Santa Maria Airport Business Park Specific Plan
Adopted 12/5/1995 – Amended – 10/20/1998 – Updated 7/5/2007

3.0 Proposed Land Development Pattern
________________________________________________________________________
This section of the Specific Plan presents the development goals of the Santa Maria Public Airport
District and establishes the project area's pattern of land use, circulation, community design, and
infrastructure to meet those goals.
3.1

DEVELOPMENT GOALS
The Santa Maria Public Airport District is a public agency authorized under Sections 22001
through 22017 of the California Public Utilities Code. The purpose of an Airport District is to
develop airports and air navigation facilities and distribute the associated costs uniformly
among all who benefit.
The Airport District seeks to operate the Airport in a safe and efficient manner and to
manage the public lands entrusted to it in a way that maximizes public investments already
made and limits the tax burden on those lands that are contained within the District
boundary. The Airport District also seeks to make the Santa Maria Public Airport a good
neighbor by promoting compatible development in the geographical area influenced by the
Airport. The Airport District's proposed development of the Santa Maria Airport Business
Park is consistent with its legislative mandate and good neighbor goals.
In addition to meeting the Airport District's long-range development goal for compatible land
uses in the Airport's influence area, the Santa Maria Airport Business Park is intended to
serve other goals.
Create a campus-like environment to attract research and clean manufacturing type
businesses and businesses that complement the activities of the Airport. Within the
City of Santa Maria these types of businesses are included in the general category
of light industry.
Create a development framework for the Santa Maria Airport Business Park portion
of the Santa Maria Public Airport so that the Santa Maria Public Airport District may
realize a steady income stream from long-term land leases within the project area.
Set aside sufficient lands for the development of at least one public fee-based golf
course.
Provide the tenants of the established mobile home park fair treatment when the
mobile home park area is converted to other airport compatible land uses.
Protect and enhance designated open space lands. Several areas within the project
site need open space protection including the approach/departure paths and runway
protection zones for Runways 2 and 30, a 105.7-acre biologically unique area
preserving California Tiger Salamander and California Red Legged Frog Habitat,
and most of a large grove of eucalyptus trees that exists within the southwestern
portion of the site.
Set aside sufficient land for multi-jurisdictional infrastructure improvements to
preserve the ability to complete these improvements. Examples include the future
right-of-way for the Union Valley Parkway and regional storm-water
retention/recharge facilities.
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Develop airport compatible land uses that are:

3.2

-

Compatible with the Airport's neighbors, particularly the residential areas
south and east of the project site;

-

Likely to serve the employment needs of the City of Santa Maria and the
region;

-

Responsive to the City of Santa Maria's ongoing economic transition;

-

Consistent with General Plans of the City of Santa Maria and County of
Santa Barbara;

-

Consistent with the noise, height and safety guidelines of the Santa Barbara
County Airport Land Use Commission.

LAND USE PLAN
The land use component of the Santa Maria Airport Business Park Specific Plan describes
the distribution and intensity of proposed land uses and defines the objectives, policies and
standards for development of new uses which achieve the goals of the Specific Plan.

3.2.1

Overall Development Pattern
The land use component of the Santa Maria Airport Business Park Specific Plan describes
the distribution and intensity of proposed land uses and defines the objectives, policies, and
standards for development of new uses which achieve the goals of the Specific Plan.
Development under the Santa Maria Airport Business Park Specific Plan represents a
continuation of the land use pattern that is already established in current zoning, which
emphasizes light industrial land uses. The proposed land use pattern is designed to
accommodate future growth of light industrial and research development, while maintaining
full compatibility with airport operational requirements and minimizing impacts to the
environment. Exhibit 16 illustrates the overall land use development pattern and location of
proposed land uses. Table 3-1 summarizes the acreages proposed for each land use
designation.
Airport Commercial (AC) - A 30.8-acre area near the corner of Skyway Drive and State
Route 135 is proposed for a airport commercial land use designation. This area is
envisioned in the Specific Plan as a mix of airport services, commercial uses, and light
industrial development. Access to this area would be from a future Airpark Drive extension.
Future development under this land use designation must be in conformance with the
provisions of the PD-C-3 zone, which is a new commercial zoning district allowing mixed
commercial uses with a planned development overlay, as established in Section 4.0 of this
Specific Plan.
Airport Services (AS) - Land use functions which have a need for aviation services, but
which do not require direct access to, or use of the airfield, fall into this category. (This area
is part of the approximately 26.5 acres located outside the Airport security area in the
northeastern corner of the site identified for mixed use commercial uses as described
below). Future development under this land use designation must be in conformance with
the provisions of the PD-AS-III zone, which is the Airport Services III zone, as established in
combination with the Planned Development overlay requirements zone.
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Light Industrial (LI) - The light industrial land use classification is intended to include
research and industrial facilities contained within a building, that do not generate adverse
environmental impacts, and are generally compatible with adjacent non-industrial uses. To
assure compatibility, most of the areas designated for the light industrial classification have
been clustered along the southern edge of the Aircraft Operating Area (AOA) portion of the
Airport well away from established residential development. The types of industries to be
permitted within the Santa Maria Airport Business Park include light assembly plants,
scientific research and experimental development laboratories, printing and publishing
facilities, pharmaceutical manufacturing and processing, precision instrument
manufacturing and other similar uses as determined by the City of Santa Maria Planning
Commission. Approximately 132 acres of the site would receive this land use designation.
About 55 acres of the area set aside for light industrial uses (north of proposed Enterprise
Parkway) will have direct access to the Airport's aprons and taxiways. Future development
under this land use designation must be in conformance with the provisions of the PD-M-1
(Planned Development - Light Manufacturing) zone, which is the Light Manufacturing M-1
zone in combination with Planned Development overlay requirements zone, as established
in Section 4.0 of this Specific Plan.
Community Facilities (CF) - Areas designated for community facilities are intended to be
used by the general public. Uses may include very low-intensity governmental, charitable,
and philanthropic nonprofit activities. About 19 acres of land in the southeastern portion of
the project area will be identified for community facilities uses. Depending on travel
demand, a portion of this area may be set aside for a future bus or park-and-ride facility. If
the City develops a light rail transit system, one of the major transfer stations could be
located in this area. Future development under this land use designation must be in
conformance with the provisions of the PF-A (Public Facilities - Airport) zone, as
established in Section 4.0 of this Specific Plan.
Commercial-Professional Office (CPO) - A 16 acre portion of the project site, near

Pioneer Park and County Facilities on the south side of Foster Road, will be
designated for Commercial-Professional Office (CPO). The CPO land use
designation and zone is planned to accommodate office and commercial
development.
Open Space - The purpose of the open space designation is to preserve certain areas for
present and future agricultural production, protect natural resources, provide for
recreational and scenic protection and to provide areas for future planned growth. Among
the four types of open space land uses defined in the General Plan, it is the intent of the
Santa Maria Airport Business Park Specific Plan to use the "recreational open space" type
of land use to provide community and regional recreational facilities and the "conservation
open space" type of land use to protect natural resources and conserve areas for future
growth. The application of these designations is explained below.
Two areas are proposed for for recreational open space: an 18-hole golf course and
Pioneer Park which includes a nearby drainage retention basin. Each of these
areas are described below. Total recreational open space within the project site is
about 263 acres.
Golf Course (ROS-GC) - An 18-hole championship golf course utilizing 231.6 acres
in the southwestern and central portions of the project area provides fingers of
recreational open space around which light industrial and research facilities can be
developed. Where these fingers of open space touch planned roads they also
provide windows into the open space areas of the golf course from more public
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areas of the site and from areas across the roads, adding open space values to
other sites not located adjacent to the golf course. The golf course is situated in a
way which, in combination with other open space areas, provides a broad open
space corridor across the central and southern portion of the site. In addition to
preserving plant and animal habitat, this open space corridor provides a buffer
between the residential areas to the south and the research and industrial sites
within the project area and the Airport itself located further to the north.
The golf course also provides the basis for resolution of several drainage issues in
this area of the City and County. Several retention basins and shallow open
channels have been conceptually designed to provide temporary and permanent
water features for the golf course. These retention basins and stream channels
address the movement of surface runoff from residential areas in the Orcutt
community east of State Route 135 (Orcutt Expressway) and south of the project
site in Foxenwood and Foxenwood Estates, as well as from the proposed
development of the Santa Maria Airport Business Park itself.
Future development of the golf course under the open space designation must be in
conformance with the provisions of a OS ( zone, which is the Open Space zone in
combination with the Planned Development overlay requirements zone, as
established in Section 4.0 of this Specific Plan.
Pioneer Park (ROS-Park) - Pioneer Park, which is already leased to the City of
Santa Maria for a period of 25 years, occupies a 13-acre site at the intersection of
Blosser and Foster Roads. Development of Pioneer Park is currently being carried
out by citizen group(s) representing pioneers to the Santa Maria Valley. The park
site also contains a significant natural habitat for native oak trees, which is being
preserved within the Park.
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Table 7
SUMMARY OF LAND USE ACREAGE
Santa Maria Airport Business Park
Land Use

