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CHAPTER I - INTRODUCTION
The Area 9 Specific Plan is a policy document used to implement certain development
concepts presented in the City’s General Plan. Specific Plans are authorized under
Section 65450 et seq. of the California Government Code for the systematic
implementation of all or part of the City’s General Plan.

A.

OVERVIEW
The Area 9 Specific Plan provides detailed guidelines for the future development
of approximately 890 acres, in the western area of the City (see Figure I-1.
“Regional Location / Vicinity Map”). The Specific Plan project is envisioned to be
a major employment center for the City and would accommodate industrial uses,
office-professional complexes and research and development parks, as well as
limited, strategically located commercial and residential uses.
The Area 9 project area is generally defined as the properties bordered by
Betteravia Road to the south, the Santa Maria Valley Railroad tracks to the north,
Black Road to the west and ‘A’ Street to the east. The project site is
approximately 9 miles from the Pacific Ocean and approximately 3 miles west of
Highway 101.
The Specific Plan acknowledges and incorporates the land use and infrastructure
commitments already approved in Area 9, particularly the Windset Farms
Conditional Use Permit (U-2009-013) and development agreement (SP-2009015) and the Cole Enterprises Conditional Use Permit (U-2009-002).
As set forth in Section 65451 of the Government Code, the Area 9 Specific Plan
includes, at minimum, text and diagrams to describe the following:

State Law Requirement [Section 65451]
A statement of the relationship between the Specific Plan and the
City’s General Plan. [b]
The distribution, location and extent of land use, including open
space, within the plan area. [a(1)]
The proposed distribution, location, extent, and intensity of major
components of public and private transportation, sewage, water,
drainage, solid waste, energy, and other essential facilities
proposed to be located within the plan area and needed to support
land uses described in the Specific Plan. [a(2)]
Standards and criteria by which development will proceed and
standards for the conservation, development, and utilization of
natural resources, where applicable. [a(3)]
A program of implementation measures, including regulations,
programs, public works projects, and financing measures necessary
to implement the Specific Plan. [a(4)]
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RELATIONSHIP TO THE SANTA MARIA GENERAL PLAN
Key principles of the Area 9 Specific Plan were developed to conform to the
goals, policies, and objectives of the City’s General Plan (GP). The following
narrative details how these key principles are consistent with the City’s General
Plan, in conformance with Government Code Section 65451(b).
1.

Key Economic Development Principles
The Area 9 Specific Plan will:
a. Establish an industrial and commercial park that enhances economic
development and strengthens the economy of the City by creating
substantial high-paying employment opportunities. [Consistent with GP
Land Use Goals L.U.10, L.U.11]
b. Improve the regional jobs to housing balance by providing substantial
opportunities for local employment, and thereby reduce the average
length of commute vehicle trips and associated vehicle air contaminant
emissions. [Consistent with GP Land Use Goal L.U.11 and Resource
Management Goal-2]

2.

Key Land Use Compatibility Principles
The Area 9 Specific Plan will:
a. Provide for development which is compatible with existing and future
adjacent residential development and agricultural operations in an
effort to maintain the integrity of those land uses. [Consistent with GP
Land Use Goals L.U.5 and L.U.5d]
b. Provide a compatible and safe mix of industrial and commercial land
uses. [Consistent with GP Land Use Goals L.U.1 and L.U.7]

3.

Key Transportation/Infrastructure Principles
The Area 9 Specific Plan will:
a. Encourage the use of alternative modes of transportation within the
Specific Plan area by providing various transit links within the City,
including bicycle routes, pedestrian pathways and public transit routes.
[Consistent with GP Circulation Goal C.1, Land Use Policy L.U.7 and
Bikeway Master Plan]
b. Provide essential infrastructure as needed to meet the demands of
industrial, commercial and residential development. [Consistent with
GP Land Use Objective L.U.2b and Circulation Policy C-5.a]
c. Coordinate with the Santa Barbara County Airport Land Use
Commission to comply with regulations of the Airport Approach Zone,
as adopted in the Santa Barbara County Airport Land Use Plan (1993).
[Consistent with GP Land Use Goals L.U.1 and L.U.7]
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d. Provide transportation and circulation improvements that satisfy City
level of service criteria on all roadways and at all signalized
intersections. [Consistent with GP Circulation Policy C.1.a and Policy
C.4.b]
4.

Key Environmental Principles
The Area 9 Specific Plan will:
a. Provide replacement natural resources by compensating for any losses
that occur as a result of implementation of the Specific Plan.
[Consistent with GP Resource Management Goal-3 and Goal-7]
b. Minimize the public’s exposure to potential hazards associated with
operational and abandoned oil facilities and hazardous materials.
[Consistent with GP Safety Goal 5 and Goal 9]
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Figure I-1. Regional Location / Vicinity Map
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CHAPTER II – LAND USE
As required by Section 65451(a) (1) of the State Government Code, this Chapter
presents the “distribution, location and extent of land use, including open space, within
the plan area” for Area 9.

A.

LAND USE PLAN
Figure II-1 “Land Use Plan” presents the proposed general distribution of the
uses of land within the Area 9 Specific Plan project area. The Land Use Plan
conforms to Section 65451(a)(1) of the State of California Government Code,
and is hereby adopted and incorporated into the Area 9 Specific Plan.

B.

ZONING
The development standards and criteria which implement this Specific Plan are
provided through the application of zoning districts to the official zoning map, in
accordance with Section 12-38.01 of the Santa Maria Municipal Code. Figure II2, Zoning Map presents the zoning districts which implement the Area 9 Specific
Plan.
In the Area 9 Specific Plan residential uses are limited to the Commercial Office
and Professional Office (CPO) zoning district. Mixed-use residential projects will
only be considered in the CPO district north of Battles Road and in the CPO
district bounded by Battles Road to the north, A Street to the east and Carmen
Lane to the south. The western boundary of this mixed-use area shall be a
north-south line 700 feet from the western edge of A street for the CPO district
north of Battles Road, and 3,000 feet from the western edge of “A” Street for the
CPO district south of Battles Road. Figure II-3, “Residential Mixed-use Area”
shows this location.

C.

DESCRIPTION OF LAND USES
1.

Proposed Land Use Types and Distribution
Area 9 is envisioned as a major employment center which would
accommodate industrial uses, office-professional complexes and research
and development parks, as well as limited, strategically located
commercial and residential uses and associated infrastructure.
Accordingly, the majority of the project site would be designated for
manufacturing or industrial use.
The land use designations adopted for this Specific Plan serve to guide
development within the Area 9 planning area. Chapter IV provides the
development standards that implement each land use designation,
through corresponding zoning, including a Planned Development Overlay
designation. The Area 9 Specific Plan land use designations are hereby
adopted and incorporated into this Specific Plan as follows:
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a. Heavy Commercial/Manufacturing (HCM)
The Heavy Commercial/Manufacturing designation permits activities
which allow manufacturing and retail uses on the same site, as well as
other heavy commercial uses which may be land extensive, generate
high noise levels, require transport of materials by heavy truck, or require
large loading and docking areas. As shown in Figure II-1, approximately
62 gross acres (45.8 net acres) will be designated Heavy
Commercial/Manufacturing.
The types of uses contemplated for this designation include lumber
yards, boat works, warehouses, building supply dealers, mobile home
sales, farm equipment sales and equipment repair.
Corresponding Zoning:
Manufacturing)

PD/CM (Planned Development/Commercial

b. Heavy Commercial Manufacturing/Agriculture (HCM/AG)
The Heavy Commercial Manufacturing/Agriculture designation
supplements the uses of the Heavy Commercial/Manufacturing
designation, while safeguarding and encouraging agriculturally-related
industrial activity adjacent to existing agricultural uses. The intent is to
provide for these areas with a land use designation that is diverse, yet
also restrictive, in order to ensure the protection of neighboring
agricultural land uses from any negative impacts such as noise, odor,
lighting, traffic, growth inducement or degradation of visual aesthetic
values. As shown in Figure II-1, approximately 95 gross acres (69 net
acres) will be designated Heavy Commercial/Manufacturing/ Agriculture.
Uses contemplated for the Heavy Commercial Manufacturing/ Agriculture
designation expand beyond those uses contemplated by the Heavy
Commercial Manufacturing designation to include: wholesale nursery
supply: small animal hospital; agricultural packing and processing plant;
farm implement and machinery sales/service and supply facilities;
irrigation contractor; and screened agricultural material or utility storage
yard.
Corresponding Zoning: PD/CM/AG (Planned Development/ Commercial
Manufacturing/Agriculture)
c. General Industrial (GI)
The General Industrial designation provides for a variety of heavy
industrial uses such as heavy manufacturing or heavy trucking
operations, but particularly those which need to be separated from other
land uses because of associated impacts such as heavy truck traffic,
noise, odor, and dust. As shown in Figure II-1, approximately 144 gross
acres (133.5 net acres) will be designated General Industrial.
A range of industrial uses are contemplated within this designation,
including heavy manufacturing and heavy trucking operations.
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Corresponding Zoning:
Manufacturing)

d.

PD/M-2

(Planned

Development/General

Light Industrial (LI)
The Light Industrial area is intended to accommodate a variety of light
manufacturing and design research facilities, which contain the process
primarily within the building, have a low generation of adverse
environmental impacts, and which are most compatible with adjacent
nonindustrial uses. As shown in Figure II-1, approximately 451 gross
acres (446.9 net acres) will be designated Light Industrial.
The types of uses contemplated by the Light Industrial designation
include research facilities, light assembly plants, non-public-oriented
offices, industrial support offices and those industrial uses with
processing entirely contained within a building.
Corresponding
Manufacturing)

Zoning:

PD/M-1

(Planned

Development/Light

e. Commercial/Professional Office (CPO)
The Commercial/Professional Office designation is intended to provide
office type uses with open space and architectural requirements similar
to those in residential districts in order that such uses can be located in
close proximity. As shown in Figure II-1, approximately 114 gross acres
(105.1 net acres) will be designated Commercial/Professional Office.
The types of uses contemplated by the Commercial/Professional Office
designation include office development for the following services:
educational testing, medical, legal, travel agencies, insurance and real
estate services, as well as certain complementary commercial uses.
Corresponding Zoning: PD/CPO (Planned Development/Commercial
Professional Office)
f. Community Commercial (CC)
The Community Commercial designation is intended to provide
retail/service uses to the area. The proposed commercial area located
on the corner of Betteravia Road and ‘A’ Street will potentially have good
access and high visibility. As shown in Figure II-1, approximately 14
gross acres (12.8 net acres) will be designated Community Commercial.
The types of uses contemplated by the Community Commercial
designation include a variety of retail uses, excluding "heavy", land
extensive or quasi-industrial commercial uses such as lumber yards,
agricultural equipment yards, pipe supply works, etc.
Corresponding
Commercial)
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g. Conservation Open Space (COS)
The Conservation Open Space designation provides for areas subject to
flood hazard, significant groundwater recharge areas, and publicly and
privately owned landscaped areas. The landscaped basins within the
Conservation Open Space land use designation may also serve as
passive and active recreational sites. The intent of the Conservation
Open Space designation is to preserve certain areas for present
agricultural production, protect natural resources, provide for recreation
and scenic protection, provide scenic areas along railroad rights-of-way,
act as an urban agriculture buffer, and allow mineral extraction. As
shown in Figure II-1, approximately 10 gross acres (9.4 net acres) will be
designated Conservation Open Space.
Corresponding Zoning: PD/OS (Planned Development/Open Space)
h. Roadways
Although not a land use designation, Roadways are a component of the
Area 9 Specific Plan infrastructure necessary to support the development
of the Land Use Plan. As noted in Figure II-1, approximately 67.7 acres
will be designated Roadways.
Refer to Chapter III for the location, distribution, and design standards of
the Area 9 roads.
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Figure II-1. Land Use Plan

NOTE: ACREAGE FIGURES DEPICTED ON MAP
ARE NET ACREAGE (EXCLUSIVE OF ROAD
RIGHTS OF WAY; APPROXIMATELY 67.7
ACRES )

451 +/-

14 +/-

95 +/-

114 +/10 +/-

62 +/144 +/-
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Figure II-2. Zoning Map

NOTE: ACREAGE FIGURES DEPICTED ON MAP
ARE NET ACREAGE (EXCLUSIVE OF ROAD
RIGHTS OF WAY; APPROXIMATELY 67.7
ACRES )

NOTE: PLANNED DEVELOPMENT (PD) OVERLAY DISTRICT APPLIES TO ALL PROPERTIES
WITHIN THE AREA 9 SPECIFIC PLAN.
LIGHT MANUFACTURING
(M-1)

451 +/-

GENERAL COMMERCIAL
(C-2)

14 +/-

COMMERCIAL MANUFACTURING/ 95 +/AGRICULTURE (CM/AG)

COMMERCIAL OFFICE &
114 +/PROFESSIONAL OFFICE (CPO)

COMMERCIAL MANUFACTURING 62 +/(CM)

OPEN SPACE

GENERAL
MANUFACTURING
GENE
RAL MANUFACTURING
(M-2)

10 +/-

144 +/PROJECT BOUNDARY
EXISTING PARCEL LINES
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Figure II-3. Residential Mixed-use Area
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CHAPTER III – PUBLIC FACILITIES
As required by Section 65451(a)(3) of the State Government Code, this Chapter
presents “the proposed distribution, location, extent, and intensity of major components
of public and private transportation, sewage, water, drainage, solid waste, energy, and
other essential facilities proposed to be located within the plan area and needed to
support land uses described in the Specific Plan.”

