses, new development could present potential risk of exposure to contamination 
associated with agricultural pesticide use, leaking underground storage tanks (USTs), 
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undocumented abandoned oil and gas wells, and/or various industrial contaminants.  Hence, 
development of vacant and underutilized sites under Plan buildout would increase the 
potential for exposure to soil and groundwater contamination hazards.  However, it is 
anticipated that any necessary assessment and remediation of the properties would be completed 
in accordance with applicable regulatory requirements prior to development of any sites 
determined to have significant hazards.  Thus, the impacts associated with hazardous materials 
would be Class III, less than significant. 
 
Mixed-use Overlay 
 
Several blocks within the townships of Los Olivos and Santa Ynez are considered for the 
proposed Mixed-use Overlay Zone (MUOZ), which is designed for in-fill of commercial and 
residential uses within the town centers.  Additionally, the MUOZ would allow development of 
small parcels that lack adequate space to accommodate the parking requirements under the 
current Zoning Code.  Consequently, the proposed changes would have the effect of facilitating 
additional mixed-use development, and would also facilitate a greater percentage of residential 
development relative to commercial development in mixed use projects.  Therefore, this 
program would increase the potential for residential exposure to soil and/or groundwater 
contamination from either pre-existing site conditions or from operational contaminants such as 
dry cleaner products and the like.  However, individual mixed-use development projects would 
continue to be subject to CEQA environmental review requirements and would undergo Phase I 
ESAs and, if necessary, Phase II ESAs, with remediation as necessary depending upon site 
conditions.  Therefore, this Plan component would not present additional impacts that would 
not already occur under the current requirements. 
 
Design Control Overlay 
 
The Design Control (D) Overlay would revise development standards to protect scenic 
qualities, property values, and neighborhood character on certain key sites and along certain 
key corridors.  Consequently, this program would not allow new residential development 
beyond what could already occur under existing regulations and would have no direct or 
indirect effect relating to soil and groundwater contamination.  Individual projects proposed 
within the Design Control (D) Overlay would continue to be subject to CEQA environmental 
review requirements and would undergo environmental review on a case-by-case basis.  
Therefore, there would be no additional impacts in relation to hazardous materials. 
 
Heritage Sites Overlay 
 
The proposed Heritage Sites Overlay (HSO) would designate certain parcels in the Santa Ynez 
Valley to receive a higher level of scrutiny during subdivision proposals in order to preserve the 
rural character of the area.  This overlay would prevent the subdivision of large agricultural 
parcels down to the minimum parcel size allowed under the existing Zoning Ordinance.  
Parcels that have been selected for this overlay were those whose location, visibility or other 
characteristics are important in maintaining the Valley’s rural character.  Individual projects 
proposed within the HSO would continue to be subject to CEQA environmental review 
requirements and would undergo environmental review on a case-by-case basis.  Consequently, 
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this program would not have any direct or indirect effect relating to impacts associated with 
hazardous materials. 
 
Other Applicable Community Plan Policies, Programs, and Standards 
 
No applicable Community Plan policies, programs, or standards have been identified that 
would have the potential to be increase the risk of exposure to hazardous materials.  The Plan 
includes a development standard DevStd WW-SYV-2.8, which could have a beneficial effect on 
the plan area in relation to impacts associated with hazardous materials through the protection 
of surface runoff from contamination associated with construction sites.  To achieve this 
development standard, the Plan requires the implementation of construction site Best 
Management Practices including the appropriate storage of pesticides and chemicals and 
requiring the storage and maintenance of equipment away from storm drains and watercourses.  
The inclusion of DevStd WW-SYV-2.8 would be a potentially beneficial impact of the proposal 
Plan (Class IV). 
 
Impacts Related to Development of AHOD Sites 
 
Impact HAZ-1(A) Hazardous Materials:  Site A 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
45 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area.  Based on the findings of the initial site assessment, two 
potentially recognized environmental conditions are present for this site.  The current operation 
of a gasoline station with underground storage tanks (USTs) near the southwestern corner on 
the site is a recognized environmental condition.  The EDR search indicated that the soil 
beneath the site was impacted from a previous spill.  Although the site is currently being 
reviewed by the FPD for closure, it is currently in operation; consequently, there is the potential 
for future spills that could affect groundwater, which could migrate to the site.  In addition, 
development of the site would most likely require the demolition of existing structures that 
could contain asbestos or lead-based paints.  However, necessary assessment and remediation of 
the property would be completed in accordance with applicable regulatory requirements prior to 
development.  Thus, the impacts associated with hazardous materials would be Class III, less 
than significant. 
  