Acreage

Airport Services (AS)

26.5

Light Industrial (LI)

132.0

Airport Commercial (AC)

30.8

Community Facilities (CF)

19.3

Commercial Professional Service (CPO)

16.3

Open Space

367.9

Recreational
Golf Course (ROS-GC)
Pioneer/Basin Park (ROS-Park)

231.2
31.0

Conservation
Biological Preserve (COS-CTS)

105.7

Runway Protection Zone/Airport
Approach Areas COS-RPZ/AA

76.6

Roadways

70.2
_____
740.0

TOTAL
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The Santa Maria Airport Business Park Specific Plan proposes to expand this recreational
opportunity by linking the Park to an 18-acre retention basin proposed just south of the
Park. The retention basin will not have standing water except after a rainfall event.
Although the basin retention area is linked to Pioneer Park, it is not the intent of this plan to
require a comprehensive development plan for the entire park complex because the
drainage facility is expected to be developed when the golf course is developed. A
development plan for the retention basin, which complements the features proposed for
Pioneer Park, will be developed at the time the golf course and its water features are
designed. Development of the drainage basin open space features will conform to the
provisions of the PD-OS zone, which is the Open Space in combination with the Planned
Development overlay requirements zone, as established in Section 4.0 of this Specific Plan.
Conservation Open Space (COS) - This designation is assigned to areas that require
preservation for one reason or another. At least three areas of the project site have been
identified for this designation. One of these areas is identified as a biological preserve and
the second is a large grove of eucalyptus trees. A closed County landfill, situated within
the golf course, will also be assigned the conservation open space designation pending a
future determination of its disposition as part of the golf course. Preservation of these
areas shall conform to the provisions of the PD-OS zone, in combination with the Planned
Development overlay requirements zone, as established in Section 4.0 of this Specific Plan.
A conservation open space designation is also suggested to manage land use in the
approach and departure paths of the Airport's runways to protect the safety of pilots and
persons on the ground. Any development proposed for these areas shall conform to the
provisions of all of the following:
-

The OS (Open Space) zone, as established in Section 4.0 of this Specific Plan.

-

AA (Airport Approach) combining district, as established in Section 4.0 of this
Specific Plan.

-

RPZ (Runway Protection Zone - formerly called clear zone) combining district, as
established in Section 4.0 of this Specific Plan.

A discussion of each of these conservation open space areas follows:
Biological Preserve (COS-CTS) - The golf course surrounds a 105.7-acre area to be set
aside as a biological preserve. The biological preserve includes the better quality areas of
dune chaparral, riparian vegetation and a vernal wetlands area that was identified through
biological field studies. These areas will be joined and linked to other similar areas
immediately west of the project site to provide a continuous protected open space area.
Areas to the west are part of Key Site 22, which is further identified in the Orcutt Community
Plan Update. Key Site 22 is proposed for planned residential development, however, the
northeast corner of the site includes a large biologically sensitive area containing oak,
chaparral, vernal wetlands and dune scrub and the plan recommends protection of this area
using an "Open Space Overlay", which is further defined in the Orcutt Community Plan
Update report. Dune chaparral and riparian vegetation are also located in other nearby
areas proposed for the golf course. These other areas will either be protected because
activity areas of the golf course do not affect them, or because mitigation measures will be
employed to reestablish or relocate quality plants to nearby low-activity areas of the golf
course. The additional areas to be preserved and their location will be identified when the
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final design for the golf course is prepared. At that time a more specific field survey will be
made of the entire golf course and the location of areas to be protected will be more
accurately mapped.
Runway Protection Zone/Airport Approach (COS-RPZ/AA) - To minimize the hazard to
safe landing and takeoff of aircraft and to protect the safety of persons on the ground, an
open space corridor is established along the extended centerline of each active and
proposed future runway affecting the project site. The dimensions of each area are based
upon the characteristics of each runway and its use as defined by the Federal Aviation
Administration (FAA) in appropriate regulations and advisory circulars. In addition, the
guidelines established by the California Department of Transportation in their publication
Airport Land Use Planning Handbook are to be used as a guide to determining the physical
dimensions of safety areas, as well as land use compatibility guidelines of the Santa
Barbara County Airport Land Use Commission (SBCALUC). Where the City or County
have already identified a different area, this plan adopts that different area, if it exceeds the
Caltrans guidelines.
One airport-related open space safety area is established within the Santa Maria Airport
Business Park boundary next to Runway 30. This type of conservation open space area is
further divided into a "runway protection zone" (RPZ), which is defined by the Federal
Aviation Administration, and "approach area" (AA) zone. Any development proposed for
the RPZ portion of the conservation safety area must be in conformance with the provisions
of the RPZ overlay standards, as established in Section 4.0 of this Specific Plan. The
proposed RPZ overlay district replaces the City's existing "Clear Zone" district because
FAA terminology has changed and the existing ordinance is out of date. Any developments
proposed for the remainder of the conservation safety zone must be in conformance with
the provisions of the AA overlay zone, as established in Section 4.0 of this Specific Plan.
3.2.2

Land Use Intensity and Zoning

The Specific Plan proposes a varying density pattern, in part to respect lands located near
the airport safety areas, but also to provide for a mix of building heights in the resultant
development. A series of "planning areas" have been defined for the purpose of distributing
land use intensity across the project area. These planning areas are illustrated on Exhibit
17. Floor area ratio, which is defined as the ratio of the gross floor area that could be
developed to the total area of a planning area, is the mechanism for distributing
development. Generally, higher floor area ratios allow greater coverage of the land by
structures and/or increased building heights.
Multiplying the gross acreage of a planning area by the floor area ratio produces the gross
floor area of developed space. Table 8 provides a summary of the average floor area ratios
for each planning area as well as the resultant gross floor area that could be developed.
To illustrate the potential variation of land use intensity across the project site, a conceptual
lot layout and refined image of the future distribution of land use intensity is presented on
Exhibit 18. Since Exhibit 18 is conceptual in nature, the floor area ratios illustrated show
only an example of how the defined floor area ratio might be distributed within a planning
area to give a variation of land use intensity.
A comparison of Table 8 and Exhibit 18 shows that the more concentrated development is
proposed to be located on the fringes of the 18-hole championship golf course. The golf
course is furthest from the runways where additional building heights will not interfere with
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airport and aircraft operations. Building heights would still be limited by Federal Aviation
Regulations, Part 77, "Objects Affecting Navigable Airspace". Existing zoning sets 35 feet
as the maximum building height (not including roof appurtenances such as elevator
mechanical housings) and FAR Part 77 would allow a maximum height of 150 feet above
the official airport elevation, which is 259 feet above mean sea level, outside the runway
approach and departure areas. The FAR Part 77 regulations include roof appurtenances
in setting the maximum limit. However, this Specific Plan proposes to allow building heights
in the Light Manufacturing Zone up to 60 feet, not including roof appurtenances. The
increased height allowances provide the opportunity to reduce the building footprint,
resulting in less paved surfaces, slightly greater open space and the ability, on some sites,
to save existing stands of trees.
The less intense floor area ratios are assigned to areas adjacent to the runway safety
areas. The golf course and other open space areas are not assigned a floor area ratio
because the intensity of activity is limited by other factors. For example, the intensity of
activity within the golf course is limited by the number of holes available for play.
The entire project site is within the airport traffic pattern area. The Santa Barbara County
Airport Land Use Plan states that, for general purposes, the threshold for review is roughly
25 persons per acre for nonresidential uses (e.g. development in industrial, commercial,
and golf course facilities) located within the "General Airport Traffic Pattern Area". Total
employment is forecast as 6,439 under "worst case" full build-out conditions. Excluding the
golf course and other undeveloped open space areas, the total land area upon which
development will be located is about 224.9 acres(Subtotal acres in Table 1). Dividing the
employment forecast by the land area produces a ratio of 28.6 persons per acre as the
average employment density.
Although existing zoning generally supports the type of development being proposed within
the project site, it does not necessarily provide for such uses in precisely those areas
suggested by the land use plan. To bring the zoning into conformance with the proposed
land use plan, many of the existing zoning boundaries must be changed.
Exhibit 19 presents the proposed zoning map and Table 9 presents a summary of the
acreage for each zoning category. Descriptions of these zoning designations and other
development regulations are presented in Section 4.0 of this Specific Plan.
3.2.3

Land Use Objectives, Policies and Programs

Objective: Provide for a variety of industrial and airport services type land uses
surrounding an 18 -hole public fee golf course in a campus-like industrial and Airport
Business Park that is compatible with the Santa Maria Public Airport.
Policy LU 1-- Accommodate the following land use types in the Santa Maria Airport
Business Park planning area in accordance with the Land Use Plan presented on
Exhibit 16:
-Airport Commercial
-Airport Services
- Light Industrial
- Community Facilities
- Commercial Profession Office
-Recreation Open Space - Golf Course
-Recreation Open Space - Park/Basin
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-Conservation Open Space - Biological Preserve
-Conservation Open Space –
(Runway Protection Zone/Airport Approach)

(COS-CTS)
(COS-RPZ-AA)

Programs
-

LU 1.1 -- Change the zoning of the parcels within the Specific Plan
area from existing designations to those established in Section 4.0.