A.

OVERVIEW
This Chapter presents the detailed infrastructure layout and specifications
necessary to support the development of Figure II-1. “Land Use Plan.”
Infrastructure includes sanitary sewer facilities, solid waste disposal, storm water
drainage, water facilities, parks, schools and energy and other essential facilities.
This chapter also presents transportation and circulation, and landscaping of
roadways and gateways.
The infrastructure of the Area 9 Specific Plan shall be developed in conformance
with plans and infrastructure policies included in this Chapter. All of the
infrastructure facilities presented in this Chapter are permitted by right, in any of
the land use designations presented in Figure II-1, and any of the zoning districts
presented in Figure II-2. “Zoning Map.”

B.

INFRASTRUCTURE PLAN
1.

Sanitary Sewer Service Facilities
The Area 9 Specific Plan wastewater facilities shall be developed in
conformance with Figure III-1. “Sanitary Sewer Service Facility Plan.” The
proposed wastewater improvements will have sufficient capacity to serve
the development proposed by the Land Use Plan, and where necessary,
the off-site flows of adjacent development. The City’s existing South West
Sewer Trunk Line will also serve to provide capacity to a portion of the
Specific Plan development. The City’s existing Wastewater Treatment
Facility at Black Road contains sufficient capacity to serve the
development proposed by the Land Use Plan.
Black Road Sewer Trunk Line
The Black Road Sewer Trunk Line is designed to convey the calculated
wastewater flows from the western portion of Area 9, the future Mahoney
Ranch Specific Plan Area, and the proposed County jail to a new sewer lift
station. Sewer flows will then be conveyed via a force main to the existing
wastewater treatment plant on Black Road. Area 9 will contribute
approximately 45% to 50% of the calculated total flows to the Black Road
Sewer Trunk Line (Area 9 Specific Plan FEIR, March 2011; Mahoney
Ranch Specific Plan FEIR, October 2007; Proposed County Jail FEIR,
January 2008). Many of the western properties will have significant runs of
sewer line to install in order to connect to the Black Road Sewer Trunk
Line.
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The eastern portion of Area 9 will have the ability to connect to the existing
South West Trunk, generally located along ‘A’ Street. See Figure III-1.
“Sanitary Sewer Service Facility Plan” for location of east/west transition
area and location of South West Trunk. Once capacity is reached in the
existing South West Sewer Trunk Line, a parallel South West Sewer Trunk
Line will be constructed.
The South West parallel sewer trunk line is a planned regional
improvement for the City. This sewer infrastructure component is part of
the City’s Utility Master Plan (Carollo Study, 1994) and is considered a
regional project.
2.

Solid Waste Disposal
The City’s existing and future landfills have sufficient capacity to serve the
development proposed by the Land Use Plan. Project-generated solid
waste will be taken to the Santa Maria Landfill that is operated by the City
of Santa Maria. Upon the closure of the Santa Maria Regional Landfill in
approximately 2015, the City of Santa Maria Integrated Waste
Management Facility would serve the Area 9 Specific Plan Area.
Development of individual sites shall be designed to accommodate
trash/recycling enclosures, with appropriate truck turning radii, in
accordance with City standards.

3.

Storm Water Drainage
Figures III-2 and III-3 present existing and proposed drainage patterns,
respectively, within the Area 9 Specific Plan area.
Stormwater drainage facilities shall be developed in conformance with
Figure III-4. “Stormwater Drainage Facilities Plan.” The proposed
stormwater drainage facilities will provide sufficient capacity to serve the
development proposed by the Land Use Plan.
The construction of multiple regional retention/retardation basins within the
Area 9 Specific Plan area will retain and retard the storm water flows from
the proposed development. The basins will also be designed to maintain
the existing drainage patterns to prevent negative downstream impacts.
The basin locations and sizes are estimated based on capturing the flows
from specific drainage areas as well as the possible phasing of the
development. At a minimum, the basin design will adhere to Santa
Barbara County Engineering Design Standards, subject to review and
approval by Santa Barbara County Flood Control.
The existing drainage for Area 9 (approximately 900 acres bound to the
north by the Santa Maria Valley Railroad, to the east by “A” Street, to the
south by Betteravia Road and to the west by Black Road) consists of four
large drainage areas (see Figure III-2. “Existing Drainage Patterns”). The
source of this information is the Santa Barbara County Public Works’ 1985
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Santa Maria Valley Watershed Map. Area 1, the northernmost area, is
Green Canyon Drainage Area B22. Area 2, just south of Area 1, is Green
Canyon Drainage Area B23. Area 3, southwest of Area 2, is Green
Canyon Drainage Area B20. Area 4, along the north edge of Betteravia
Road, is Betteravia Drainage Area B5.
Each of the above-mentioned existing drainage area’s surface drains in a
westerly direction toward Black Road. To maintain the existing drainage
characteristics of Area 9, some storm water will be retained on site in a
sumped area of the regional basins. If the basin volume for Areas 1-3 is
exceeded, the drainage will continue along the Green Canyon Watershed
and enter the Santa Maria River, west of Guadalupe. Area 4 continues
along the Betteravia Area Watershed to the Guadalupe Lakes, south of
the intersection of West Betteravia Road and Sinton Road. The
emergency overflow route for each basin will be via public right-of-ways
(i.e. roads, pedestrian walkways, utility easements) and must be designed
to transport the peak 100-year storm flow.
The gravity bleeder will bleed to the location that is referenced as Volumes
1-4 and shown on Figure III-2. Measures shall be taken to ensure that
outlet flows follow historical flow paths, are not concentrated in excess of
historic flows, and do not cause negative impacts downstream. The
emergency overflow routes will also maintain the historical flow paths.
Retarded flows from the preliminary design discussed and shown herein
are based on managing the historical flows within the historical paths and
can be modified if agreeable to the City of Santa Maria.
The storm water will be collected via a storm drain system composed of
drain inlets and pipes throughout Area 9 and flow into the regional basins,
as depicted in Figure III-4, “Stormwater Drainage Facilities Plan.” The
design of the storm drain systems will be prepared by a licensed civil
engineer, adhere to the City of Santa Maria design standards and will be
subject to review and approval by Santa Barbara County Flood Control.
4.

Water Facilities
The water facilities, described below, shall be developed in conformance
with Figure III-5. “Water Facilities Plan.” The proposed Area 9 Specific
Plan Water System contains sufficient capacity to serve the development
proposed by the Land Use Plan.
a. Water Lines
There currently exists a 42” State Waterline main in Black Road and a
36” State Waterline main in Betteravia Road. No connections to these
lines will be allowed with the development of Area 9. The water system
connections to the City’s existing infrastructure will be at the
intersections of Betteravia Road and “A” Street, Carmen Lane and “A”
Street, Sonya Lane and “A” Street, and Battles Road and “A” Street.
The existing 12”, 8”, 8”, and 12” lines respectively will be extended
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through Area 9 to Black Road where they will tie into a new 16”
waterline paralleling the existing 42” State Waterline. There will also be
a 12” main in “E” Street. The aforementioned waterline mains will be
provided such that the system is looped during any portion of the
development.

b. Water Pressure
A pressure monitoring station will be necessary for the development of
the water system within the Area 9 Specific Plan development. Water
pressure must be maintained between 60 and 80 pounds per square
inch (psi) to ensure appropriate distribution. The construction of the
water system will provide a looped system throughout each phase of
the project’s development. The looping of the system will aid in the
maintenance of the water system pressure and prevent the stagnation
of water that is possible in dead end lines.
c. Sampling Station
The introduction of additional water system lines will result in the need
for a water sampling station near the intersection of Black Road and
Betteravia Road. The City will use this sampling station to assure the
maintenance of the quality of the water within the system.
5.

Parks
Mixed-use residential development, if proposed within the Area 9 Specific
Plan, will provide park and recreational facilities and open space pursuant
to Section 11-9.05. of the City of Santa Maria Municipal Code. These park
facilities (or in-lieu fees) will be sufficient to serve the residential
development within the Area 9 Specific Plan.
The proposed drainage basins, described in Section III-B (3), may also
serve as passive and active recreational sites subject to the approval of
the City Recreation and Parks and Utilities Departments. The proposed
drainage basins, approximately 60 acres in total area, are evenly spread
throughout the planning area. It should also be noted that although the
Specific Plan proposes to utilize the onsite retention basins as open
space, and, since such open space areas would be periodically inundated
during storms, they are not considered to be developed parkland per City
standards (Municipal Code Section 11-9.05 (g)(1)(G)).

6.

Schools
No schools are proposed in the Area 9 Specific Plan. California
Government Code Section 65995 considers payment of approved school
fees to be full mitigation to offset potential impacts to schools. Consistent
with State law, the City of Santa Maria is not involved in this process.
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Energy and other Essential Facilities
The City does not control the location, construction or timing of certain
utility services which are provided in conjunction with development. The
project area will be provided with basic services, including electricity,
natural gas, cable and telephone, by commercial utilities outside the
jurisdiction of the City.

C.

TRANSPORTATION AND CIRCULATION
The extent and intensity of the Area 9 Specific Plan street system shall be
developed in conformance with the locations and street classifications depicted
on Figure III-6. “Vehicular Circulation Plan.” Specific transportation and
circulation improvements shown on Figure III-6 shall be designed and
constructed in conformance with the current Standard City Engineering
Specifications and Drawings. All aspects of street layout, design and widths of
right-of-way not addressed by the roadway standards presented in this section
shall be in conformance with the current Standard City Engineering
Specifications and Drawings. The location and distribution of streets, and
roadway standards, are described below.
1.

Primary Arterial Streets
Betteravia Road runs east and west through Area 9, continuing or
improving the existing grid street system layout in Santa Maria. A portion
of Betteravia Road, between “A” Street and Mahoney Road is the only
roadway proposed as a primary arterial. The increased capacity will
accommodate travelers from the Mahoney Ranch area and travelers
coming from Black Road. The primary arterial provides for mobility, with
intermittent access to arterials, other streets, and freeways and with
minimal direct land access. Direct land access points may also be further
restricted to right-in/right-out driveways via raised medians.
Primary Arterial street right of way width shall be 104 - 118 feet. The
primary arterial is designed per current City of Santa Maria Industrial
Street Section Standards. The opposing directions of traffic are divided by
a minimum 16’ median that will provide areas for landscaping and turn
lanes along the improved road section. The median turn lanes will provide
access to and from a limited number of connecting streets. There will be a
6’ wide sidewalk and a 10’ wide public utility, tree planting and pedestrian
access easement on each side of the right of way. There will be no onstreet parking along Primary Arterials.
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Secondary Arterial Streets
Using a secondary arterial along Black Road, Betteravia Road (between
Mahoney Road and Black Road), Battles Road, “A” Street and “E” Street
provides for a high volume of traffic and safe turning movements, while
eliminating the need for high maintenance landscape medians. Secondary
arterials provide for mobility, with access to collectors, some local streets,
and major traffic-generating land uses. Secondary arterials provide limited
access with access primarily through shared or consolidated driveways.
Small lots or those with less than major traffic-generating land uses may
not have access directly to a secondary arterial.
Future “F” Street, from Betteravia Road to Stowell Road is designated
“Proposed Secondary Arterial” on the City’s Circulation Element
Circulation Plan. Although this future road is not depicted on Figure III-6,
“Vehicular Circulation Plan,” (nor any other Specific Plan figure), it is
anticipated that construction of this Secondary Arterial will ultimately be
necessary - upon the replacement of the Windset Farms greenhouse
project with more intense Light Industrial land uses, as designated on
Figure II-1, “Land Use Plan.” In any event, retaining “F” Street on the
Circulation Element Circulation Plan will be necessary to maintain future
Level of Service “D” on project area roads, as specified in Sections III-C(7)
and III-C(8) of the Area 9 Specific Plan.
Primary and secondary arterials typically accommodate higher levels of
speed, connecting travelers efficiently to various areas within the City. The
number of access points and access location onto primary and secondary
arterial roadways will be reviewed on a case by case basis through the
subdivision and planned development process.
Secondary Arterial streets shall be developed in accordance with
“Secondary Arterial Roadway Classifications” of the General Plan
Circulation Element and appropriate City standards.

3.

Collector Roads
Collectors Roads are smaller, less traveled streets that provide access
within the planning area. Carmen Lane and Sonya Lane are designated as
collector roads.
Collector Roads shall be developed in accordance with “Collector Street
Classifications” of the General Plan Circulation Element, and appropriate
City standards.

4.

Local Streets
All other streets within the Specific Plan not listed in the above sections
are designated local streets. The local streets will provide access through
the interior of the project, connecting arterials, collectors, and local streets.
Local Streets shall be developed in accordance with “Local Street
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Classifications” of the General Plan Circulation Element and appropriate
City standards.
5.