Impact HAZ-1(B) Hazardous Materials:  Site B 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
20 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area.  Access to the site was not granted by the site owner 
and consequently, an on-site reconnaissance of the property was not completed.  Therefore, 
there is potential for site to contain unknown hazardous materials.  The site is located adjacent 
to AHOD Site A and therefore residents of projects developed under this overlay would 
potentially be exposed to similar hazardous material impacts as those described for AHOD Site 
A.  The site is adjacent to an active gas station that is listed on the LUST database as impacting 
soil beneath the site.  The gas station is currently operating active underground storage tanks 
and has the potential for leaked gasoline to impact AHOD Site B.  Additionally, the site is 
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developed with a building that was built prior to 1980 and has the potential to contain lead 
based paint.  Therefore, there is also the potential for a significant hazard to the public or the 
environment through the release of hazardous materials during future demolition activities.  
However, necessary assessment and remediation of the property would be completed in 
accordance with applicable regulatory requirements prior to development.  Thus, the impacts 
associated with hazardous materials would be Class III, less than significant. 
 
Impact HAZ-1 (C) Hazardous Materials:  Site C 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
24 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area.  Based on the age of the onsite structure, lead-based 
paints and asbestos-containing materials could be present.  Therefore, there is potential for a 
significant hazard to the public or the environment through the release of hazardous materials 
during future demolition activities.  However, necessary assessment and remediation of the 
property would be completed in accordance with applicable regulatory requirements prior to 
demolition of the current structure.  Thus, the impacts associated with hazardous materials 
would be Class III, less than significant. 
 
Impact HAZ-1 (D) Hazardous Materials:  Site D 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
26 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area.  However, the results of the initial site assessment 
conducted for the Site D reveal no evidence of potential contamination or any other recognized 
environmental conditions.  Therefore, impacts relating to soil and groundwater contamination 
would be Class III, less than significant. 
 
Mitigation Measures 
 
Programmatic Mitigation 
 
The currently in-place regulatory requirements would address any significant hazardous 
material impacts associated with development and redevelopment under Plan buildout 
conditions, and therefore, no mitigation is required.   
 
Mitigation Related to Development of AHOD Sites 
 
The currently in-place regulatory requirements would address any significant hazardous 
material impacts associated with development of the four candidate AHOD sites, and therefore, 
no mitigation is required.   
 
Significance After Mitigation:  Programmatic Impacts of the Plan 
 
Impacts associated with hazardous materials related to Plan implementation are less than 
significant without mitigation.  
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Significance After Mitigation:  Impacts Related to Development of AHOD Sites 
 
Hazardous material impacts associated with the development of the AHOD sites are less than 
significant without mitigation.  
 

Impact HAZ-2 Highway-Related Safety Hazards  

 
Programmatic Impacts of the Plan 
 
Plan Buildout and Rezones 
 
As discussed under Impact HAZ-1, the additional residential and non-residential development 
under 20-year build out conditions has the potential to subdivide and/or further develop 
agricultural, commercial, and industrial lands, which could lead to unforeseen health impacts 
on construction crew and future site employees or residents.  Highway 101 runs adjacent to 
agricultural lands along the western portion of the Plan Area.  The location of new 
developments cannot be predicted with certainty.  However, Plan buildout is expected to lead to 
additional residential development on agricultural land.  New developments near Highway 101 
could be subject to hazardous materials spills.  Trucks transport hazardous materials along 
County highways on a daily basis.  Accidents could result in spills of such materials, which 
could potentially create health and safety issues for nearby residents, if the extent of such spills 
or releases was such that lands outside the CalTrans right-of-way was effected.  However, all 
transport of hazardous materials would be subject to numerous federal, state, and local 
regulations.  Impacts relating to spills would be adverse, but less than significant (Class III). 
 