-

LU 1.2 -- Distribute the zone districts established in this Specific Plan
as directed on Exhibit 19 "Proposed Zoning Map". Where possible,
zone boundaries to follow natural or manmade boundaries such as
existing parcel boundaries or roads.

-

LU 1.3 -- Empower the Community Development Director to resolve
uncertainties involving the precise location of zone boundaries drawn
on Exhibit 19. Such decisions should use the criteria established in
Program LU 1.2 and should also consider unusual natural or
manmade constraints unforeseen at the time of adoption of this
Specific Plan.

Policy LU 2 -- Minimize land use conflicts in a mixed use area by integrating
aesthetics, safety and function into site design.
Programs
-

LU 2.1 -- Apply development standards of the City of Santa Maria
Zoning Ordinance as they pertain to the zoning of the Santa Maria
Airport Business Park planning area, unless otherwise directed in this
Specific Plan.

Objective: Provide for additional community facilities uses that are compatible with
existing Santa Barbara County public facilities adjacent to the Santa Maria Airport
Business Park planning area.
Policy LU 1 -- Accommodate the following land use types in the Santa Maria Airport
Business Park planning area in accordance with the Land Use Plan presented on
Exhibit 16:
-

Community Facilities
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Table 8
LAND USE INTENSITY
Santa Maria Airport Business Park
Land Area
Acres

Proposed
Average
FAR

588,060

10.3

0.30

134,600

997,524

20.5

0.30

267,894

1,089,000

26.5

.30

346,694

NA

18.7

NA

0

Community Facilities

335,412

7.7

0.35

117,394

6

Community Facilities

561,924

12.9

0.35

196,673

7

Light Industrial

592,416

13.6

0.35

157,345

8

Light Industrial

1,210,968

27.8

0.35

300,464

9

Light Industrial

1,258,884

28.9

0.35

320,609

10

Commercial and
Professional Office

716,562

16.45

0.30

250,796

11

Park and
Detention Basin

NA

23.14

NA

0

12

Golf Course

NA

217

NA

0

13

Light Industrial

958,320

22

0.35

250,412

14

Light Industrial

1,036,728

23.8

0.35

277,854

15

Light Industrial

1,062,864

24.4

0.35

287,002

0.342

3,015,375

Planning
Area
Ref. No.

Land Use

1

Airport Commercial

2

Airport Commercial

3

Airport Service

4

Retention Basins

5

Total

Square
Feet
(s.f.)

10,408,662

Gross
Floor Area
(s.f.)

C-3

1,585,584

30.8

0.30

475,675

AS
LI
CF
CPO

1,089,000
6,120,180
897,336
716,562

26.5
132.0
19.3
16.3

0.35
0.39
0.30
0.30

381,150
2,392,857
314,067
250,796

Notes:
1.
2.
3.
4.

Rounded to nearest 100 square feet.
Calculated by dividing the total gross floor area by the total land area available.
The total acreage in Planning Area 12 was reduced by 25 acres to reflect the actual usable area.
Any modifications to the development regulations in this table will require ALUC review and approval.
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Exhibit 19
Proposed Zoning Map
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Table 9
SUMMARY OF ZONED ACREAGE
Santa Maria Airport Business Park
Zoning Category

Abbreviation

Acreage

PD-C-3

30.8

AS-III

26.5

Planned Development
Light Manufacturing

PD-M-1

132.0

Planned Development
Community Facilities

PF-A

19.3

PD-CPO

16.3

OS-RPZ/AA

76.6

OS

105.7

Open Space –
Recreation

OS

262.6

Roads (+parking lot)

OS

70.2

Planned Development
Airport Commercial
Airport Services-III

Planned Development
Commercial Professional Office
Open Space with Runway Protection Zone
or Airport Approach combining districts
Open Space –
Conservation

Total Area

740.0

Source: Aries Consultants Ltd.

3.3

CIRCULATION PLAN
The circulation system proposed for the Santa Maria Airport Business Park Specific Plan is
intended to provide convenient and safe access to and from the proposed developments.
Exhibit 20 shows the relationship of the project site to the existing street network in the
areas surrounding the planning area. The following sections describe in greater detail the
components of the circulation system proposed for the Santa Maria Airport Business Park
Specific Plan area and the improvements necessary to link the proposed system to the
existing and planned area-wide street network.
It is intended that road system traffic controls will be funded and installed by the Airport in
phases or by individual developments as development occurs. Although the specifics of
these improvements will vary in relation to the needs and impacts associated with each
phase or individual development, traffic improvement as a general rule (under "standard"
circumstances), will be designed to meet the parameters and constraints of the City of
Santa Maria Department of Public Works, except those that may be modified by the
adoption of this Plan. The design and timing of traffic control installation will undergo
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review and approval by the City Engineer in a manner consistent with established practices
and accepted Caltrans traffic control warrant criteria.
In addition to financing the construction of circulation infrastructure within and adjacent to
the Specific Plan area, project applicants will be required to pay traffic improvement fees
based on the level of p.m. peak hour traffic anticipated to be generated by the proposed
developments.
3.3.1

Proposed Circulation Improvements
The circulation plan proposed for the Santa Maria Airport Business Park planning area is
illustrated on Exhibit 21. The proposed transportation improvements include provisions for
automobile and truck circulation as well as bus transit, bicycle, and pedestrian facilities.
The proposed land use plan is expected to generate approximately 25,090 vehicle trips per
day at full buildout. Most of these trips are generated by employees at the various industrial
and research facilities, although a significant number of trips will be made for business
purposes including the delivery of raw materials and delivery or pickup of finished products.
Vehicle Circulation - The following circulation improvements are planned to meet these
increased automobile and truck travel demands within the project area:
Enterprise Parkway (new). A new 2-lane divided arterial road is proposed to link
Foster Road with the northwest corner of the specific plan area. The improvements
would begin at Foster Road, near the intersection with State Route 135, and would
terminate in a cul-de-sac near the north-west corner of the area, however there is
the possibility of eventually connecting to the proposed "E" Street to the west. The
"E" Street project has been proposed by the City of Santa Maria and Santa Barbara
County and is not a part of this project. A Class II bicycle lane and a Multi-Purpose
Trail-II on both sides of the street are included within a 102-foot right-of-way, with
the exception of the east side between Foster Road and Basin 4. The street cross
section would include 22 feet of pavement in each direction.
Airpark Drive (new). The existing Foxenwood Lane would be extended to the
north from Foster Road to link with existing Airpark Drive and a new connection
would be made with Skyway Drive. The resulting secondary arterial road would be
identified as Airpark Drive. A continuous left-turn lane is provided in areas with a
need for property access, which is generally south of Foster Road and north of the
runway approach open space area. A Class II bicycle lane is also provided on both
sides of the street within the 102-foot right-of-way. A separate right-of-way east of
this street has been established to provide a multipurpose trail parallel to this road.
The street cross section provides 60 feet of pavement in street segments where the
left turn lane is provided.
Foster Road Improvements to a Collector. The existing segment of Foster Road
from Blosser Road to the future intersection of Foster Road and Enterprise Parkway
would be improved from a rural to a collector with the provision of additional street
surface and curb and gutters. A Class II bicycle lane on both sides of the street and
standard sidewalk are provided within a 76-foot right-of-way.
Foster Road Improvements to an Arterial Street. The existing segment of Foster
Road between the future intersection of Foster Road and Enterprise Parkway and
the future intersection of Foster Road and Airpark Drive would be improved to a 4-
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lane divided cross section. A Class II bicycle lane on both sides of the street and a
Multi-Purpose Trail II behind the curb are included within a 126-foot right-of-way.
Blosser Road Improvements to a Collector. The existing section of Blosser Road
from the project boundary to the Airport security fencing to the north would be
improved from a rural to an urban cross section with the provision of additional
street surface and curb and gutters. A Class II bicycle lane is included on both
sides of the street.
Roundabout Improvements (new). Traditional roundabouts, rather than traffic
circles, are proposed as a means to enhance the campus character of the Santa
Maria Airport Business Park. The roundabouts would be controlled by "YIELD"
signs only and pedestrian and trail movements would be handled at crossings
located along road segments leading to the roundabout. Roundabouts are
proposed at the following street intersections:
-