Alleyways
Private alleyways will be primarily used for deliveries to businesses and to
access back parking areas. Alleyways will not be publicly maintained.
Alleyways shall be developed in accordance with appropriate City
standards.

6.

Payment of Fees for Traffic Improvements
(Derived from EIR Mitigation Measure T-1(a))
Prior to occupancy, applicants for traffic-generating projects within the
Area 9 Specific Plan shall pay the Area 9 Traffic Fee in the amount
calculated by the Public Works Director.

7.

Traffic Improvements to Meet Level of Service Standards
(Derived from EIR Mitigation Measure T-1(b))
Applicants for development projects of a size estimated to generate
vehicle trips exceeding specified limits shall prepare an engineering
analysis of traffic impacts resulting from the proposed development
project. Traffic limits for preparation of this analysis are those specified in
the Guidelines for CEQA Project-level Analysis of the then-current
Congestion Management Program for the Santa Barbara County
Association of Governments. The analysis shall identify the specific traffic
improvements within and external to the Specific Plan needed to allow
intersections affected by the project to operate at LOS D. The applicant
shall implement the stated improvements or other improvements as
approved by the Public Works Director to achieve LOS D.

8.

Internal Roadway System Improvements
(Derived from EIR Mitigation Measure T-3)
The internal roadway system shall be designed to have the capacity to
accommodate the traffic volumes anticipated at buildout of the Specific Plan,
in accordance with Table IV.K-8 of the Final EIR (E-2006-077). In addition,
the following roadway improvements are required for the streets listed
below.
 Black Road, left-turn lanes shall be provided at major cross streets and
at mid-block driveways, if allowed, so that left-turning vehicles do not
impede through traffic on Black Road.
 E Street, left-turn lanes shall be provided at major cross streets and at
mid-block driveways, if allowed, so that left-turning vehicles do not
impede through traffic on E Street.
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Betteravia Road, left-turn lanes shall be provided on Betteravia Road at
major cross streets and at mid-block driveways, if allowed, so that leftturning vehicles do not impede through traffic on Betteravia Road.

Gateways
A sense of arrival is extremely important to the overall image of Area 9.
Therefore, “Gateways” into Area 9 are clearly identified through the use of
low monument walls and distinct landscaping treatments, as presented in
Section III-D-2, below. As shown on Figure III-7, “Gateway Locations,”
these gateways will be constructed at the following intersections:
Betteravia Road and ‘A’ Street, Betteravia Road and ‘E’ Street, Betteravia
Road and Black Road, Battles Road and ‘A’ Street, and Battles Road and
Black Road.

10.

Alternative Transportation Modes
a. Santa Maria Area Transit
The routes and stops needed to serve Area 9 will be based on demand
for public transit, and will be evaluated and implemented by Santa
Maria Area Transit. At the time of development plan review, transit
related improvements within the planning area, or along roadways
which abut the area, will be determined by Santa Maria Area Transit
and the City of Santa Maria Community Development and Public
Works Departments.
b. Bicycle Access
i. Conformance to Citywide Bikeway Master Plan
Both the Circulation Element of the City’s General Plan and the
City’s Bikeway Master Plan establish a citywide bikeways plan.
Those adopted policy documents connect the following Class I and
Class II bikeways in the Area 9 Specific Plan to future
improvements outside of the Area 9 Specific Plan to ultimately
provide linkages to the citywide bikeways network. These planned
segments of bikeways are shown in Figure III-8 of the Area 9
Specific Plan as follows:
 Class 1 bike path extends within, or adjacent to, the northerly
boundary line of the Area 9 Specific Plan south of the Santa Maria
Valley Railroad (south of the right-of-way);
 Class II bike lane along the west side of A Street;
 Class II bike lane along the north side of West Betteravia Road
between A Street and Mahoney Road; and
 Class II bike lane along the east side of Black Road.
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ii. Project applicant proposed bikeways
The Area 9 Specific Plan applicant proposes additional segments of
bikeways within the interior of the Area 9 Specific Plan also shown
in Figure III-8 as follows:
 Class II bike lane along the west side of E Street; and
 Class II bike lane along the north side of Battles Road.

D.

LANDSCAPING OF ROADWAYS AND GATEWAYS
Landscape and associated improvements will be provided within and along the
Area 9 Specific Plan roadways, as presented in Figure III-6. “Vehicular Circulation
Plan.” Figures III-7 and III-9 illustrate the landscaping concepts for roadways and
gateways within Area 9. The landscape improvements, including the landscape
plant varieties, shall conform to the City’s “Landscape and Irrigation Standards”
(City Recreation and Parks Department, Revised 2007). Other plant species may
be substituted, subject to approval of the Community Development Department and
the Recreation and Parks Department.
1.

Landscape Treatment for Roadways (Arterial and Collectors)
The landscape design along arterials and collectors (including medians)
shall consist of tree planting comprised of regularly spaced (approximately
40 feet on center) evergreen trees planted at the outside boundaries of the
parkway, forming a backdrop for informal plantings of deciduous accent
trees. Plantings of shrubs and groundcover shall provide for visibility, with
low height plant materials at the roadside and sidewalk areas, transitioning
to larger and taller shrub plantings at the outer boundaries of the
parkways. The width of the landscape area shall conform to the primary
arterial, secondary arterial and collector street standards presented in this
Chapter.

2.

Landscape Treatments for Gateways
A sense of arrival is extremely important to the overall image of the Area 9
Specific Plan. Depending on what route a person takes to or from the
project site they are likely to encounter a gateway. Landscaping of distinct
spatial form and the use of low monument walls will clearly identify the
Area 9 Specific Plan gateways. The primary objective of the gateway
treatment is to provide a sense of place and destination. Figure III-9,
“Gateway Details” illustrates these landscape treatments.
Gateway and intersection treatments shall be applied within a triangular
area measured 60 feet from the intersection of corner property lines.
Gateway design shall include an expanded area of mixed groundcovers
(maximum three feet in height) within the 30 foot by 30 foot sight distance
triangle located behind the property line. Behind this area will be an area
of larger and taller shrub plantings. Evergreen trees shall be planted at the

City of Santa Maria

III-9

Area 9 Specific Plan

CHAPTER III

PUBLIC FACILITIES

back edge of the gateway to form a backdrop for clusters of deciduous
accent trees.
Each side of the Gateway shall have a low wall with project signage; only
the name and/or logo selected for the overall Specific Plan area will
appear on the entry monument. The Gateway, including those portions of
the medians measured 60 feet back from the intersections, will include
stamped concrete, decorative pavers, or similar special paving approved
by the City's Public Works Department.
3.

Landscape Species – Restrictions
(Derived from EIR Mitigation Measure BIO-6(c))
Landscaping shall contain only those species that are not considered
“invasive”, including those identified in the California Invasive Plant
Inventory published by the California Invasive Plant Council and by the
United States Department of Agriculture National Invasive Species
Information Center.

4.

Construction and Maintenance of Landscaping
Construction and maintenance responsibilities for landscaping are
presented in Chapter VI. All landscaping improvements presented in this
Chapter may be maintained as part of a City Landscape Maintenance
District or other means acceptable to the City of Santa Maria.
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Figure III-1. Sanitary Sewer Service Facility Plan
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Figure III-2. Existing Drainage Patterns
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Figure III-3. Proposed Drainage Patterns
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Figure III-4. Stormwater Drainage Facilities Plan
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Figure III-5. Water Facilities Plan
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Figure III-6. Vehicular Circulation Plan
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Figure III-7. Gateway Locations
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Figure III-8. Bikeway Improvements

CLASS II BIKEWAY
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Within the 30 foot sight distance triangle formed from the intersection of corner property lines adjacent to two intersecting
streets:
1. No fence, wall, accessory structure, or landscape material shall be higher than three feet [SMMC Section 12-27.03]; and
2. No tree limb, shrub or other plant reaching a height more that three feet above the curb grade adjacent thereto, except
tree trunks having no limbs lower than eight feet above curb grade shall be grown [City of Santa Maria Standard Drawing
RD-38] within the 30 foot sight distance triangle formed from the intersection.

Note: Call-outs separated for clarity. All improvements are applicable to each side of a Gateway intersection.

60’ X 60’ GATEWAY
(measured at
intersecting property
lines)
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Figure III-9. Gateway Details
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CHAPTER IV – STANDARDS AND CRITERIA FOR DEVELOPMENT
As required by Section 65451(a) (3) of the State Government Code, this Chapter
presents standards and criteria necessary to support the implementation of the Figure
II-1. “Land Use Plan.”

A.

OVERVIEW
The development standards and criteria which implement this Specific Plan are
provided through the application of zoning districts to the official zoning map, in
accordance with Section 12-38.01 of the Santa Maria Municipal Code. Figure II-2
presents the zoning districts which implement the Area 9 Specific Plan.
The Area 9 Specific Plan document presents standards and regulations which
replace the Santa Maria Municipal Code (Title 12 – Zoning). Insofar as Chapter
IV of the Area 9 Specific Plan differs with Title 12 of the Santa Maria Municipal
Code (or successor ordinances relating to zoning), the Specific Plan sections
shall control within the boundaries of the Area 9 Specific Plan area. Insofar as
the Area 9 Specific Plan does not address a matter which is addressed by zoning
ordinances of the City of Santa Maria, the zoning ordinances shall apply within
the boundaries of the specific plan area.
In any instance where the Area 9 Specific Plan appears to present requirements
different than or unique from the Santa Maria Municipal Code, the provisions of
this Specific Plan will control. For example, some of the unique requirements
may include, but are not limited to: allowed land uses; building setbacks; building
heights; landscaping and site planning/design. This Chapter also provides
guidance regarding certain unique land uses proposed for the Specific Plan,
including: Commercial Manufacturing/Agriculture; Oil Drilling and Production; and
Residential (Mixed-Use) Development. Finally, this Chapter provides guidance
regarding certain development standards, including environmental mitigations,
applicable to all areas of the Specific Plan. In the absence of specific standards
and regulations, the Santa Maria Municipal Code (Title 12 – Zoning)
requirements remain in full force.
Chapter 12-35, Planned Development Overlay District, is also applied to the
official zoning map, for the area covered by the Area 9 Specific Plan.

B.

COMMERCIAL MANUFACTURING/AGRICULTURE (CM/AG)
DEVELOPMENT STANDARDS
Allowed uses and development standards are described below, to implement the
Commercial Manufacturing/Agriculture zoning district, as presented in Chapter II.
The Planned Development Permit process outlined in Article 2 of Chapter 12-35
of the Santa Maria Municipal Code shall be used to implement these
development standards.
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Purpose and Intent
The purpose of the Commercial Manufacturing/Agriculture zoning district
is to provide areas for agriculture and agriculturally-related industrial uses.
The intent of the following development standards is to ensure
compatibility with the protection of neighboring agricultural land uses from
any negative impacts such as noise, odor, lighting, traffic, growth
inducement or degradation of visual aesthetic values.

2.

Permitted Uses
The following uses are permitted subject to the prescribed performance
standards contained in Article 3 of Chapter 12-33 of the Santa Maria
Municipal Code:
a. Dry and irrigated farming;
b. Pasture grazing;
c. Service establishments, such as:
i. Agricultural packing and processing plant,
ii. Blacksmith shop, sheet metal shop, welding shop or machine shop,
iii. Farm implement and machinery sales, service and supply shop,
iv. Farm implement rental shop,
v. Feed and fuel store,
vi. Frozen food locker,
vii. Irrigation contractor,
viii. Oil and water well drilling supplier,
ix. Produce distribution warehouse,
x. Wholesale nursery supplies,
xi. Wholesale supply storage and distribution center;
d. Small animal hospitals.

3.

Prohibited Uses
The following uses are specifically not permitted:
a. Residential uses (including ranch houses and labor camps);
b. Offices providing services to the general public such as:
i. Architects,
ii. Accountants,
iii. Attorneys,
iv. Doctors and medical offices,
v. Real estate brokers,
vi. Dental offices,
vii. Investment brokers.
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Conditional Uses
Those similar uses which the Planning Commission finds to fall within the
intent and purpose stated above, that will not be obnoxious or detrimental
to the public welfare, and are found by the Planning Commission to be
compatible with adjoining land uses, provided that conditions and
development standards are applied to mitigate any potentially adverse
impacts, are permitted subject to obtaining a conditional use permit
according to the procedures set forth in Article 2 of Chapter 35 of the
Santa Maria Municipal Code.
a. Utilities, such as:
i. Distribution plants,
ii. Utility substations;
b. Intensive livestock operations requiring the regular importation of feed to
the site;
c. Repair and equipment services, such as:
i. Tractor repair and service facilities,
ii. Equipment rental and/or service;
d. Screened agricultural material or utility storage yard;
e. Any use involving the storage or handling of explosive materials. The
storage or handling of blasting agents, or the storage or handling of
flammable liquids in aboveground tanks;
f. An increase in pipeline capacity through the repair, maintenance,
replacement or installation of new pipelines as defined in Section 122.113.1 of the Santa Maria Municipal Code;
g. Large truck and tractor sales and service facilities;
h. Produce vendors; fruit and/or vegetable stand incidental to adjacent
agricultural uses;
i.

5.

Structures exceeding 35 feet in height.