The California Air Resources Board (CARB) published an Air Quality and Land Use Handbook in 
April 2005, which recommends that local agencies avoid sitting new sensitive land uses, 
including residences, within 500 feet of a freeway (urban roads with 100,000 vehicles/day, or 
rural roads with 50,000 vehicles/day) due to health risks associated with diesel particulate 
emissions.  The recommendation is based on research showing that concentrations of vehicle-
related pollutants decline with distance from major roads, primarily in the first 300 - 500 feet. 
However, as noted in Section 4.4, Traffic and Circulation, average daily traffic on all segments of 
Highway 101 through the rural portions of the County remains below 100,000 vehicles.  In 
addition, no rural highways within the County carry 50,000 vehicles per day or more.  
Therefore, impacts relating to diesel particulates would be less than significant (Class III). 
 
Mixed-use Zoning Ordinance 
 
As discussed under Impact HAZ-1, this program may facilitate the development of mixed-use 
projects; however, implementation of the proposed Mixed-Use Overlay would only result in 
intensified use and building on properties within the commercial cores of Los Olivos and Santa 
Ynez.  Highway 101 runs adjacent to agricultural lands along the eastern portion of the Plan 
Area and does not come near enough to Los Olivos and Santa Ynez to present any highway-
related safety impacts. Therefore, exposure of structures, residents, and/or occupants to 
freeway hazards would not increase, and no impacts would result. 
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Design Control Overlay 
 
The revised Design Control Overlay would revise development standards to protect scenic 
qualities, property values, and neighborhood character on certain key sites and along certain 
key corridors.  Consequently, this program would not allow new residential development 
beyond what could already occur under existing regulations and would have no direct or 
indirect effect relating to hazards associated with freeways.  Therefore, there would be no 
impacts in relation to freeway safety hazards. 
 
Heritage Sites Overlay 
 
As described under Impact HAZ-1, the proposed Heritage Sites Overlay would designate 
certain parcels in the Santa Ynez Valley to receive a higher level of scrutiny during subdivision 
proposals in order to preserve the rural character of the area.  This overlay would prevent the 
subdivision of large agricultural parcels down to the minimum parcel size allowed under the 
existing Zoning Ordinance.  Parcels that have been selected for this overlay were those whose 
location, visibility or other characteristics are important in maintaining the Valley’s rural 
character.  The changes would not in themselves accommodate new housing development or 
development in areas where it could not otherwise occur.  Consequently, this program would 
no impact relating to freeway safety hazards.   
 
Other Applicable Community Plan Policies, Programs, and Standards 
 
No additional policies, programs or standards within the proposed Plan would result in 
potential freeway safety hazards impacts. 
 
Impacts Related to Development of AHOD Sites 
 
Impact HAZ-2(A) Freeway Safety Hazards: Site A 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
45 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area, and is not located adjacent to highway 101 or 
transportation routes for hazardous material transportation.  Potential residents of projects 
developed under this overlay would not be exposed to significant freeway safety hazards; 
therefore, no impact would result from application of this overlay. 
 
Impact HAZ-2(B) Freeway Safety Hazards: Site B 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
20 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area, and is not located adjacent to highway 101 or 
transportation routes for hazardous material transportation.  Potential residents of projects 
developed under this overlay would not be exposed to significant freeway safety hazards; 
therefore, no impact would result from application of this overlay. 
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Impact HAZ-2(C) Freeway Safety Hazards: Site C 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
24 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area, and is not located adjacent to highway 101 or 
transportation routes for hazardous material transportation.  Potential residents of projects 
developed under this overlay would not be exposed to significant freeway safety hazards; 
therefore, no impact would result from application of this overlay. 
 
Impact HAZ-2(D) Freeway Safety Hazards: Site D 
 
Under the proposed Affordable Housing Overlay, this property could be developed with up to 
26 affordable housing units.  This property is located within the township of Santa Ynez, which 
is a developed portion of the Plan Area, and is not located adjacent to highway 101 or 
transportation routes for hazardous material transportation.  Potential residents of projects 
developed under this overlay would not be exposed to significant freeway safety hazards; 
therefore, no impact would result from application of this overlay. 
 