Blosser Road and future Enterprise Parkway
Blosser Road and Foster Road
Foster Road and future Enterprise Parkway
Foster Road and future Airpark Drive

Union Valley Parkway (Right-of-way Dedication). This is a major arterial that
would extend from a new interchange at U.S. Highway 101 to Blosser Road and
possibly eventually to State Route 1. Based on City and County plans, the Union
Valley Parkway (UVP) would be located within and along the southern boundary of
the Specific Plan project area. The street would provide a primary arterial
connection to the western portion of Orcutt as well as land located south and west of
the Santa Maria Public Airport.
Over the years the County has reserved right-of-way for the proposed UVP as
development occurred along the route. Several sections of the UVP have been
constructed on either side of Bradley Road as development has occurred in this
area. The Santa Maria Airport Business Park Specific Plan proposes to reserve/
dedicate the necessary 166-foot right-of-way for this proposed project along the
alignment currently planned by the City. The proposed right-of-way across the
project site can be seen on Exhibit 21.
Several roadway and intersection improvements have been programmed by the City
and the County in the vicinity of the Specific Plan area. These include:
Union Valley Parkway. According to the Santa Barbara County Association of
Governments, the Union Valley Parkway interchange is funded for a projected
construction date of 2009. Additionally the City of Santa Maria, acting as the lead
agency in a collaborative effort with the county has funded the construction of Union
Valley Parkway from Hummel Drive to to Blosser Road.
At the completion of these two projects Union Valley Parkway will connect Blosser
Road, and the Specific Plan area, to Highway (HWY) 101. A future extension of
Union Valley Parkway further west to State Route 1 has been explored, however
timing and funding for such a project is not available at this time.
California Boulevard. California Boulevard will have a cul-de-sac south of the
County facilities and north of Union Valley Parkway.
Bicycle Circulation - Bikeways improve bicycling safety and convenience, help
accommodate motor vehicle and bicycle traffic on shared roadways and help to encourage
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bicycling as an alternative transportation mode. Three of the City's four bikeway
classifications are utilized in providing bicycle circulation within the Specific Plan area:
-

Multi-Purpose Trail - I (MPT-I). A Multi-Purpose Trail-I is a completely separated
joint use facility designed for shared pedestrian and bicycle use. These facilities
may be located along rivers, abandoned and existing railroads, utility rights-of-way,
and between regional parks.

-

Multi-Purpose Trail - II (MPT-II). A Multi-Purpose Trail-II is a dedicated eight foot
wide pedestrian/bicycle path. The meandering MPT-II is constructed within
parkways adjacent to public roadways. The MPT-II is generally used in conjunction
with a Class II Bikeway.

-

Class II Bikeway (Bike Lane). Class II bikeways (bike lanes) for preferential use
by bicycles are established within the paved area of streets and highways. Bike
lane stripes are used to promote an orderly flow of traffic by establishing specific
lines of demarcation between areas reserved for bicycles and lanes to be occupied
by motor vehicles.

-

Class III Bikeway (Bike Route). Class III bikeways (bike routes) are shared
facilities which serve either to provide continuity to other bikeway facilities (usually
Class II bikeways), or designate preferred routes through high demand corridors. In
either case, bicycle use is secondary. Class III bikeways are normally established
by placing Bike Route signs along roadways, and no pavement marking or
delineation is typically required.

Bikeways in the Santa Maria Airport Business Park planning area, as illustrated on Exhibit 22, are
expected to primarily accommodate recreational and commuter traffic traveling between more
centrally located areas of the City and points to the south and west outside the City limits. Class II
bikeways will be incorporated into the Enterprise Parkway, Foster Road, Blosser Road and Airpark
Drive rights-of-way, as illustrated in the design standards in Section 4.0 of this Specific Plan. The
existing Class III bikeway located along Foster Road will be upgraded to a Class II facility when
Foster Road is improved to an urban standard. The Specific Plan does not incorporate a northsouth MPT-1 along the west side of the golf course which is shown on the Bikeway Plan of the
Circulation Element. To accommodate this use along the edge of the golf course would have
required establishing an errant ball buffer zone, in addition to the trail right-of-way in order to
protect cyclists. Alternatively, the trail could have been protected by a high fence, but this would
have detracted from the "open road" feeling of such a north-south MPT-I trail west of the golf
course. The Bikeway Plan, which illustrates this MPT-I in the Circulation Element, will need to be
amended.
Pedestrian Circulation - All planned roadways within the planning area would be constructed with
pedestrian sidewalks on both sides of the street where appropriate. The provision of suitable
pedestrian facilities within the planning area is crucial to the promotion of non-vehicular
transportation modes (i.e., walking) as alternative commute choices and are needed to support
walking between manufacturing plants and various transit stops that may be placed at key service
locations within the project area.
Public Transportation - It is anticipated that expanded service would be provided to the Specific
Plan area as it builds out. Bus shelters would be provided along Enterprise Parkway and along
Airpark Drive. These two streets provide access to most of the proposed new industrial and airport
services development. In the southeastern corner of the project area adjacent to State Route 135,
where the Specific Plan proposes public facilities land uses, a future park and ride facility
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supporting bus transit to downtown Santa Maria could be created. This proposed facility would
also be accessible by various bikeways.
At the time of development plan review, the need for bus turn-outs, sheltered transit stops or other
transit related improvements within the planning area, or along roadways which abut the area,
would be determined by SMAT and the City of Santa Maria Community Development and Public
Works Departments.
3.3.2

Circulation Objectives, Policies and Programs
Objective: The Santa Maria Airport Business Park circulation system is to provide safe
and convenient access to the developments located within the planning area while
encouraging the use of alternative transportation modes by employees within the Airport
Business Park and by the general public.
Policy CIRC 1 -- Designate and align roadways such that an orderly flow of motor
vehicle traffic is achieved within the planning area.
Programs
-

CIRC 1.1 -- Construct and improve existing roadways within the planning
area as shown on Exhibit 21.

-

CIRC 1.2 -- Design these roadways in accordance with the typical plans and
sections presented in Section 4.0, Land Development Regulations.

Policy CIRC 2 -- Design and construct roadways to encourage pedestrian and
bicycle travel.
Programs
-

CIRC 2.1 -- Allocate adequate right-of-way to accommodate pedestrian
sidewalks along all proposed roadway improvements.

-

CIRC 2.2 -- Allow for Class II bikeways within future Enterprise Parkway and
future Airpark Drive right-of-ways as shown on Exhibit 22.

Policy CIRC 3 -- Provide facilities for and encourage the use of public transit as an
alternative commute choice for Specific Plan area employees.
Programs
-

CIRC 3.1 -- Expand SMAT route service into the planning area if estimated
demand for such service is sufficient. Construct bus turn-outs as deemed
necessary by SMAT and the City of Santa Maria Community Development
and Public Works Departments.
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Exhibit 20
Existing Street Network
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Exhibit 21
Circulation Plan
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Exhibit 22
Bicycle and Pedestrian Circulation Plan
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Exhibit 23
Santa Maria Area Transit Routes

*
Project
Location
Santa Maria Area Transit Route Map Excerpt (as of 7/22/05)
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3.4

COMMUNITY DESIGN PLAN
Community design addresses the visual and functional cohesiveness of a community's built
environment. Coordinated landscape and streetscape treatments provide the means to
achieve this desired visual and functional cohesiveness.