Accessory Uses
Premises may be used for accessory uses, provided such uses are
established on the same lot or parcel of land, are incidental to and do not
substantially alter the character of any permitted principal uses.

6.

Minimum Parcel Size
Each parcel of land shall have a minimum lot area of not less than one (1)
acre. Minimum lot width is one hundred fifty (150) feet on an accepted
street or accessway.
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Maximum Building Height
No lot or parcel of land shall have a building or structure in excess of
thirty-five (35) feet in height unless allowed with a conditional use permit
or planned development permit.

8.

Setbacks
a. Front Yard. Minimum setback shall be twenty (20) feet. Where parking
is provided in the required front yard setback a ten (10) foot landscaped
strip shall be provided separating the parking from the public right-ofway.
b. Side and Rear Yards.
i. No side or rear yards are required; except that
ii. A corner lot or parcel of land shall have a landscaped side yard of
not less than ten (10) feet in width for that portion of the development
(including parking lot) adjoining the street.

9.

Screening
a. A fence, or solid masonry wall, not less than eight (8) feet in height may
be required along the perimeter of all areas which, by reasons of the
conditions on the property or physical hazards, are considered by the
Planning Commission to be dangerous to the public health or safety.
b. A solid fence or wall shall be erected surrounding the area devoted to
open storage. No material shall be stored to a height greater than the
height of the required wall or fence, unless authorized by the zoning
administrator, upon his finding that conditions apply to the particular
property or development proposed which justify an exception and show
compatibility with adjoining properties.

10.

Outside Display and Storage
All display, service, installation and storage shall be located wholly within
an enclosed building except for material storage associated with the
following uses, provided such storage is properly screened from and
aesthetically compatible with neighboring lands:
a. Farm machinery sales,
b. Wholesale nursery supplies,
c. Irrigation contractor (storage only),
d. Farm implement rental shop,
e. Oil and water well drilling supplier (storage only).
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Parking
For provisions on parking, see Chapter 12-32 of the Santa Maria
Municipal Code.

12.

Signs
For provisions on signs, see Chapter 12-34 of the Santa Maria Municipal
Code.

C.

LIGHT MANUFACTURING (M-1) DEVELOPMENT STANDARDS
The provisions of Santa Maria Municipal Code Chapter 12-15 implement the Light
Manufacturing zoning district, as presented in Chapter II of this Specific Plan.
However, in addition to the Conditional Uses listed in Municipal Code Section 1215.05, greenhouse facilities and associated operations are a conditionally
permitted use within the Area 9 Specific Plan’s Light Manufacturing (M-1) zone
district. The Planned Development Permit process outlined in Article 2 of
Chapter 12-35 of the Santa Maria Municipal Code shall be used to implement
these development standards.

D.

OIL/GAS DRILLING AND PRODUCTION DEVELOPMENT
STANDARDS
The following standards regulate limited oil and gas drilling and production within
the Area 9 Specific Plan. Historically, drilling and production have been allowed
in the City within the Open Space zoning districts. Limited drilling and production
will be permitted in Area 9 utilizing a Conditional Use Permit or a Zoning
Administrator Use Permit, determined by the processing standards below, as
permitted by Municipal Code Chapter 12-35.103 and 12-35.200A.
1.

Purpose and Intent
The following policies and procedures apply to drilling and production,
including the drilling of a new well, deepening or reentering a previously
idle or abandoned well, conducted within specified areas in Area 9. These
policies and procedures regulate the operation of the oil and gas facilities
and accessory facilities within the Specific Plan. The intent of these
policies and procedures is to minimize the potential impacts from drilling
and production activities on natural resources and adjacent development;
and assure compliance with applicable State laws, including but not
limited to the requirements of California Department of Conservation,
Division of Oil, Gas, and Geothermal Resources (DOGGR).
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Permitted Designations
Drilling and production may only be conducted in those land use areas
designated General Industrial, Light Industrial, Heavy Commercial
Manufacturing-Agriculture or Heavy Commercial Manufacturing as shown
in Figure II-1.

3.

Permitted Uses
The specific regulations contained within this section shall apply to all
equipment, buildings, and appurtenances necessary for the drilling and
production of oil and gas resources and require a Planning Commission
Conditional Use Permit:
a. The drilling and testing of a new well.
b. Facilities for the production of oil and gas from a well.
c. Re-entering a previously abandoned or idle well for the production of
oil and gas.
d. Structures, equipment, or facilities necessary and incidental to the
separation of oil, gas, and water.
e. Injection wells and incidental equipment necessary for enhanced oil
recovery or disposal of production wastes, including equipment and
facilities necessary for secondary and enhanced recovery, steam
injection, hydrologic fracturing or other methods to extract
hydrocarbons. Use of an injection well may be subject to review and
approval by State and Federal agencies, as necessary.
f. Pipelines which are incidental to production operations or injection
operations.
g. Storage tanks necessary or incidental to oil and gas separation, or
temporary storage of separated hydrocarbons, and equipment for
transfer of the produced hydrocarbons to pipelines or tanker trucks.
Tanks shall not exceed the maximum height as regulated by the zone
district.
h. Flare stacks, as required and regulated by the Santa Barbara Air
Pollution Control District and the Uniform Fire Code.

4.

Processing
a. Zoning Administrator. A Zoning Administrator Use Permit under
Chapter 12-35.103 shall be required for all oil and gas drilling and
production that conform to the criteria as set forth below:
i. The site is located in the Santa Maria Valley Oil Field, as designated
by DOGGR.
ii. The well to be re-entered or re-drilled is idle, or abandoned.
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iii. The drill rig, and subsequent production and accessory equipment is
not located closer than 200 feet from land zoned Commercial Office
and Professional Office (CPO) or General Commercial (C-2) as
noted in Figure II-2
iv. No processing or treatment other than H2S removal is permitted.
v. No secondary or enhanced recovery operations are proposed.
vi. No offsite reinjection of produced waters or other liquids from the reentered or re-drilled well(s) are proposed.
vii. No noise-generating work or tankering that exceeds City noise
standards is allowed between the hours of 10 p.m. and 7 a.m.

b. Planning Commission. All other oil and gas activity shall be reviewed
by the Planning Commission under Section 12-35.200A.
5.

Permit Requirements
Applications and supplemental materials shall be submitted to Community
Development Department, as requested by staff.

6.

Development Standards
These standards are applicable to all oil and gas drilling and production
conducted within the Area 9 Specific Plan, and shall be incorporated into
the Oil and Gas Drilling and Production Supplement:
a. Setbacks. Oil or gas facilities shall not be allowed within 200 feet of
the Commercial Office and Professional Office (CPO) or General
Commercial (C-2) zone districts.
b. Maximum Site Size. In order to minimize the area disturbed for drilling,
the drill site shall not exceed two acres in size.
c. Consolidation or Collocation. Oil and gas production and related
facilities shall be consolidated or collocated to the maximum extent
feasible in order to minimize the area of disturbance.
d. Grading. Grading and alteration of natural drainage patterns shall be
minimized to preserve the natural contour of the lands.
e. Screening and Landscaping. Production equipment and facilities shall
be recessed and screened from view from adjacent properties. Trees
or shrubbery shall be planted and maintained to develop attractive
landscaping and to screen the facility from public view. The facilities on
the site may also be screened from public view by reason of existing
trees or shrubbery, or a wall or building.
f. Prevention of Access. The site shall be enclosed with an adequate
noncombustible type fence, wall, screen, or housing sufficient to
prevent unauthorized access to the site and having a height of at least
six feet.
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g. Monitoring System. A monitoring system to measure off-site impacts,
including noise, vibration, odor, and air or water quality degradation,
may be required as a condition of approval.
h. Exterior Color. Permanent structures and equipment shall be painted a
neutral color in order to ensure they blend in with surroundings.
7.

Performance Standards
The following performance standards shall apply to all oil and gas
exploration and production, as appropriate:
a. Outdoor Lighting. Lights shall be shielded to ensure that lighting is
confined to the project site. Lighting shall further minimize impacts to
surrounding areas for the drilling and production phase of
development.
b. Noise. Production operations that are adjacent to a lot zoned
Commercial Office and Professional Office (CPO) or General
Commercial (C-2) shall not exceed City noise standards of 65 dB
(CNEL) at the property line(s), and shall not be conducted between the
hours of 10 p.m. and 7 a.m. of the next day, unless noise-generating
facilities are sufficiently insulated to reduce the outside night time level
to 50 dB(A) at or beyond the project property boundary.
c. Noise Sensitive Locations. Except during initial drilling exploration
operations, production facilities shall be designed and housed to
ensure the noise generated by the facilities as measured at any noise
sensitive location shall be equal to or below the maximum noise level
allowed by City Codes. Measures to reduce adverse impacts (due to
noise, vibration, etc.) to the maximum extent feasible shall be used for
facilities located adjacent to noise sensitive receptors (e.g. mixed use
housing).
d. Truck Operation Hours and Routes. It shall be prohibited to operate
trucks exceeding one and a half tons for use in oil and gas operations
between the hours of 10 p.m. and 7 a.m. upon streets containing
residential units. This prohibition shall not apply in an emergency as
determined by the City of Santa Maria Police Department or Fire
Department. Truck routes shall be reviewed for proposed oil and gas
facilities to ensure that oil field support traffic is not routed through
residential neighborhoods, unless alternative routes do not exist.
e. Odors. Noxious odors associated with the project shall not be
detectible at the project property boundary.
f. Flare stack. All flare stacks for testing and production phases shall
minimize impacts to surrounding properties and comply with all
applicable regulations, per Santa Barbara County Air Pollution Control
District and Santa Maria City Fire Department.
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Findings for Oil/Gas Drilling and Production
A Conditional Use Permit for Oil/Gas Drilling and Production shall be
approved only if it is determined that all of the following findings can be
made:
a. There are no feasible alternative locations for the proposed
drilling/production that are less environmentally damaging;
b. Consolidation or collocation on or adjacent to an existing drill site to
accommodate the proposed production is not feasible;
c. Significant adverse environmental effects will be mitigated to the
maximum extent feasible;
d. The project will not be detrimental to health, safety, and general
welfare of the neighborhood and will not be incompatible with uses of
the surrounding area;
e. The development is in conformance with the applicable provisions of
the Santa Maria Municipal Code and the Area 9 Specific Plan;
f. The site is able to accommodate subsequent oil and gas production,
should the proposed drilling program be successful.

9.

Definitions
For purposes of this section, the following definitions shall apply:
a. Deepening. Means the downward or lateral extension of any existing
well bore, wherein all of the existing well will remain in use.
b. DOGGR. That particular division in the Department of Conservation,
Division of Oil, Gas and Geothermal Resources, of the State of
California.
c. Drilling. Any boring into the earth for petroleum operations; but
excluding any well drilled solely for the production of fresh water.
d. Drill site. The premises used during the drilling, maintaining, operating
and producing of a well or wells located thereon.
e. Injection well. A well used for the purpose of injecting fluids or gas into
the ground either for disposal of waste liquids or to enhance recovery
of petroleum products, subject to regulation from State and Federal
agencies.
f. Idle well. Any well that has not produced oil or natural gas or has not
been used for injection for six consecutive months of continuous
operation during the last five or more years.
g. Oil Drilling and Production Supplement. A supplemental application
requesting specific information about the drilling and/or production
operation.
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h. Petroleum. Crude oil, natural gas and petroleum derivatives.
i.

Petroleum Operations. All activities in connection with the exploration,
drilling for and the production of petroleum, gas and other
hydrocarbons, together with all incidental equipment and
appurtenances thereto.

j. Pipelines. For the purpose of this section, shall mean all flow lines for
the transportation of hydrocarbons or their by-products or of materials
used in the production of unrefined hydrocarbons.
k. Plugged and abandoned well. A well that has been rendered unusable
or shut-in through compliance with the procedures outlined in this
section, or a well that is considered “plugged and abandoned” by
DOGGR as evidence by the issuance of a Report of Well
Abandonment.
l.

Produced water. Water produced as a byproduct to the recovery of oil
and gas.

m. Production. Drilling and re-drilling or re-entry of oil and/or gas wells to
extract oil and/or gas and associated byproducts in payable quantities
from a proven reservoir.
n. Re-drilling. The deepening of an existing well or the creation of a
partial new well bore some distance below the surface of the earth.
o. Re-entry. The process of cleaning a plugged and abandoned well by
drilling, jetting, or other method.
p. Report of Well Abandonment. A report or “final letter” from DOGGR
acknowledging plugging, cleanup and final records have been
satisfied.
q. Secondary and enhanced recovery operations. Any such operation
where the flow of hydrocarbons into a well are aided or induced with
the use of injected substances including but not limited to the
introduction of or subsurface injection of water and natural gas, steam,
air, CO2, nitrogen, chemical substances and any other substance or
combination thereof.
r. Tankering. A method by which a tanker truck transports separated oil
or produced water from a well site to a storage or processing facility.
s. Well. A hole, including a core hole, drilled or being drilled into the
earth for the purpose of obtaining and removing or reintroducing into
the ground, any substance for petroleum operations or which is to be
used as an accessory to the production of petroleum.
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NONRESIDENTIAL MIXED-USE DEVELOPMENT STANDARDS
For provisions on nonresidential mixed-use development standards, see Chapter
12-49 of the Santa Maria Municipal Code. Except as otherwise specified in
Section “F” below, mixed-use development within the Area 9 Specific Plan shall:
 comply with Santa Maria Municipal Code Section 12-49.07, except that the R2 (Medium Density Residential) and the R-3 (High Density Residential) zoning
districts shall not be paired as a secondary district to any of the Area 9
Specific Plan zones; and
 not include a residential component, or those permitted or conditional uses as
listed in Chapters 12-7 and 12-8 of the Santa Maria Municipal Code as a
component of the development.