Mitigation Measures 
 
Programmatic Mitigation 
 
Development associated with Plan buildout and implementation would not result in significant 
impacts related to environmental conditions associated with properties that share a property 
boundary with freeways, and no mitigation is required.   
 
Mitigation Related to Development of AHOD Sites 
 
Development associated with the four candidates AHOD sites would not result in impacts 
related to environmental conditions associated with freeways, and no mitigation is required.   
 
Significance After Mitigation:  Programmatic Impacts of the Plan 
 
Freeway safety hazards related to Plan implementation are less than significant without 
mitigation. Impacts are less than significant. 
 
Significance After Mitigation:  Impacts Related to Development of AHOD Sites 
 
There are no freeway safety hazards associated with the development of the AHOD sites.  
Impacts are less than significant without mitigation. 
 

Impact HAZ-3 Cumulative Hazardous Material Impacts  

 
The impacts of the Plan, including the 20-year Plan buildout, would be combined with 
cumulative impacts resulting from development contemplated in the Buellton and Solvang 
General Plans as well as buildout of the Chumash Reservation.  General Plan buildout in the 
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City of Buellton would result in approximately 1,814 additional residential units and 1,197,730 
sf of new commercial development.  Buildout under Solvang’s General Plan will result in 
approximately 532 additional residential units, and 115,436 sf of new commercial development.  
An additional 72 residential units is estimated to accommodate 2030 growth projections on the 
Chumash Reservation.  
 
In addition to growth from buildout projections of the Plan and similar buildout projections 
from other jurisdictions with in the Santa Ynez Valley, a few projects, programs, or initiatives 
would have the potential for additional growth in the Valley: for example, the Santa Barbara 
County Uniform Rules Update, the Winery Permit Process Ordinance, the Bradley Lands 
Annexation project in Santa Maria, the Los Alamos Community Plan, and the UCSB Long 
Range Development Plan. The Santa Barbara County Uniform Rules Update is estimated to 
result in the development of approximately 78 additional residential units throughout the 
agricultural areas of the Santa Ynez Valley Area.  The Winery Permit Process Ordinance that 
was adopted in 2004 may encourage the additional development of small, low intensity 
wineries in the Valley.   
 
Such development would expose new residents and property to hazardous material related 
hazards in the area.  Continued urban development in the greater Santa Ynez Valley will 
cumulatively increase the potential for exposure to existing hazards associated with hazardous 
materials.  However, the magnitude of hazards for individual projects would depend upon the 
location, type, and size of development and the specific hazards associated with individual sites.  If 
soil and groundwater contamination were found to be present on sites of planned and future 
development, impacts associated with such contamination would be limited to the individual 
development site and would not contribute to any cumulative health and safety impacts in the 
community.  It is anticipated that any necessary remediation would be completed in accordance 
with applicable regulatory requirements prior to development of any sites determined to have 
significant hazards.  Thus, the contribution of the proposed Plan buildout to cumulative hazardous 
material impacts would be less than significant (Class III).  
 
Mitigation Measures 
 
The currently in-place regulatory requirements would address any significant hazardous 
material impacts associated with development and redevelopment under the proposed Plan 
buildout and on the AHOD sites, and therefore, no mitigation is required.  
 
Significance After Mitigation 
 
Impacts would be less than significant with the implementation of standard regulatory 
requirements. 
 

Impact HAZ-4 Cumulative Highway-Related Safety Hazards Impacts  

 
Cumulative development throughout the Plan Area and its vicinity, under 20-year build out 
conditions will cumulatively increase the potential for exposure to existing hazards associated 
with Highway 101.  However, as discussed above the transportation of hazardous materials will 
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continue to be regulated by federal, state and regional agencies, and all new development will 
be subject to independent environmental review and regulations in place to minimize any 
potential health risks associated with freeways.  Therefore, through appropriate regulation, 
potential cumulative health impacts associated with the buildout of the Plan would be less than 
significant (Class III).   
 
Mitigation Measures 
 
Development associated with Plan buildout and implementation would not result in significant 
impacts related to highway-related safety hazards.  No mitigation is required.   
 
Significance After Mitigation 
 
Impacts would be less than significant (Class III) without mitigation. 
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