3.4.1

Proposed Community Design Components
The Santa Maria Airport Business Park Specific Plan proposes to establish a set of
guidelines for each component of community design that is relevant to the Specific Plan
area. These Community Design Component Guidelines are statements that express the
intended design character of future developments within the Airport Business Park
boundaries. It is the intent of these Guidelines to allow each development in the Santa
Maria Airport Business Park to have an individual identity, yet blend with the overall design
theme. Each development project proposed within the Santa Maria Airport Business Park
would be reviewed by the Airport District and the City for conformity with the overall design
objectives.
The component topic areas include golf course, open space, street landscaping, entry
monuments and bus stops. The character and location of these components is illustrated
on Exhibit 24 and discussed further below.
Golf Course Open Space
The golf course will be a major aesthetic element of the Santa Maria Airport Business Park
and surrounding areas. Direct visual access will be provided along arterial streets fronting
the golf course and through the specialized landscape treatment of these streets.
The preservation of distinct vegetative communities existing within the golf course area is a
specific objective of this plan. Of particular interest are the large expanses of eucalyptus
groves, the riparian scrub communities and the areas of dune chaparral. Where applicable,
existing eucalyptus groves shall be integrated into the overall golf course design, creating a
visual link with the eucalyptus used along the principal arterials and edge treatments in the
Airport Business Park. Portions of existing riparian scrub shall be maintained and even
enhanced to create an aesthetic focal area that is unique in visual character. Maintaining
portions of riparian scrub areas also preserves the biological value of this vegetative
resource.
The precise layout of the golf course may be determined at the tentative subdivision map
level of processing, but will be done no later than phase II. The specific landscape
treatment of the golf course will be designed by the golf course architect and will reflect the
high-quality standards and requirements that are expected of all developments within this
Specific Plan as presented in Section 4.0. A landscape edge treatment will be used to
provide screening from errant golf balls. All fairway centerlines will be kept to a minimum of
200 feet at the turn point/landing zone from adjacent building property lines.
General Open Space
Areas such as the closed landfill, approach zones to runways, etc. provide examples of
areas within the project boundaries where normal improvements and landscaping are
greatly reduced or currently precluded due to regulatory or functional constraints relating to
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airport usage. The approach zone areas will be left in their natural state. However, those
portions of the approach zone to Runway 30 which can support continuing agricultural
operations, and to the extent that water use elsewhere on the site does not preclude such
operations, will be allowed to continue.
Streetscapes and other landscaping that produces tall trees will not be allowed because in
the long term they provide an obstruction to aircraft, or require extensive maintenance.
The eucalyptus grove is an area that will be impacted by both the golf course and the future
construction of the Union Valley Parkway. Portions of the eucalyptus grove will be left in
either existing state while uses such as fairways and detention basins will be carved into a
portion of the grove, preserving where possible, stands of the trees in their natural
configuration.
Street Landscaping
The Santa Maria Airport Business Park landscape concept integrates existing and new
landscape features into its design. This integration provides both variety and continuity and
establishes a framework for design consistency with other areas of the Santa Maria Public
Airport.
The Santa Maria Airport Business Park landscape concept addresses gateways,
streetscapes, intersections, open space treatments, golf course treatment, individual project
treatment, and edge treatment as illustrated on Exhibit 24. The landscape concept has
been designed with special consideration given to a succession of visual expressions one
experiences while moving through the Airport Business Park. The various hierarchy of
roadways and intersections is used to guide the visitor. This hierarchy is emphasized
through greater visual enhancement of those roadways and intersections that will
experience the most use. Strong visual character areas, such as commercial plazas, golf
course vistas, open fields and parks are reinforced by modifying the landscape to influence
and direct views.
In addition, the landscape concept must give special consideration to harsh environmental
conditions common to the region such as inadequate drainage, strong winds and poor soils.
A plant palette has been established for the Santa Maria Airport Business Park Specific
Plan area, which is sensitive to these environmental constraints. The Santa Maria Airport
Business Park Master Plant Palette is presented in Appendix A of this Specific Plan. All
recommended planting material is drought-tolerant or water-conserving in nature and is
consistent with the overall theme established for the Specific Plan area.
The Santa Maria Airport Business Park landscape roadway treatment is of significant
importance to the overall design theme. The roadway hierarchy is defined by a distinctive
landscape treatment for roadway types including principal arterial, primary arterial,
secondary arterial, collector and roundabouts and gateways. This hierarchy provides a
visual context which is sensitive to the scale and aesthetic value of each roadway type.
-

Union Valley Parkway-Foxenwood Landscape Concept - The Union ValleyFoxenwood Landscape Concept illustrated on Exhibit 25 provides for an 8-foot high
landscape berm and/or a sound wall combination to screen and mitigate traffic
impacts on the Foxenwood residential area. The landscape treatment will follow the
concept and plant materials recommended for the Primary Arterial Landscape
Treatment presented in Tables 3-4 and 3-5.
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Exhibit 24
Community Design Plan

AC

AC – Airport Commercial

N
not to scale
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Exhibit 25
Union Valley Parkway – Foxenwood Landscape Concept

Table 10
PLANT MATERIALS - PRIMARY ARTERIAL LANDSCAPE TREATMENT
Evergreen Buffer
Botanical Name

Common Name

Trees
Eucalyptus ficifolia
Eucalyptus nicholli
*Eucalyptus sideroxylon 'Rosea'
*Eucalyptus viminalis
Melaleuca linarifolia
Olea europaea
*Pinus canariensis
Pinus thunbergiana
Quercus agrifolia
*Quercus ilex
*Quercus suber

Red Flowering Gum
Willowleafed Peppermint
Red Ironbark
Mana Gum
Flaxleaf Paperbark
Fruitless Olive
Canary Island Pine
Japanese Black Pine
Coast Live Oak
Holly Oak
Cork Oak

Shrubs and Groundcover
See Appendix A for a Master Plant Palette listing of recommended evergreen
shrubs and groundcover.
____________________
* Restricted from use within runway approach zones.
Source: Thompson Planning Group, Ltd
.
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Table 11
PLANT MATERIALS - PRIMARY ARTERIAL LANDSCAPE TREATMENT
Accent Plantings
Botanical Name

Common Name

Trees
Albizia julibrissin
Casaurina stricta
Koelreutari paniculata
Leptospermum scoparium
Ligustrum lucidum
Maytenus boaria
*Platanus acerifolia
Prunus cerasifera
Schinus molle
Schinus terebinthifolius

Silk Tree
Coast Beefwood
Golden Rain Tree
New Zealand Tea Tree
Glossy Privet
Mayten Tree
London Plane Tree
'Krauter Vesuvius' Flowering Plum
Californian Pepper Tree
Brazilian Pepper

Shrubs and Groundcover
See Appendix A for the Master Plant listing of recommended accent shrubs and
groundcover.
____________________
* Do not use within runway approach zones.
Source: Thompson Planning Group, Ltd.

Primary Arterial Landscape Treatment - The primary arterial streetscape concept sets
the stage for the peripheral edge theme of the Santa Maria Airport Business Park Specific
Plan area. This landscape treatment will be implemented by creating a parkway along the
project boundary fronting on the Orcutt Expressway and Skyway Drive. Each property
developer sharing a boundary with these roads will be required to follow these landscape
concepts.
The dominant feature of the principal arterial parkway is an informal planting of evergreen
trees and shrubs along its outer edge, creating a backdrop for foreground elements. Close
to the roadway, deciduous accent trees are dispersed in an informal pattern and are
visually enhanced by the contrasting evergreen background. A layering of accent
shrubbery and groundcover blankets the ground plane below, adding to the verdant nature
of the parkways. Table 3-4 presents a listing of evergreen plantings and Table 3-5 presents
a listing of accent plantings that are recommended for use within the primary arterial
landscape treatment.
Visual stimulation and roadway noise mitigation should be further enhanced through the
use of earth berming and/or masonry fences which meanders along the outer edge of the
parkway. The introduction of earth berming increases the visual perspective of the
parkways and creates a visual corridor which is enclosed by landscaping.
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Exhibit 26
Primary Arterial Landscape Concept
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Primary Arterial, Secondary Arterial and Collector Landscape Treatment - The
streetscape concept for primary arterials, secondary arterials and collectors reflects the
design elements used for principal arterials, thus extending a consistent landscape theme
throughout the Airport Business Park. As in the landscape treatments for the primary
arterial, accent trees dominate the parkway landscaping in a linear formation along the
roadway's edge. Accent shrubbery and groundcovers enhance the landscaping by
blanketing the ground plane in an informal and layered formation. Exhibits, 26, 27, and 28
illustrate a plan and cross-sectional view of the landscape treatment for a primary arterial,
secondary arterial and collector, respectively.
Like the primary arterial parkway treatment, the use of a meandering berm along the outer
edge of the parkway enhances the visual perspective of the landscape and aids in limiting
views of parking lots, loading zones and other inappropriate scenery.
Table 3-6 provides a listing of the species recommended for use with the Primary Arterial,
Secondary Arterial, and Collector Landscape Treatment.
Table 12
PLANT MATERIALS
PRIMARY ARTERIAL, SECONDARY ARTERIAL
AND COLLECTOR LANDSCAPE TREATMENTS
Accent Plantings
Botanical Name

Common Name

Trees
Street Trees
Calocedrus decurrens*
Cedrus deodara*
Fraxinus oxycarpa "Raywood"*
Geljera parviflora*
Gingko biloba (grafted)*
Hymenosporum flavum*
Jacaranda acutifolia*
Lyonothamnos floribundus*
Olea europaea "Swan Hill"
Paulownia kawakami*
Pinus canariensis*
Platanus orientalis "Bloodgood"*
Podocarpus gracilior*
Pyrus calleryana "Aristocrat"*
Pyrus kawakamii*
Sequoia sempervirens*

Incense Cedar
Deodar Cedar
Raywood Ash
Australian Willow
Maidenhair
Sweet Shade
Jacaranda
Catalina Ironwood
Fruitless Olive
Powton Sapphire Dragon
Canary Island Pine
London Plane
Fern Pine
Aristocrat Pear
Evergreen Pear
Redwood

Accent Shrubs and Groundcover
See Appendix A for a Master Plant Palette listing of recommended accent shrubs
and groundcover.
____________________
*
Do not use within runway approach zones.
Source: Thompson Planning Group, Ltd.
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Exhibit 27
Secondary Arterial Landscape Concept