F.

COMMERCIAL OFFICE AND PROFESSIONAL OFFICE (CPO)
MIXED-USE PROJECT CONTAINING A RESIDENTIAL
COMPONENT
This section provides regulation regarding Commercial Office and Professional
Office (CPO) mixed-use projects within the Area 9 Specific Plan that contain a
residential component.
1.

Purpose and Intent
Area 9 is intended to serve as a significant employment base for the City
of Santa Maria. Accordingly, any residential component introduced into
the project area must be limited in scope and location and carefully sited
so as not to significantly reduce the land supply for employmentgenerating land uses. In addition, residential components must not
introduce land use compatibility issues into the project area. Accordingly,
residential development can only be introduced into Area 9 as a
secondary component of a vertically integrated mixed-use development,
only within the Commercial Office and Professional Office (CPO) zoning
district, and only where the residential component location is limited to the
development’s second floor or above.
Mixed-use development projects are characterized by having various uses
such as commercial, residential, and institutional, combined in a single
building or on a single site in an integrated development project with
functional interrelationships and a coherent physical design. “Integrated”
means that uses are within a comfortable walking distance (i.e., 1/4 mile
radius) and are connected to each other with direct, convenient and
attractive sidewalks and/or pathways.
Mixed-use development projects containing a residential component shall
incorporate office uses that are neighborhood serving and that generate
pedestrian activity, such as travel agencies, childcare facilities, art
galleries, and medical and professional offices. Commercial uses such as
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cafes, restaurants, bakeries, bookstores, floral shops, retail shopping,
commercial recreation and entertainment spaces, and personal and
convenience service stores, are possible for those mixed-use projects
that, in addition to a residential component, include a commercial zoning
designation mixed with the base CPO (Commercial Office and
Professional Office) zone. Mixed-use development projects shall be
designed in a pedestrian oriented fashion to maximize neighborhood
walkability, connect to the existing street grid, preserve open space,
promote transit ridership, and include buildings with appropriate street
frontage.
A diversity of housing types shall be provided through the paring of
residential components with the CPO zone. Row housing, loft-type
dwellings, and flats, arranged either around courtyards or linearly along
the pedestrian area, are examples of the diverse housing types
anticipated within the Area 9 Specific Plan CPO zone.
2.

Use Standards
The following policies and procedures apply to mixed-use projects
containing a residential component, within the Area 9 Specific Plan. These
policies and procedures regulate the operation of all residential uses
within the Specific Plan. As previously described in Section A of this
chapter, these provisions of the Area 9 Specific Plan will control in any
instance where the Specific Plan appears to present requirements
different than or unique from those sections of the Santa Maria Municipal
Code Chapter 12-49 cited herein.
a. Mixed-use projects containing a residential component will only be
considered in the CPO district north of Battles Road and in the CPO
district bounded by Battles Road to the north, A Street to the east and
Carmen Lane to the south. The western boundary of this mixed-use
area shall be a north-south line 700 feet from the western edge of A
street for the CPO district north of Battles Road, and 3,000 feet from
the western edge of “A” Street for the CPO district south of Battles
Road. Figure II-3, “Residential Mixed-use Area” shows this location.
b. The residential component(s) of a mixed-use building shall be located
a minimum of 100 feet from the mixed-use area’s western, northern,
and southern boundaries abutting any manufacturing zoning district, as
shown on Figure II-1. This standard may not be excepted or reduced
except through an amendment to this specific plan.
c. Mixed use development that includes a residential component shall not
include non-digital photographic studios, laundry facilities, or other
types of development that could generate nuisance odors. (Derived
from EIR Mitigation Measure AQ-3(b))
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d. The CPO zoning district is the only zoning district within the Area 9
Specific Plan where a mixed-use project may incorporate a residential
component. The CPO component is the primary zoning district; the
residential components are the secondary zoning district.
e. The combined mixed-use projects containing a residential component
within the Area 9 Specific Plan are limited to a maximum of 550
residential units, including live-work/work-live units.
f. Street level and ground level floors of the mixed-use development shall
be limited to uses permitted or conditionally permitted in the CPO
zoning district, or those nonresidential uses permitted or conditionally
permitted when the CPO zoning district is mixed with another
nonresidential zoning district as noted in “g” below.
g. When the CPO zoning district is pared with another nonresidential
district as a mixed use development, a minimum of 51% of the floor
area of the nonresidential portion of the development shall consist of
land uses permitted or conditionally permitted in the CPO zoning
district.
h. For provisions on live-work/work-live units, see Chapter 12-49, Section
12-49.06 of the Santa Maria Municipal Code.
i.

3.

For provisions on accessory uses to mixed-use projects containing a
residential component within the Area 9 Specific Plan, see Chapter 1249, Section 12-49.07 of the Santa Maria Municipal Code.

Permit Requirement
All mixed-use projects containing a residential component are subject to
the approval of a Planned Development Permit. Tentative and final or
parcel maps shall be required for all mixed-use projects that include the
creation of lots, condominiums, stock cooperatives, community
apartments and planed unit developments, both new and conversion.

4.

Development Standards - Pedestrian Orientation Design Principles
CPO mixed-use projects containing a residential component shall include:
a. A pedestrian and bicycle access network that internally links all
buildings and uses, and that connects to all existing and planned
external streets and pedestrian or bicycle facilities contiguous with the
project site.
b. A public pedestrian activity area along the street edge, including
additional area between the building frontage and the edge of the
sidewalk to allow for outdoor dining areas, outdoor seating, pedestrian
entrances, and for building articulation. These areas shall be between
six (6) and twenty (20) feet in width.

City of Santa Maria

IV-13

Area 9 Specific Plan

CHAPTER IV

STANDARDS AND CRITERIA FOR DEVELOPMENT

c. Open space areas and pedestrian activity areas shall be a part of the
pedestrian linkage throughout the development and adjacent land
uses, and shall be components of a larger interconnected open-space
system.
d. Minimization or elimination of barriers to pedestrians or bicycles. Any
architectural features such as walls, berms, landscaping, and slopes
shall not impede bicycle or pedestrian circulation.
e. A streetscape design meeting the provisions of Santa Maria Municipal
Code Chapter 12-49, Section 12-49.08(h)(2 through 4)
5.

Development Standards - Building and Site Design Principles
a. Mixed-use buildings shall contain at least one floor devoted to allowed
nonresidential uses and at least one devoted to allowed residential
uses. Multi-family dwelling units are permitted. In addition “livework/work-live” units, as defined in Chapter 12-49, Section 12-49.03(d)
of the Santa Maria Municipal Code, are permitted.
b. Where there are multiple buildings in a mixed-use development, the
structures are to be of varying heights to create visual interest from the
street. The ground level façade for a multi-level mixed-use building
shall have a distinct look from the façade of the floor levels above. This
distinct look may be achieved by using different architectural elements,
such as building material or trim accent, lighting, cornice lines,
awnings, projections, window treatments and sizes, and/or paint
colors. The vertical plane of the building façade, especially at ground
level, shall be broken up with a high level of articulation. , through
design elements as projecting entry or window features, recessed
elements, transparent storefront windows, identifiable retail spaces
and, awning/entrance canopies.
c. For visual interest at the public pedestrian activity area level, described
in Section 4.b above, at least fifty percent (50%) of the total ground
floor building frontage of any new or reconstructed building facing the
public pedestrian activity area shall have the following: recessed
entries, residential stoops, or recesses for outdoor dining areas. To
calculate the total ground-floor frontage, use the length of the building
frontage along the pedestrian area times the first floor height from floor
to ceiling.
d. For commercial storefronts, a minimum of 60 percent (60%) of the
street-facing building façade between two (2) feet and eight (8) feet in
height must be comprised of clear windows that allow views of indoor
space or product display areas. The bottom of any window or product
display window used to this standard may not be more than three (3)
feet above the adjacent sidewalk. Product display windows used to
satisfy these requirements must have a minimum height of four (4) feet
and be internally lighted.
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e. The maximum horizontal wall dimension provisions of Santa Maria
Municipal Code Chapter 12-49, Section 12-49.08(f) also apply to
mixed-use residential development within the Area 9 Specific Plan.
f. For provisions on building height and setbacks, see Chapter 12-49,
Section 12-49.08(c) of the Santa Maria Municipal Code using the CPO
(Commercial Office and Professional Office) zoning district as the
primary zoning district. An increase in building height may be granted
through a Planned Development Permit approved by the Planning
Commission, however an increase in height which exceeds twenty-five
percent (25%) is subject to the approval of the City Council.
g. Buildings must have a primary entrance door facing a public sidewalk.
Entrances at building corners may be used to satisfy this requirement.
h. Building entrances may include doors to individual shops or
businesses, lobby entrances, entrances to pedestrian-oriented plazas,
or courtyard entrances to a cluster of shops or businesses. Building
entrances, parking areas, private and public open spaces, and
pathways shall be accentuated with appropriate features such as
landscaping, pavement treatment, art and signs which draw attention
to the area.
i. Mixed-use residential development projects shall include traffic calming
modifications to project roads, such as narrower streets, speed
platforms, bulb-outs at intersections, raised crosswalks, center islands,
and bicycle stoplights. Design roadways to reduce motor vehicle
speeds and encourage pedestrian and bicycle trips by implementing
traffic calming features.
j. The minimum proportion of landscape to minimum gross site area shall
be a minimum of fifteen percent (15%) of the site area of a mixed-use
residential development project. The landscape area required is in
excess of the minimum percentage of private residential amenity
space, and common residential amenity space required below.
Reductions in the minimum landscape required may be granted
through a Planned Development Permit approved by the Planning
Commission, however reductions which exceed twenty-five percent
(25%) are subject to the approval of the City Council.
6.

Development Standards – Private Residential Amenity Space Principles
For at least forty percent (40%) of the residential units in each
development, a minimum of one hundred (100) square feet of usable
private residential amenity space, consisting of an exterior private yard,
patio, porch, deck balcony or a combination of the above, shall be
provided for the unit. Each private residential amenity space shall be
adjoining and directly accessible from the interior of the unit, and shall
measure no less than 6 (six) feet in any one dimension.
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Development Standards - Common Residential Amenity Space Principles
a. In addition to private residential amenity space, all mixed-use
residential development projects shall include common residential
amenity space. A minimum fifteen percent (15%) of the mixed-use
development project’s lot area plus an additional one hundred (100)
square feet of common residential amenity space for each residential
unit not provided with private residential amenity space, shall be
provided as common residential amenity space for the benefit of all
project residents. Common residential amenity space areas shall not
include public or private rights-of-way; vehicular parking area; areas
adjacent to or between structures less than fifteen (15) feet apart;
required building setback areas; private patios or yards; service areas;
laundry facilities; unit storage space; or areas having a slope greater
than 3:1. Common residential amenity space can include roof decks
(including roof deck above structured parking) or interior group open
space accessible to all residents in the development.
b. The common residential amenity space required of a project may be
provided in multiple locations throughout the residential portion of the
mixed use project. In no case shall a common residential amenity
space area be less than 625 square feet.
c. A minimum of twenty-five percent (25%) of the common residential
amenity space shall be located outside.
d. Common residential amenity space may not be located in required
setbacks, including the 100 feet setback required by Section E.2.b of
this chapter.
e. Sidewalks and/or plazas shall include areas for weather protection
such as awnings or canopies, and appropriate pedestrian amenities
including items such as street tree grates, outdoor seating, bus waiting
areas, trash cans, mail boxes, sidewalk displays, art, etc. Building
entrances, parking areas, private and public open spaces, and
pathways shall be accentuated with appropriate features such as
landscaping, pavement treatment, art and signs which draw attention
to the area.
f. Common residential amenity space areas shall include areas which
have awnings, wind breaks, sun shade and/or landscaping to provide
shelter from the elements.

8.