Average
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Exhibit 28
Collector Landscape Concept

(Average’)
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Roundabouts, Gateways and Entry Monument Landscape Treatment - The landscape
treatment for gateways and intersections, including roundabouts, contributes significantly to
the continuity of the overall landscape theme and reinforces a sense of visual sequences as
one moves throughout the Airport Business Park. The primary objective of the gateway
and intersection treatment is to provide a sense of place and destination.
A sense of arrival is extremely important to the overall image of the Santa Maria Airport
Business Park. Therefore, gateways into the Airport Business Park are clearly identified
through the use of monuments and landscaping of distinct spatial form with planting
material. Roundabouts are proposed for key intersections at Foster Road and Airpark
Drive, Foster Road and the future Enterprise Parkway, Foster Road and Blosser Road, and
Blosser Road and Enterprise Parkway. Gateways will be located on Blosser Road near
the intersection with the future Union Valley Parkway, on Foster Road just west of the future
roundabout at Airpark Drive, on Airpark Drive near Skyway Drive, and on Enterprise
Parkway east of the future "E" Street. Depending on what route a person takes to or from
the project site they are likely to encounter either a gateway monument or one of the
roundabouts.
The roundabout landscaping is expected to be more functional in nature because of the
need to maintain sight distances within the roundabout. Generally, pedestrian movements
across the streets are handled away from the circle so that most of the landscaping is
enjoyed by the vehicle driver and passengers. As illustrated on Exhibit 29, which uses the
proposed roundabout at Foster Road and Enterprise Parkway for this example, the
roundabout landscaping can reinforce the nature of the circle and integrate an entrance
monument into the design. Exhibit 30 presents a concept section of the roundabout
landscape.
The monument landscape treatment within gateways uses a formal layout of monuments
accented with plant materials, creating a dramatic vertical accent to the overall landscape.
The gateways are further enhanced by accent shrubbery and groundcover which add color
and texture to the expansive ground plane. Exhibit 31 illustrates the monument landscape
treatment for gateways within the project. (Exhibit 24 depicts their location within the Santa
Maria Airport Business Park.) Only the name and logo of the Airport Business Park will
appear on the entry monument.
The species listed in Table 13 are recommended for use within a Gateway or Roundabout
Landscape Treatment.
Sight Triangle - The gateways and intersection design within the Santa Maria Airport
Business Park are designed to provide sufficient visibility for the safe operation of vehicles.
Using the sight triangle method established by the Institute of Transportation Engineers, the
sight triangle defines that area at each intersection that must be free of obstructions which
might interfere with the driver's ability to see other vehicles approaching on the cross street.
The design of landscaping and placement of signage, monumentation, and outdoor art will
be situated so as not to restrict views within the sight triangle designation.
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Exhibit 29
Roundabout Landscape Concept Plan View
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Exhibit 30
Roundabout Landscape Concept Section

Table 13
GATEWAY AND/OR ROUNDABOUT LANDSCAPE TREATMENT
Botanical Name

Common Name

Accent Trees
Casaurina stricta
Leptospermum scoparium
Maytenus boaria
Schinus molle
Schinus terebinthifolius

Coast Beefwood
New Zealand Tea Tree
Mayten Tree
Californian Pepper Tree
Brazilian Pepper

Accent Shrubs and Groundcover
See Appendix A for the Master Plant Palette listing of recommended accent shrubs
and groundcover.
____________________
Source: Thompson Planning Group, Ltd.

Bus Stops
Bus stops are an important design and social feature within the Santa Maria Airport
Business Park. The aesthetics as well as their function become one of a number of places
within the Airport Business Park that are pedestrian-oriented. The specific location of future
bus stops must be coordinated with SMAT at the time a development plan is submitted.
Working with SMAT, these nodes will allow people to easily reach their destination within
the Airport Business Park. Consideration should be given to providing a well-lighted, safe,
as well as an aesthetically pleasing, location for the pedestrian to relate with. A variety of
landscape and building materials coupled with plantings should reinforce these
bus/pedestrian nodes. Exhibit 32 illustrates the conceptual treatment for bus pullouts.
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Exhibit 31
Gateway Landscape Concept
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3.4.2

Community Design Objectives, Policies and Programs
Objective: Enhance community character through the use of aesthetically pleasing
streetscapes, signs, building design, colors and water conserving landscapes that establish
the Santa Maria Airport Business Park area as a node within the City.
Policy CD 1 - Establish design concepts for street lighting, furniture, signs, building
design and colors that will be unifying and compatible with the downtown urban
renewal vernacular.
Programs
-

CD 1.1 -- Lighting: architectural character of lighting standards will be
compatible with the urban renewal area of Santa Maria. Site lighting will be
compatible with the architecture of the project.

-

CD 1.2 -- Street furniture: match character, color and style of elements
currently used in the Central City and Plaza Urban Renewal area of
downtown Santa Maria.

-

CD 1.3 -- Signs: visible from the architecture of any building. Shall be
designed to be in harmony and character of the architecture of the proposed
development. Signs shall be secondary to the architecture of the building
and shall avoid dominating the site or the building.

-

CD 1.4 -- Building Design: contemporary in character using materials
reflecting contemporary architect. Materials shall be non-polished or
reflective. The use of metal, glass walls, etc. is not prohibited. Building
street facades shall be composed of at least three planes no less than 8 feet
wide at different depths behind the setback. Exterior color shall be limited to
the earth colors that range from yellow through diverse shades of buff,
brown, green and grey-blue to red. Some variations are burnt sienna and
burnt umber. None of the earth colors are very brilliant, yet provide for a
wide and diverse range of colors compatible with the natural setting of the
area. Roof materials can range from tile and metals to concrete with earth
tones that are compatible with the architectural character of the building.

Policy CD 2 -- Create on-site landscaping that will be compatible with and
complement site planning, buildings, and adjacent land uses.
Programs
-

CD 2.1 -- Except as otherwise permitted, landscape all setback, median, and
nonwork areas. Landscaping shall be in accordance with Section 4.3
(Community Design Standards) of this document.

-

CD 2.2 -- Landscape all unpaved areas with trees, shrubs and ground cover.
Use drought-tolerant shrubs and trees. See Appendix A for the list of
approved drought-tolerant plants.

-

CD 2.3 -- Install permanent automatic irrigation for all landscaped areas in
accordance with Chapter 44, Uniform Landscape Guidelines, of the Santa
Maria Zoning Ordinance. Use drip system where possible.

3 - 37

Santa Maria Airport Business Park Specific Plan
Adopted 12/5/1995 – Amended – 10/20/1998 – Updated 7/5/2007

Policy CD 3 -- Use buffer areas adjacent to existing residential uses to reduce
potential noise levels generated from adjacent industrial uses. Sound walls and/or
berms with landscaping are preferred.
Programs
-

CD 3.1 -- Install buffer areas between industrial and existing mobile home
uses when industrial development occurs.

Policy CD 4 -- Enhance the Santa Maria Airport Business Park planning area's
functional role as the southern edge of the City.
Programs
-

CD 4.1 -- Design and construct a landscaped gateway at the entrance
points.

-

CD 4.2 -- Include a project identification entry monument in accordance with
Exhibits 24 and 29.

Exhibit 32
Conceptual Treatment
for Bus Pullouts
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3.5

INFRASTRUCTURE PLAN
The infrastructure section of the Santa Maria Airport Business Park Specific Plan suggests
the locations and sizes of necessary water services, sewer lines, and storm drainage
improvements for the planning area. The following summarizes the infrastructure
improvements proposed for the Santa Maria Airport Business Park planning area.
Estimated construction costs are presented in Appendix B. However, the infrastructure
facilities have not been designed and engineered as to accurate size or location.
Therefore, all costs are preliminary until the detailed engineering studies are prepared.
It is intended that public infrastructure elements to serve localized needs and address
localized impacts will be funded and constructed by individual developments as the local
areas develop. Although the specifics of these elements will vary in relation to the needs
and impacts associated with each individual development, the elements will, as a general
rule (under "standard" circumstances), be designed to meet the parameters and constraints
of City of Santa Maria Standard Specifications and Drawings and Design Standards, as
promulgated by the City's Department of Public Works. The design of these elements will
undergo review and approval by the City Engineer in a manner consistent with established
practices. Examples of such elements are sewer mains and water mains.
Public infrastructure elements intended to serve area-wide or "regionalized" needs and
address such impacts are currently under study. This planning area is fortunate to have a
trunk sewer system running through it to which localized additions will complete the
required sewer collection function. The two infrastructure categories for this plan which fit
the "regionalized" nature for the Business Park are water supply and drainage.
The major "regional" requirement for the water system is a 10-inch main extension in the
frontage road around the end of Runway 30 from Foster Road to near the Radisson Hotel.
This improvement would likely be staged to supply the critical service looping needed as
each phase develops.
A large portion of the "regional" drainage requirements centers on elements which are to be
provided by the Santa Barbara County Flood Control and Water Conservation District. The
major elements of this being the Foster Road Storm Drain and the culvert under State
Route 135. The Airport District must construct the retention basin at the corner of Foster
Road and State Route 135. The golf course creeks would double as flood water relief
channels during major storm events. The creek watercourses and the 20 acre-foot terminal
basin with overland escape route to the northwest are considered by the plan as "regional"
items of construction.
These elements are typically of a scope beyond the ability or means of an individual
development or developer to construct and will be constructed in phases as subareas
develop.