Development Standards - Parking Design Principles
a. Off-street parking spaces must be located to the rear of the principal
building or otherwise screened so as not to be visible from public rightof-way or residential zoning districts.
b. Parking lot design shall include clearly marked and shaded pedestrian
pathways between transit facilities and building entrances.
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c. Parking shall not be located between the public pedestrian activity area
and a new building fronting on the public pedestrian activity area.
d. The parking standards set forth in Chapter 12-32 of the Santa Maria
Municipal Code shall apply to (CPO) mixed-use projects that contain a
residential component, except that:
i. the parking standards set forth in Chapter 12-49, Sections 1249.08(d)(2 through 6), of the Santa Maria Municipal Code shall
apply to (CPO) mixed-use projects that contain a residential
component.
ii. the number of parking spaces required for each residential unit
shall be according to the standards set forth in Chapter 12-49,
Section 12-49.08(d)(7), of the Santa Maria Municipal Code.
e. Parking reductions for mixed-use projects with a residential component
may be approved in accordance with Chapter 12-49, Section 1249.08(d)(1), of the Santa Maria Municipal Code, except that the
parking reduction would be subject to a Planned Development Permit
approved by the Planning Commission. In no case shall the total
number of parking spaces for the aggregate of all uses on the mixeduse site be reduced to less than one space for each residential unit.
f. The parking standards set forth in Chapter 12-49, Sections 1249.08(d)(2 through 6), of the Santa Maria Municipal Code shall apply to
mixed-use residential developments.
g. The number of parking spaces required for each residential unit shall
be according to the standards set forth in Chapter 12-49, Section 1249.08(d)(7), of the Santa Maria Municipal Code.
9.

Acoustical Analysis and Design Mitigation
(Derived from EIR Mitigation Measure N-2(b))
Applicants for residential development within noise contours that exceed
60 dBA CNEL shall retain a professional acoustical consultant, from the
Caltrans list of qualified noise consultants, to conduct an acoustical
analysis. The recommendations of the acoustical analysis shall be
incorporated into project design, in order to assure that exterior and
interior noise level standards of the City are met for on- and off-site
sensitive receptors. Required measures shall include (but would not be
limited to):
 Sound barriers, including sound walls;
 Site layout, including setbacks, open space separation and shielding of
noise sensitive uses with non-noise-sensitive uses;
 Roof and attic vents facing away from the nearest roadway;
 Air conditioning or a mechanical ventilation system that will allow doors
and windows to remain closed;
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Double-paned glass on all windows;
Windows and sliding glass doors mounted in low air infiltration rate
frames;
Solid core exterior doors with perimeter weather stripping and
threshold seals; and
Acoustically insulated building wall construction.

Incorporation of these and other similar design requirements shall achieve
an interior noise level reduction of 25 dB or greater.
10.

Performance Standards
Mixed-use residential development is subject to the performance standard
provisions provided in Chapter 12-49, Section 12-49.09 of the Santa Maria
Municipal Code.

11.

Review procedure
The regulations set forth in Chapter 12-35 of the Santa Maria Municipal
Code pertaining to the processing and approval of the Planned
Development Permit required by Section IV-E.3 of this Specific Plan for
mixed-use residential development projects. See Santa Maria Municipal
Code Chapter 12-25, Sections 12-25.05 through 12-25.12 for additional
applicable provisions regarding the Planned Development Permit process.

G.

DEVELOPMENT STANDARDS APPLIED THROUGHOUT THE
SPECIFIC PLAN
The following development standards fulfill State law requirements for Mitigation
Monitoring (Public Resources Code section 21081.6), by incorporating
environmental mitigation measures directly into the Area 9 Specific Plan. These
development standards are derived from the Mitigation Measures of the adopted
Area 9 Specific Plan Final Environmental Impact Report, certified by the City
Council. In some instances, the wording of certain standards may differ slightly
from the Mitigation Measure to better fit the context of the Specific Plan. The
Planned Development Permit process outlined in Article 2 of Chapter 12-35 of
the Santa Maria Municipal Code shall be used to implement these development
standards.
Not all mitigation measures are appropriate for every property or project within
the Area 9 Specific Plan. Staff will determine the applicability of each mitigation
measure to each individual Tentative Map or Planned Development Permit
application.
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Specific areas located within the Area 9 Specific Plan contain sensitive biological
resources and require further study which may result in development constraints
on those areas. These specific areas are identified in the adopted Area 9 Specific
Plan Environmental Impact Report. Please consult the adopted Environmental
Impact Report and the CEQA Resolution - Mitigation Monitoring and Reporting
Program (Exhibit D) for site specific mitigation. Reference BIO-1(a), BIO-1(b),
BIO-2(a), BIO-2(b), BIO-3(a), BIO-3(b), BIO-5(a), BIO-5(b), and BIO-6(a).
Figure IV-1 “Existing Assessor Parcels” depict the Assessor Parcels cited by the
site specific mitigations and this chapter.
1.

Outdoor Lighting and Design Standards
(Derived from EIR Mitigation Measure AES-2)
New lighting shall be oriented away from sensitive uses, and should be
hooded, shielded, and located to direct light pools downward and prevent
glare. The following standards shall also be implemented:
a. Lighting used for safety and security to illuminate building entrances,
parking and loading areas, and pedestrian walkways shall be of the
minimum wattage necessary for site security.
b. Upward lighting oriented to illuminate landscape features or building
treatments shall be directed to the illuminated object so as to avoid
substantial light pools and glare.
c. External light fixtures with exposed light bulbs shall be avoided.
d. Use of highly reflective building materials shall be avoided.
e. Light trespass shall be reduced through directional lighting and other
methods.
f. For projects within Airport Safety Zone 2, structures shall be designed
and constructed in a manner that would not cause sunlight to be
reflected toward an aircraft engaged in an initial straight climb following
take-off or toward an aircraft engaged in a straight final approach
toward a landing at an airport.

2.

Transit Stops
(Derived from EIR Mitigation Measure AQ-1(a))
Within the Specific Plan area, future commercial and industrial
developments greater than 107,000 square feet of gross floor area shall
provide transit stops and turnouts. (Note: The source of this criteria is the
“Screening Table” presented in Attachment A of the “Scope and Content
of Air Quality Sections in Environmental Documents” publication produced
in 2010 by the Santa Barbara County Air Pollution Control District.)
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Transit stops shall include benches and shelters. Transit stops shall be
consistent with and incorporated into applicable Public Improvement
Plans.
3.

Transportation Demand Measures
(Derived from EIR Mitigation Measure AQ-1(b))
In order to relieve traffic congestion and improve air quality, the following
Transportation Demand Measures shall be implemented for commercial
and industrial developments greater than 107,000 square feet in gross
floor area. (Note: The source of this criteria is the “Screening Table”
presented in Attachment A of the “Scope and Content of Air Quality
Sections in Environmental Documents” publication produced in 2010 by
the Santa Barbara County Air Pollution Control District.)
a. Install bicycle racks and/or bicycle lockers at a ratio of 1 bicycle parking
space for every 10 car parking spaces for customers and employees;
b. Include teleconferencing capabilities, such as web cams or satellite
linkage, which will allow employees to attend meetings remotely
without requiring them to travel out of the area;
c. Provide on-site eating, refrigeration and food vending facilities to
reduce employee lunchtime trips;
d. Provide preferential carpool and vanpool parking spaces. Preferential
parking spaces shall be located close to building entrances so as to
maximize convenience for employees that utilize carpools and
vanpools; and
e. Provide shower and locker facilities to encourage employees to bike
and/or walk to work (provide one shower and three lockers per every
25 employees).

4.

Energy Efficiency Measures
(Derived from EIR Mitigation Measure AQ-1(c))
The following energy efficiency measures shall be implemented for
commercial, industrial and residential projects:
a. Use locally made building materials for construction of the project and
associated infrastructure when such materials are locally available;
b. Use of materials which are resource efficient, recyclable, with long life
cycles;
c. Use of efficient lighting and lighting control systems;
d. Use of water efficient landscapes;
e. Use tankless water heaters or solar water heaters;
f. Use of low energy interior lighting;
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g. Use low energy street lights and parking lot lights (i.e. sodium);
h. Use of high efficiency or gas space heating;
i. Use double-paned windows;
j.

Use of heat transfer modules in furnaces;

k. Use of light colored water-based paint and roofing materials;
l. Use of natural lighting;
m. Use of energy efficient lighting;
n. Use of high efficiency gas or solar water heaters;
o. Use of built-in energy efficient appliances; and
p. Use of landscaping to shade buildings and parking lots.
5.

Odor Abatement Plan
(Derived from EIR Mitigation Measure AQ-3(a))
Implementation of the following actions shall satisfy the performance
standard that odors generated by projects in the Specific Plan area are not
detectable beyond property lines. Applicants for development of potential
odor-generating uses shall develop and implement an Odor Abatement
Plan. Potential odor generating uses include but are not limited to, the
following:
 Asphalt Batch Plant
 Bakeries
 Chemical Manufacturing
 Coffee Roaster
 Composting Facility
 Fiberglass Manufacturing
 Food Processing Facility
 Fast food Restaurants
 Laundry Facilities
 Oil Extraction Facilities
 Painting/Coating Operations (e.g. auto body shops)
 Petroleum Refinery
 Rendering Plant
The Odor Abatement Plan shall include the following:
a. Name and telephone number of contact person(s) responsible for
logging and responding to odor complaints;
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b. Policy and procedure describing the actions to be taken when an odor
complaint is received, including the training provided to the responsible
party on how to respond to an odor complaint;
c. Description of potential odor sources (i.e., odors associated with a fast
food restaurant may include cooking and grease aromas);
d. Description of potential methods for reducing odors, including
minimizing potential add-on air pollution control equipment; and
e. Contingency measures to curtail emissions in the event of a continuous
public nuisance.
6.

Health Risk Assessment
(Derived from EIR Mitigation Measure AQ-4(a))
Implementation of the following actions shall satisfy the performance
standard that the project meets the health criteria set forth in the CAPCOA
publication Health Risk Assessments for Proposed Land Use Projects.
A health risk assessment shall be prepared by the applicant when:
 An applicant proposes sensitive receptors or worker receptors within
1,000 feet of a distribution center (that accommodates more than 100
trucks per day, more than 40 trucks with operating transport
refrigeration units (TRUs) per day, or where TRU unit operations
exceed 300 hours per week), or conversely, when an applicant
proposes a distribution center (that exceeds said criteria) within 1,000
feet of sensitive receptors or worker receptors;
 An applicant proposes sensitive receptors or worker receptors within
1,000 feet of a rail yard, or conversely, when an applicant proposes a
rail yard within 1,000 feet of sensitive receptors or worker receptors;
 An applicant proposes sensitive receptors or worker receptors within
1,000 feet of a chrome plater facility, or conversely, when an applicant
proposes a chrome plater facility within 1,000 feet of new sensitive
receptors or worker receptors;
 An applicant proposes sensitive receptors or worker receptors within
300 feet of any dry cleaning operation, within 500 feet of any dry
cleaning operation with two or more machines, or conversely, when an
applicant proposes a cleaning operation within 300 feet of sensitive
receptors or worker receptors , or a dry cleaning operation with two or
more machines within 500 feet of sensitive receptors or worker
receptors;
 A land use that would result in sensitive receptors or worker receptors
located in the same building with perchloroethylene dry cleaning
operations; and
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An applicant proposes sensitive receptors or worker receptors within
300 feet of a large gas station (defined as a facility with a throughput of
3.6 million gallons per year or greater), or conversely, when an
applicant proposes a gas station within 300 feet of sensitive receptors
or worker receptors.

Development of sensitive receptors or worker receptors or emitters of
hazardous pollutants shall be permitted only where a quantitative HRA
identifies that there is a less than significant risk to human health and
safety from hazardous pollutants based on health risk significance criteria
in the CAPCOA publication Health Risk Assessments for Proposed Land
Use Projects. In such cases where the HRA identifies a potentially
significant risk, SBCAPCD-approved mitigation measures shall be applied
to reduce the potential health hazard to a less than significant level. These
mitigation measures include:
 Relocation or reconfiguration of the facility to avoid potentially
significant air toxics risk;
 Forced air ventilation with filter screens on outside air intake ducts;
 Notification to future residents of the hazard risk and the need for
maintaining the filter screens; and
 Window and door weatherproofing/ weather-stripping.
7.

California Red-legged Frog Habitat Assessment
(Derived from EIR Mitigation Measure BIO-4(a))
A Specific Plan area-wide habitat assessment for the California red-legged
frog shall be conducted according to U.S. Fish and Wildlife Service
(USFWS) guidelines. The habitat assessment shall be conducted by a
City-approved biologist and shall examine the entire Specific Plan area.
The results of the survey shall be submitted to the USFWS for its review
and approval and for use during Federal Endangered Species Act (FESA)
consultation.

8.

Avoidance, Minimization, and Mitigation of Impacts to California Redlegged Frog
(derived from EIR Mitigation Measure BIO-4(b)
If the California red-legged frog species is not identified in the plan area
and formal concurrence from the U.S. Fish and Wildlife Service (USFWS)
is received, no further mitigation is required. If this species is identified onsite, formal consultation with the USFWS shall be required, and the
requirements of Mitigation Measure BIO-4(b) on pp. IV.D-19 through 21 of
the Final EIR (E-2006-077) shall be followed, and incorporated into the
project approval process for all corresponding development plans, as
appropriate.
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Pre-construction Bird and Bat Surveys and Avoidance
(Derived from EIR Mitigation Measure BIO-6(b))
To minimize impacts to nesting bird species and raptors, including special
status species (e.g., burrowing owl) and species protected by the
Migratory Bird Treaty Act, as well as protected bat species, all initial
clearing and disturbance activities on parcels with existing trees at the
time of disturbance and tree removal for each phase of construction
should be limited to the time period between September 1 and February 1.
If initial clearing, disturbance and tree removal cannot be conducted
during this time period, further mitigation measures shall be undertaken by
each project applicant, in accordance with the requirements of mitigation
Measure BIO-6(b) on pp. IV.D-25 and 26 of the Final EIR (E-2006-077).