3.5.1

Proposed Infrastructure Improvements
Water System
The conceptual plan to provide potable water service to the Specific Plan areas of
development for consumption and fire protection is shown on Exhibit 33.
All of the areas of the Specific Plan are within the City of Santa Maria's water service area.
An existing 12-inch main system serves the County Government Center south of Foster
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Road. A second system starts at well 5-AS and extends westerly along the Enterprise
Parkway alignment to Blosser Road, then north on Blosser Road and the Airport infield area
connected at the T-Hangar area. The above lines are shown on Exhibit 33 as existing.
The complete system needed to serve the Specific Plan area will extend the existing stub
lines and forms a looped redundancy, as required, to provide an adequate level of service
for water usage and stream flow requirements for fire protection. The system would also
allow for possible future extensions to the west. The layout is designed to meet current City
standards which require fire hydrants at 350-foot spacing along all streets as well as having
the mains available to provide domestic and fire sprinkler service to each site in the
Business Park. All water conveyance facilities of the Specific Plan would be designed to
meet all City Standards and would be dedicated to the City as part of their system with
appropriate easements.
Since the plan area is at the southernmost tip of the City's system, it is very important that
one loop be closed to maintain the strength (i.e., pressure) of supply on the south side of
the Airport. One existing 12-inch loop which runs north/south adjacent to the threshold of
Runway 30 would act as the central spine. One future 10-inch easterly loop would occur
within Airpark Drive and connect back to Skyway Drive just south of the Radisson Hotel.
The second westerly loop connects to the infield line and runs due north across the main
runway midfield and connects to the 12-inch main system near the southwest corner of
Hangar 3039.
The existing water system facilities (pumps, wells, reservoirs and transmission mains) are
capable of meeting the estimated increase without modification.
Total project water consumption would be 778 acre-feet per year as shown on Table 6. An
existing agricultural well currently supplies an estimated 284 acre-feet per year for the
strawberry, vegetable, and grazing uses within the project area. There is an existing
recycled water system from the Laguna County Sanitation District, to the Business Park
and can serve the golf course as well as other agricultural operations outside the Specific
Plan area. This water would be transported from the west by a pipeline in the future
Enterprise Parkway Alignment. Irrigation required for landscaping in the Specific Plan golf
course area would be served by this system through two irrigation storage ponds on the
golf course.
Water consumption after development of the Specific Plan area will not impact the current
usage because the use of recycled water will offset the increased demand, and less water
would be extracted from the Santa Maria Groundwater basin.
Additional water
conservation credit is anticipated by the implementation of the storm water drainage system
of the Business Park with it’s termination in the county recharge project.
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Exhibit 33
Conceptual Water System Plan
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Sewer System
Sewer service for the Santa Maria Airport Business Park Specific Plan will be provided by
the City of Santa Maria for the airport service lands on the north side adjacent to Skyway
Drive. All of the remainder of the light industrial and airport service areas on the southeast
and southerly portions of the plan will be serviced by the Laguna County Sanitation District.
Exhibit 34, Conceptual Sewer System Plan, displays the proposed layout for existing and
needed additional lines in order to serve all parcels of the project. The area is strategically
located next to two Laguna trunklines that will provide the majority of the needed pipeline
system capacity.
The main trunkline from the Orcutt Wye is a 15-inch main which crosses diagonally near the
end of Runway 30, then turns due west within the future Enterprise Parkway alignment and
increases to 21 inches at Blosser Road. An 18-inch main connects to the 21-inch main at
Blosser Road and Enterprise Parkway and extends south on Blosser Road to the Airport
south property boundary and beyond. A 12-inch main connects to the 18-inch main at
Blosser Road just south of Foster Road (i.e., in old Foster Road) and traverses east to
State Route 135 and beyond. Seven local branch extensions to the system will provide the
coverage for the new development.
All of the Specific Plan area is within the City of Santa Maria; however, the sewage
collection and treatment is divided due to physical constraints of gravity flow. There is an
agreement with Laguna County Sanitation District wherein City areas on the Airport which
gravity flow to the Laguna system are traded with some Laguna flows from the Orcutt Wye
area which enter the City's system across the northern part of Airport District property.
A conceptual sewage collection system, shown on Exhibit 34, was developed in order to
illustrate the basic requirements and to provide a general estimate of the cost. The cost
estimate will be adjusted when the actual location and sizes of the proposed sewer lines
have been determined.
The seven extensions which are required to complete the system will be constructed to City
standards in accordance with direction from Laguna County Sanitation District. The small
volume of flow will amount to about 2 percent of the current plant capacity and existing
trunk lines which traverse the project site.
The City of Santa Maria can readily accept the small volume of flow through the Airpark
Drive 8-inch line and has adequate capacity to treat the effluent according to the Santa
Maria Water and Wastewater Resources manager.
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Exhibit 34
Conceptual Sewer System Plan

Recycled Water System
The conceptual plan to provide recycled water service to the Specific Plan areas of
development for irrigation is shown on Exhibit 35.
The Santa Maria Public Airport District and the Laguna County Sanitation District have
entered into an agreement for the airport to receive deliveries of tertiary treated recycled
water for irrigation use at the golf course as well as existing agricultural operations near the
Specific Plan area. The quantity of reclaimed water delivered to the airport will depend on
availability of supply and existence of demand. The supply of reclaimed water depends on
the treatment system at the treatment plant and is subject to effluent flows from it’s
customers.
The initial amount available will be 1.4 MGD (million gallons per day) or
roughly 1568 AFY (acre feet per year). This quantity is more than enough to satisfy the
excess water demand of the Business Park.
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Exhibit 35
Conceptual Recycled Water System Plan

Storm Drain System
There is no improved drainage system covering the southern half of the airport lands yet
major water sheds to the southeast and south flow naturally across the Specific Plan area
and must be resolved for development to occur.
The major watersheds which must be provided for are as follows:
101 acres east of State Route 135 and north of Foster Road.
594 acres east of State Route 135 and southeast of Foster Road.
A chain of areas and basins ending with Foxenwood No.3 to the south with an
overflow to airport land just east of Blosser Road on the southerly boundary of
airport property.
A 16-inch bleeder line in Blosser Road coming from Solomon Canyon basin to the
south.
A pumped bleeder line from Deerfield Subdivision basin from the west back to
Blosser Road at the Airport's southern boundary.
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The Deerfield basin overflow near the southwest corner of the proposed golf course.
A comprehensive Flood Control and Drainage Plan for the Santa Maria Airport Business
Park has been developed as a part of this project. Exhibit 36, Conceptual Storm Drain
Plan, shows all of the features associated with solving major flood control issues including
the retardation of large off-site County flows from approximately 700 acres east of State
Route 135. For the temporary storage of these County waters, the Airport District will
receive 246 acre-feet per year of water mitigation credit to offset usage created from
development of the plan. The Specific Plan also incorporates a series of linked retention
basins as required for all development within the City.
An overall solution to the external constraints of the flood control system was outlined in the
original Research Park Specific Plan embodied in a letter from County Flood Control to the
Airport District on August 12, 1991. (This letter is included in Appendix C.) The original
Specific Plan was based (as is this one) on the elements that were tacitly agreed to in that
letter.
The items which are under discussion are as follows:
1.

The County may construct a 100-year storm capacity culvert across State Route
135 south of Foster Road.

2.

The Airport District will construct detention basin #9 (30 +/-AF) at the southeast
corner of Foster Road and Foxenwood Lane.

3.

The County will construct a 100-year capacity pipeline from the southwest corner of
Foster Road and State Route 135 to 600’ west of Blosser Road along the southerly
ROW of Foster Rd.

4.

The Airport District will construct a conveyance from Foxenwoods Basin #3 across
future basin #7 to Blosser Road.

5.

The County will construct or reimburse the Airport District for the outfall works and
the piping to convey the maximum flow in a 100-year storm event from the
conveyance across Blosser Road, Item 4 above, approximately 300 feet to the golf
course creek watercourse.

6.

The Airport District will construct the creek watercourse for 100-year storm capacity.

7.

The Airport District will construct the creek watercourse from the Deerfield overflow
to the confluence with Item 5 above.

8.