10.

Worker Education
(Derived from EIR Mitigation Measure BIO-6(d))
Before any construction activities begin, a biologist shall conduct a training
session for all construction personnel. At a minimum, the training should
include a description of each of the special status animal species that may
potentially occur on-site. The training shall comply with Mitigation Measure
BIO-6(d) on pp. IV.D-26 and 27 of the Final EIR (E-2006-077), and shall
include: habitat requirements; regulatory status; the measures that are
being implemented to conserve the species as they relate to the project;
and the boundaries within which the project may be accomplished, as well
as the other requirements of Mitigation Measure BIO-6(d).

11.

Discovery of Archaeological Resources During Construction
(Derived from EIR Mitigation Measure CR-1)
Implementation of the following actions shall satisfy the performance
standard that, with the conditions specified in Section 15064.5 of the
CEQA Guidelines, significant impacts do not occur. Both a qualified
archaeologist and Native American representative shall monitor all initial
earth moving activities within native soil. The applicant and/or their agents,
representatives or contractors shall stop or redirect work immediately in
the event archaeological remains are encountered during grading,
construction, landscaping or other construction-related activity. The
applicant shall retain a qualified archaeologist and Native American
representative to evaluate the significance of the find through the
preparation of a Phase II Archeological Survey. Cultural resource remains
may include artifacts, shell, bone, features, foundations, trash pits and
privies, etc. The Phase II Survey shall include:
a. Mapping the location of the artifacts within the proposed area of fill
b. Surface collection of artifacts
c. Excavation of a small sample of the cultural deposit to characterize the
nature of the buried portions of the sites
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d. Monitoring of excavations by a Native American representative
e. Analysis of all remains, submission of a final report detailing the results
of the investigations, and curation of all artifacts and records detailing
the results of the investigations at a City-approved curation facility.
If based on the findings of the Phase II Survey, a determination is made
that the resource is important; the applicant will be required to prepare a
Phase III, which shall outline a program to require avoidance of the
resource, adoption of development restrictions to preserve the resource,
or special construction techniques (e.g., covering, etc.) to protect the
resource.
12.

Environmental Site Assessments
(Derived from EIR Mitigation Measure HAZ-1(a))
Implementation of the following actions shall satisfy the performance
standard that the project will disclose and remediate hazardous
environmental conditions in accordance with Environmental Protection
Agency American Society for Testing and Materials (ASTM) standards.
Prior to any grading or development within the Specific Plan area, the
following investigation and remedial actions shall be conducted:
a. Phase I Environmental Site Assessment. All development (including
detention basins and recreational facilities) within the Specific Plan
area shall conduct a Phase I Environmental Site Assessment to
assess soil contamination. The site assessment shall be submitted to
the Santa Barbara County Fire Department for approval. The
assessment shall include all standards for an All Appropriate Inquiry
put forth by the EPA. Results of the site assessment shall be submitted
to the Santa Barbara County Fire Department with recommendations
for future actions.
b. Phase II Environmental Site Assessment. If the Phase I ESA
concludes the existence of a Recognized Environmental Condition or
likely contamination, a Phase II ESA sampling study shall be
conducted. The study shall collect the necessary samples that may be
needed, including but not limited to soils, water and hazardous
materials. A written report shall be prepared, detailing the results,
applicable regulations, recommendations, and cost projections if
needed, and delivered to the Santa Barbara County Fire Department
for review.
c. Phase III Environmental Site Assessment. If the Phase II ESA
concludes the site(s) are contaminated and that actionable levels of
contaminants are present, a Phase III ESA shall be conducted. A
Phase III ESA shall generally include a management plan which
establishes design and implementation of cleanup. This cleanup may
include excavation, disposal, bio-remediation, or any other treatment of
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conditions subject to regulatory action. All reports, regulations and
permits shall be prepared and implemented, to achieve cleanup of the
site to the satisfaction of the Santa Barbara County Fire Department.

d. Sampling of Detained Water. Once the detention basins are built, the
water shall be tested for contaminants. If concentrations are high
enough to pose a potential health risk, then remediation shall occur,
under the direction of the Santa Barbara County Fire Department.
e. Disclosure. Applicants for future development within the Specific Plan
area shall disclose for distribution in the City’s public records
information acceptable to the City of Santa Maria concerning studies
and remediation performed under this measure and where the results
of these may be found.
f. Stop Work Procedure. If during construction, visual contamination or
chemical odors are detected, work shall be stopped immediately and
the Santa Barbara County Fire Department Hazardous Materials Unit
will be contacted. Resumption of work will require the approval of the
Santa Barbara County Fire Department Hazardous Materials Unit.
g. All environmental investigation, testing, and remediation activities shall
be performed by qualified and licensed professionals, and all work
shall be performed under the supervision of the Santa Barbara County
Fire Department, which has the authority to oversee hazardous waste
cleanups. Results of the Environmental Site Assessments will be
disclosed to existing property owners, and will be disclosed prior any
future transfers of ownership within the Specific Plan area.
13.

Storage of Flammable Materials
(Derived from EIR Mitigation Measure HAZ-4)
Hazardous installations that are not ancillary to a specific development as
permitted by the Area 9 Specific Plan, and hazardous installations that are
not approved by the Airport Land Use Commission (William Yim, Personal
Communication, January 3, 2010) shall be prohibited within any portion of
the Plan area that is within the Santa Maria Airport’s Approach Zone.

14.

Construction Noise Attenuation
(Derived from EIR Mitigation Measure N-1)
For all demolition and construction activity within the Specific Plan area,
additional noise attenuation techniques shall be employed as needed to
assure that construction noise generated by development under the
Specific Plan remains within levels allowed by the City of Santa Maria
noise standards. The following measures shall be incorporated into
contract specifications to reduce the impact of construction noise.
a. Equip each internal combustion engine used for any purpose on the
job or related to the job with a muffler of a type recommended by the
manufacturer. No internal combustion engine would be operated on
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the study area without said muffler. All diesel equipment would be
operated with closed engine doors and would be equipped with
factory-recommended mufflers.

b. Contractors shall:
 Orient stationary construction equipment away from residences;
 Install acoustic barriers around stationary construction noise
source;
 Notify residents within 300 feet of construction site 24 hours in
advance of construction work; and,
 Not allow construction equipment to idle when that equipment is not
in use.
c. Stationary construction equipment within 50 feet of adjacent
residences shall use noise attenuating blankets that reduce noise
transmission. The blankets shall remain in place until noise generating
activities cease. The applicable contractor shall be responsible for
maintenance of the barrier and assure that the blankets remain intact
throughout the duration of noise generating construction activities. This
measure applies to construction on parcels adjacent to existing
residential uses. These include APNs:
 117-820-022
 117-820-036
 117-820-037
 117-770-051
 117-770-001
 117-770-002
 117-320-008
d. This measure also applies to construction activities within 50 feet of
future residential uses that could be developed pursuant to the Specific
Plan.
15.

Sound Barriers
(Derived from EIR Mitigation Measure N-2(a))
Because noise impacts are associated with increases in traffic, a project
applicant that is required to complete a traffic study in accordance with the
Traffic Improvements requirements provided in this Specific Plan (see
Section III.C.7, Mitigation Measure T-1(b)), shall prepare a noise study to
determine whether the applicable project would increase noise levels
along area roadways with adjacent residential development to levels that
exceed City standards. If it is determined that the project would increase
roadway noise levels to unacceptable levels, based on the General Plan
Noise Element, a sound barrier shall be constructed to assure that City
interior and exterior noise standards are met for on- and off-site sensitive
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receptors.
All future project applicants shall be responsible for
construction of the barrier along the frontage of the applicable parcel. The
sound barrier may be any combination of solid materials such as concrete
masonry unit, glass, and/or acrylic. The sound barrier shall be constructed
to achieve acceptable noise levels at the applicable sensitive receptors.
16.

Sound Wall and Noise Reduction Treatments – Aesthetic Design
(Derived from EIR Mitigation Measure N-2(c))
When sound walls are required, long expanses of walls or fences shall be
interrupted with offsets and provided with accents to prevent monotony.
Landscape pockets and pedestrian access through walls shall be
provided. A combination of design elements shall be used, including solid
fences, walls and landscaped berms.

17.

Truck Delivery Limitations
(Derived from EIR Mitigation Measure N-3(a))
Truck delivery areas shall be shielded from adjacent sensitive uses such
as mixed-use residential units within the Plan area and residential uses
east of A Street.

18.

Truck Idling Limitation Signage
(Derived from EIR Mitigation Measure N-3(b))
Commercial and industrial developments located adjacent to sensitive
noise receptors shall include the posting of signage on restrictions of truck
idling so as to facilitate compliance with existing regulatory requirements,
in accordance with California Air Resources Board requirements and
subject to City staff approval.

19.

Siting of Commercial and Industrial Structures and Facilities
(Derived from EIR Mitigation Measure N-3(c))
An acoustical study shall be required for commercial and industrial
projects that would be adjacent to noise-sensitive receptors as defined in
the General Plan. The acoustical study shall determine the minimum
acceptable distance between industrial/commercial uses and sensitive
receptors so as to minimize potential noise impacts. Based on the
acoustical study, the commercial and industrial uses and appurtenant
facilities shall be sited a sufficient distance from the adjacent uses to
reduce operational noise so as to comply with City standards.
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Figure IV-1. Existing Assessor Parcels (January 1, 2011)
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As required by Section 65451(a) (4) of the California Government Code, this Chapter
presents a program of measures necessary to implement the Area 9 Specific Plan.
Figure II-2 presents the zoning districts which implement the Area 9 Specific Plan.
The Area 9 Specific Plan document presents standards and regulations which replace
the Santa Maria Municipal Code (Title 12 – Zoning). In any instance where the Area 9
Specific Plan appears to present requirements different than or unique from the Santa
Maria Municipal Code, the provisions of this Specific Plan will control. For example,
some of the unique requirements may include, but are not limited to: allowed land uses;
building setbacks; building heights; landscaping and site planning/design.

A.

REGULATIONS AND PROGRAMS
1.

Zoning
The development standards and criteria which implement this Specific
Plan are provided through the application of zoning districts to the official
zoning map, in accordance with Title 12 of the Santa Maria Municipal
Code, as well as superseding standards and criteria provided in this
Specific Plan. Chapter 12-25, Planned Development Overlay District, is
also applied to the official zoning map, for the area covered by the Area 9
Specific Plan.
Figure II-2. “Zoning Map” presents the zoning districts which implement
the Area 9 Specific Plan. These amendments to the official zoning map
have been accomplished concurrently with adoption of the Area 9 Specific
Plan.

2.

Subdivisions
Subdivision of private property within the Specific Plan project area is
subject to Title 11 of the Santa Maria Municipal Code.

3.

Planned Development Permit
As outlined in Chapter IV, the Planned Development (PD) permit will
implement development standards relating to: the location, height and bulk
of buildings and other improvements; buildable area and open spaces
around buildings; traffic control within the planning area; arrangement,
design and dimensions of streets, alleys, pedestrian ways and parking and
loading areas; visual screening of land uses from adjacent properties, by
fencing or landscaping; and such other matters as may be specified by the
zoning administrator or Planning Commission.
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A Planned Development (PD) Permit application can be processed
concurrently with a tentative tract map. Residential and commercial
development and associated infrastructure would be implemented in
accordance with City standards. Planning Commission approval is
required for PD permit approval.
4.

Public Facilities
Public Facilities may be constructed by the City and any other relevant
public agencies at any time and at any location, as outlined in Chapter III
of this Specific Plan and in accordance with relevant requirements of the
Santa Maria Municipal Code. When deemed appropriate by the City of
Santa Maria, property owners may build certain public improvements and
dedicate those improvements to the City.
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A.