The Airport District will construct a 20 acre-foot basin at the end of the golf course
creek watercourse and a 24 to 30-inch bleeder pipeline north to the County's Orcutt
Recharge project.

9.

The County will accept easements for and maintain the 24 to 30-inch bleeder
pipeline from the 20 acre foot basin (Basin 8).

10.

The County will accept easements for the 30 acre-foot basin (basin #9), but will
only accept maintenance if it is not landscaped or used for recreation.

11.

The Airport District will build a 100-year capacity culvert across the future Enterprise
Parkway at the golf course creek crossing.
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12.

The County will construct the normally required retention facilities on their 80-acre
Government Center facility and an 18-inch bleed pipeline to a future golf course lake
across Foster Road.

13.

The Airport District will accept and provide retention for the 101-acre County
watershed which lies north of Foster Road and east of State Route 135.

14.

The County will quit claim all other easements on the south and west sides of the
Airport.

15.

The Airport District will provide the normal retention and 25-year capacity
conveyances for the Santa Maria Airport Business Park as they occur in the staged
development of the plan.

There are five drainage subsystems to handle runoff of the developed lands and the streets
projected in the Specific Plan. Drainage flows for events with less than 25-year frequency
will be conveyed in a pipe system as shown on Exhibit 36. Storm events of greater
intensity will be conveyed in the pipe with overflows into the street system.
SYSTEM I - One hundred one acres of the 696-acre County watershed is located north of
Foster Road. This water has historically been deposited onto the Airport through four 24inch pipes which cross State Route 135 between Foster Road and Skyway Drive. Several
retarding basins similar to those in front of the passenger terminal building will occupy the
areas between the new Airpark Drive and State Route 135. These basins are identified as
Detention Basins 1, 2 & 3 on Exhibit 36. Basin #3 was constructed in 2005 as part of AIP
24. This system will handle the 100 acres of County land and the proposed developments
straddling Airpark Drive. The retarded flows will then enter the existing 24-inch pipeline
system at the south side of the Radisson Hotel, and then through the passenger terminal
building basin chain.
SYSTEM II - This system collects water from the north/south portion of Enterprise Parkway
and will detain it in the basin identified as Detention Basin #4 on Exhibit 36, located
southeast of Avionics West Hangar. The bleed water from this basin will enter the old
airbase pipe System A which will eventually be conveyed to Basin A and ultimately
recharged through the Orcutt Recharge System at the Getty Basin several miles to the
north. The drainage will terminate in the Getty Basin, but only after first having been
retained on the project site, then bleed to the Airport's new stormwater reclamation system
basins, then pumped, when storage is available, to the Getty Basin system. Thus, the flow
will not adversely affect the Getty Basin recharge system.
SYSTEM III - This system will utilize the golf course depressions east of Blosser Road
(identified as Detention Basin #5 on Exhibit 36) for temporary storage of storm water
events. At other times they will be permanent elements of the golf course adding to the
amenities.
The 80-acre County Government Complex, several parcels of light industrial lands, Pioneer
Park, and the golf course east of Blosser Road all will drain to the golf course basins. The
bleeder pipeline will feed under Blosser Road and be connected to the infeed to a similar
basin west of Blosser Road (identified as Detention Basin #6 on Exhibit 36).
SYSTEM IV - This system will collect the runoff from the developed properties on each side
of Enterprise Parkway east of Blosser Road, the bleed flow from Basin 5, the clubhouse,
and 50 acres of golf course (including the old County landfill). The bleed water will be fed
to the golf course creek and provide supply to the adjacent CTS ponds.
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SYSTEM V - This system will collect the runoff generated by the industrial property
development fronting on Enterprise Parkway west of Blosser and deliver it unretarded to the
golf course creek where it will immediately flow into Detention Basin No. 8 (20 acre-feet) for
retardation. The 24-30” bleeder pipeline will deliver it to the Orcutt Recharge System near
“A” Street when it is completed at a future date. In the interim, it will bleed to Basin C west
of A Street and be pumped to the Orcutt Recharge System.
County System Integration
The County system from the 594 acres southeast of Foster Road and State Route 135
delivers a peak flow of 83 cfs to that intersection. This system, which will be funded and
built by the County, may consist of a 100-year capacity culvert under State Route 135 and a
new 18” diameter bleed storm drain in the Foster Road right of way that terminates 600’
west of Blosser Road into the golf course creek system.
At the southwest corner of the intersection of State Route 135 and Foster Road, the Airport
District is committed to building a detention basin (Detention Basin #9) to retard the flows
from this watershed. The county would construct the inlet and outlet structures for this bain
and have already integrated these improvements into the construction documents.
Additionally, the Airport District will construct Detention Basin No. 7 east of Blosser Road
adjacent to Union Valley Parkway. Drainage flows from UVP and over flow from
Foxenwood Basin 3 will in turn be metered and will exit the basin through a County
constructed pipeline crossing Blosser Road and entering the meandering stream through
the golf course. The pipe and stream will be constructed to handle the maximum 100-year
peak flow that could be generated from the upstream contributing systems (i.e., pipe inflows
and Foxenwood basin overflows).
The aforementioned stream will join another stream, which originates at the overflow
spillway of the Deerfield Basin near the southwest corner of the property. The combined
streams will accept the golf course runoff of 160 acres as well as the metered outflow from
Detention Basin No. 6 (from Systems III and IV) and the unretarded flow of System V. The
combined flows will again be retarded at Detention Basin No. 8. This is the terminal basin
of the Specific Plan system but not the end of the flow path. A 24-inch diameter PVC
bleeder pipeline which has been partially constructed by the Airport District through AIP
projects, when completed, will deliver a maximum flow rate of 10 cfs to the Orcutt Recharge
Project for water conservation purposes.
The outflow from Basin No. 8 is limited by recharge capacity downstream to a maximum of
10 cfs. All flows in excess of 10 cfs, when this basin is full, will be directed to the overland
escape channel just outside of the fence at the end of Runway 2 and thence northwesterly
to a natural drainage swale immediately north of the Tanglewood Subdivision. All flood
flows in excess of the piping capacities and overflows from the retention basin system will
be conveyed by the street system to this basin and to its overflow when capacity is
exceeded.
Flood control and drainage improvements are based on Santa Barbara County Flood
Control and Water Conservation District standard design procedures. A 25-year storm
frequency was used to size the storm drains and the retardation basins will be sized
according to City and County standards.
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Per the conditions from the May 17, 2007 Airport Land Use Commission meeting,
retardation basins will be designed to allow standing water to be drained swiftly within a
maximum 48-hour period after storms. Modifications to the shape and design of the basin
banks and floors to ensure the basins remain dry after rainfalls will also be implemented.
The District will work with the City’s Waste Water Services to develop techniques to limit
access of birds in significant numbers to open water and minimize aircraft-wildlife
interactions where necessary. Mitigation techniques to minimize aircraft-wildlife interactions
will be considered from reference materials recommended from the Airport Land Use
Commission.

Exhibit 36
Conceptual Drainage System Plan
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3.5.2

Infrastructural Objectives, Policies and Programs
Objective: To achieve a framework for the development of appropriate infrastructure to
accommodate the land uses proposed in the Santa Maria Airport Business Park planning
area.
Policy INF 1 - Achieve a framework for development of water services for both
domestic and fire protection uses.
•

Programs
-

INF 1.1 -- Provide water services in accordance with the
improvements depicted on Exhibit 33 of the Specific Plan subject to
modification by detailed engineering studies at the time of
development.

-

INF 1.2 -- Require low-flow toilets in all bathrooms built in conjunction
with future development in the planning area.

-

INF 1.3 -- Implement water-conserving landscape design standards
established in Section 4.0 of this Specific Plan.

-

INF 1.4 -- Implement infrastructure improvements in accordance with
financing and maintenance mechanisms established in Section 5.0
(Implementation and Administration) of this Specific Plan.

Policy INF 2 -- Achieve a framework for development of an efficient and sanitary
sewer system.
•

Programs
-

INF 2.1 -- Provide sewer services in accordance with improvements
depicted on Exhibit 34 of this Specific Plan subject to modification by
detailed engineering studies at the time of development.

-

INF 2.2 -- Implement infrastructural improvements in accordance with
financing and maintenance mechanisms established in Section 5.0
(Implementation and Administration) of this Specific Plan.

Policy INF 3 -- Achieve the development of an efficient storm drainage system
sensitive to the needs of both the Santa Maria Airport Business Park planning area
and adjacent portions of the City and County which rely on this drainage system.
•

Program
-

INF 3.1 -- Provide storm drainage services in accordance with the
improvement depicted on Exhibit 36 of this Specific Plan subject to
modification by detailed engineering studies at the time of
development.

-

INF 3.2 -- Implement drainage improvements in accordance with
financing and maintenance mechanisms described in Section 5.0
(Implementation and Administration) of this Specific Plan.
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