INTRODUCTION
The Area 9 Specific Plan describes the water, wastewater, storm drainage,
roads, parks, and miscellaneous improvements proposed to meet the needs of
the community. The costs for roads, sewer, water, recreation and parks and fire
safety that are not covered by existing City-wide Growth fees are the focus of
Chapter VI.
This Chapter recognizes that future development within Area 9 will require
construction and maintenance of certain public improvements that were not
anticipated through the City’s existing AB 1600 development fee program,
hereafter cited as City-wide Growth Mitigation Fee Program, or City-wide Growth
Mitigation. These additional public improvements are required primarily because
Area 9 is at the far western edge of the City, where basic public services have
not yet been installed to support development. Due to the location as well as the
generally undeveloped nature of the area, supplemental financing of these
additional public improvements will be required.
In some cases, the
supplemental financing will incorporate hard costs for actual development of the
infrastructure and support structures. In other cases, the supplemental financing
will include soft costs (i.e. Operations & Maintenance), but in each case these
costs exceed those required under the City-wide Growth Mitigation Fee Program.
Preliminary cost estimates have been calculated for the areas impacted and are
presented within Appendix A. Further, the Chapter confirms, and in some
instances commits, all new Area 9 development to a definitive financing
mechanism to fund the public facility improvements both within and outside of
Area 9 that result from Area 9 development impacts.
In summary, Chapter VI includes the following information:
1. Anticipated Growth Mitigation fee revenue generated from the project.
2. Required public amenities and services including Fire Safety.
3. Detailed cost estimates of the backbone transportation, sewer, water, and
storm drainage improvements within Area 9.
4. Identified Funding Mechanisms for both on-site and offsite improvements.
5. List of additional Public Improvements to be recommended for the Capital
Improvement Plan.
In addition, this Chapter acknowledges the debt owed by Area 9 landowners to the City
of Santa Maria, and provides for repayment of that debt. The City advanced $100,000 to
the owners to assist in preparation of environmental documents reviewing the proposed
Specific Plan.
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GROWTH MITIGATION FEES
The purpose and intent of the City-wide Growth Mitigation Fee Program is to
implement a unified growth mitigation fee program to fund the acquisition, design
and construction of certain public facilities and related equipment necessary to
serve new development within the City. The program is contained in Chapter 815 of the Santa Maria Municipal Code. The requirements of the City-wide Growth
Mitigation Fee Program are in addition to any other requirements imposed by
City ordinances, resolutions, rules or regulations. The fees required by the Citywide Growth Mitigation Fee Program are in addition to any other means of
financing facilities or improvements which may be available under State law, this
Code or City policy.
Area 9 requires a separate, additional fee program due to its current condition
(largely undeveloped), envisioned development (intense industrial and
commercial, including mixed-use residential), and anticipated traffic impacts.
That fee program has been presented for City Council approval prior to its
consideration of the Area 9 Specific Plan. The regional fee program is entitled
Area 9 Specific Plan Offsite Road Mitigation Plan. Builders and developers of
Area 9 are required to pay this additional Area 9 Specific Plan Traffic Fee. This
additional fee will provide funding to mitigate impacts on transportation facilities
directly impacted as a result of the project. A full description of the offsite traffic
improvements and fee analysis is contained in the Area 9 Specific Plan Offsite
Road Mitigation Plan.
The purpose and intent of the Area 9 Specific Plan Offsite Road Mitigation Plan
is to implement a supplemental growth mitigation fee program, in addition to the
City-wide Fee Program, to fund the acquisition, design and construction of
certain public facilities and related equipment necessary to serve new
development within the Area 9 Specific Plan. The Area 9 Specific Plan Offsite
Road Mitigation Plan is not intended to duplicate any existing mitigation fees,
including but not limited to the City-wide Growth Mitigation Fee Program. The
facilities to be funded by the Area 9 supplemental growth mitigation fees are the
facilities and equipment, as defined in the Area 9 Specific Plan, which are not
otherwise funded by City-wide Growth Mitigation fees. The requirements of the
Area 9 Specific Plan Offsite Road Mitigation Plan are in addition to any other
requirements imposed by City ordinances, resolutions, rules or regulations.

C.

CAPITAL IMPROVEMENT PLAN (CIP)
As described in Section 8-15.02(e) of the Santa Maria Municipal Code, the
Capital Improvement Plan consists of public improvement projects that occur
City-wide. Funding of capital projects is contingent on several factors including
departmental priorities, additional funds needed to make committed projects
operational, enhancing and maximizing operational efficiencies. If an
improvement is in the CIP, developers and builders are eligible for
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reimbursements or credits against developer fees for the construction of the
improvement.
1.

Projects on 2009 CIP List
Several circulation improvements required in the Area 9 Specific Plan EIR
as mitigation measures are on the City’s 2009 Traffic CIP list. The wording
for the improvement listed in the mitigation measure may not identically
match that of the CIP list, however these projects are closely correlated
and partial funding may be available from City-wide Growth Mitigation
fees. These projects are presented in Table VI-1, and include:

Table VI-1 - Projects Listed in the 2009 Traffic CIP List and Projects Listed as Area 9
Traffic Mitigation Measures
Listed in City 2009 Traffic CIP
List *
Roadway Improvements
Miller Street – Widen to 4 lanes
between Roble and Stowell Road
Betteravia Road – Widen to 6 lanes
between Broadway and SMVRR
Depot Street – Construct to
secondary arterial standards
between McCoy Lane and Battles
Road
‘A’ Street – Improve to secondary
arterial standards between McCoy
Lane and Stowell Road
Intersection Improvements
Betteravia / Blosser – Deficiency
Plan Correction
Broadway (135) / Betteravia Deficiency Plan Correction
Signal Installations
Betteravia / Mahoney / ‘E’ Street

Traffic
Improve
ment #

Listed as Mitigation Measure in Area 9 FEIR

#4.

Widen the intersection at Stowell Road / Miller Street

#12

#12 Widen Betteravia Road / Depot Street

#12

#12 Widen Betteravia Road / Depot Street

#21

Install at grade railroad crossings at ‘A’ Street

#11

Widen and install turn lanes at Betteravia Road/
Blosser Road
Widen and install turn lanes at Betteravia Road /
Broadway

#13
#10

Install a signal or 3-lane roundabout at Betteravia
Road/Mahoney Road/’E” Street.

Refer to page IV.K-21 in Area 9 FEIR for complete list of traffic mitigation measures

2.

Circulation – On-site Improvements on 2009 CIP list
The 2009 Traffic CIP lists roadway improvements that are also part of the
on-site improvements contained within the Area 9 Specific Plan. For
example, the 2009 Traffic CIP lists Betteravia Road-“Widen to 6 lanes
between SMVRR and E Street.” If this improvement remains on future CIP
lists, it may be subject to reimbursement or fee credit, in accordance with
Section 8-15.02(e) of the Santa Maria Municipal Code. The
reimbursement is limited to road widening only and does not include
frontage improvements as set out in the Santa Maria Municipal Code.
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Circulation – Potential Candidates For Future CIP List
Nothing in this Specific Plan prevents Area 9 property owners from
requesting that infrastructure projects discussed in this Plan be added to a
future CIP list.

D.

INFRASTRUCTURE IMPROVEMENTS AND ESTIMATED COSTS
This section describes the improvements needed for the future development of
the project area including sanitary sewer facilities, water, storm water drainage,
schools, parks, and fire safety suppression. Also, Appendix A illustrates the
preliminary estimated costs currently anticipated for each infrastructure
component.
1.

Wastewater Improvements
a. Black Road Trunk (Offsite)
The wastewater system is designed to convey the calculated
wastewater flows from Area 9, the future Mahoney Ranch Specific
Plan Area, and the proposed County Jail to the existing wastewater
treatment plant on Black Road. Area 9 will contribute approximately
45% to 50% of the calculated total flows for the Black Road Sewer
Trunk Line.
b. South West Parallel Sewer Trunk Line
The South West parallel sewer trunk line is a planned regional
improvement for the City for when the existing South West trunk line
reaches capacity. This sewer infrastructure component is part of the
City’s Utility Master Plan (Carollo Study, 1994) and is considered a
regional project. The City is anticipating this improvement and has
been collecting growth mitigation fees in order to reimburse developers
for installation of the line in the future.
c. Wastewater Improvements (On-site)
The Black Road Sewer Trunk line will convey flows to the Wastewater
Treatment Plant for approximately 74.5% of Area 9 property generally
located in the western portion. The other 25.5% located in the eastern
portion of Area 9 will have the ability to tie into the existing South West
Trunk, generally located along ‘A’ Street. See Figure VI-1 for location
of east/west transition area and location of South West Trunk.
The South West parallel sewer trunk line is a planned regional
improvement for the City for when the existing South West trunk line
reaches capacity. The South West parallel trunk line is a Capital
Improvement and a potential future City-wide Growth Mitigation Fee
reimbursement item.
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The eastern areas that do not require flows to be conveyed to the
Black Road trunk line will not be required to financially contribute to the
construction of the Black Road Trunk line. Area 9 contribution for the
Black Road Trunk Line will be divided among the Western properties,
approximately 663 acres. Additionally, many of the western properties
will have significant runs of sewer line to install in order to connect to
the Black Road Trunk. Appendix A outlines potential estimated costs
for the “easterly” and “westerly” properties.

2.

Water
The water system connections to the City’s existing infrastructure will be at
the intersections of Betteravia Road and “A” Street, Carmen Lane and “A”
Street, Sonya Lane and “A” Street, and Battles Road and “A” Street. The
existing 12”, 8”, 8”, and 12” lines respectively will be extended through
Area 9 to Black Road where they will tie into a new 16” waterline
paralleling the existing 42” State Waterline. There will also be a 12” main
in “E” Street and an extension of the water line in Betteravia Road.

3.

Storm Drainage
The construction of multiple regional retention/retardation basins within the
Area 9 Specific Plan Area will retain, as well as retard, the storm water
flows from the proposed development to prevent downstream impacts.
Individual land owners may be required to utilize individual on-site
detention basins combined with Low Impact Development techniques,
which are considered in-tract improvements as well as contribute to the
planned regional Area 9 detention basins.

4.

Recreation and Parks
The Area 9 Specific Plan provides for approximately 6 acres of improved
parkland. The parkland will be built as development occurs. The park will
be paid for by developers of the proposed 550 mixed use residential units,
through the City-wide Growth Mitigation Fee.

5.

Fire Suppression
In addition to payment of Growth Mitigation Fees, a supplemental
financing mechanism acceptable to the City, which provides sufficient
funding to be paid to the City of Santa Maria, shall be established. The
purpose of this supplemental funding mechanism shall be to offset the
project's fair share of the added cost for operations and maintenance of an
offsite fire station. Consistent with law and future policymaker direction,
mitigation measure PS-1 listed in the Final Environmental Impact Report
will require applicants for future development to submit supplemental
funds in addition to City-wide Growth Mitigation Fees.

City of Santa Maria

VI-5

Area 9 Specific Plan

CHAPTER VI

FINANCING OF PUBLIC FACILITIES

As of 2011, the Santa Maria Fire Department has six fire stations located
throughout the City of Santa Maria. The closest fire station to Area 9 is
Fire Station 2 at 416 West Carmen Lane. However, Fire Station 2 cannot
meet the City’s five minute response time goal for emergency calls within
Area 9. At the discretion of the City Fire Chief, the existing fire station
located at the Santa Maria Airport may serve Area 9 until a portion of the
Specific Plan area is developed.
Due to the future development planned for Mahoney Ranch and Area 9, a
new fire station will be constructed near the Stowell / ‘A’ Street vicinity.
This new station will serve Area 9 within desired response times.

E.

FINANCING AND FUNDING METHODS
This section discusses the possible funding sources for the required
infrastructure improvements to implement the Area 9 Specific Plan. Many of the
required infrastructure improvements including the Black Road Trunk and lift
station, fire safety, and storm water lines and detention basins can be funded and
maintained by creating a Special Assessment District and/or a Reimbursement
Agreement.
1.

Special Assessment District
It is the responsibility of the developer to directly fund the public
improvements required to serve property for which development approval
is requested. If an alternative funding method is proposed, the developer
shall work with the City and Area 9 landowners to establish the funding
mechanism and shall pay processing fees to defray the City’s costs. One
option to finance public infrastructure is to create a Special Assessment
District. The State Government Code governs the process of creating a
variety of Special Assessment Districts, including but not limited to the
following:
 Improvement Act of 1911
(Streets and Highways Code section 5000 et seq.)
 Municipal Improvement Act of 1913
(Streets and Highways Code section 10000 et seq.)
 Improvement Bond Act of 1915
(Streets and Highways Code section 8500 et seq.)
 Tree Planting Act of 1931
(Streets and Highways Code section 22000 et seq.)
 Landscaping and Lighting Act of 1972
(Streets and Highways Code section 22500 et seq.)
 Benefit Assessment Act of 1982
(Government Code section 54703 et seq.)
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Integrated Financing District Act
(Government Code section 53175 et seq.)
Street Lighting Act of 1919
(Streets and Highways Code section 18000 et seq.)
Street Lighting Act of 1931
(Streets and Highways Code section 18300 et seq.)
Permanent Road Divisions Law
(Streets and Highway Code sections 1160 et seq.)
Community Rehabilitation District Law of 1985
(Government Code section 53370 et seq.)
Geologic Hazard Abatement District
(Public Resources Code section 26500 et seq.)
Open Space Maintenance Act
(Government Code sections 50575 et seq.)
Fire Suppression Assessment
(Government Code section 50078 et seq.)

Reimbursement
Reimbursement proceedings may be used when a developer is required
by the City to install improvements that contain supplemental size,
capacity, number, or length for the benefit of property not within the
subdivision for reimbursement in the difference in cost. Reimbursement
agreements, if deemed appropriate by the City, shall be processed in
accordance with the Santa Maria Municipal Code. To pay costs of
reimbursement, the City may collect a charge plus interest from property
owners outside the subdivision for their use of supplemental
improvements installed by the subdivider. A map can also be approved
along with the agreement showing the financial obligation of each parcel.
The developer will work directly with the City to draft the reimbursement
agreement and shall pay the City’s processing costs. The reimbursement
agreement must be established prior to approval of the subdivision map or
Planned Development Permit.

3.

Wastewater Improvements
The development of the Area 9 Specific Plan area will produce two
independent wastewater flow areas, easterly and westerly. The easterly
area will flow towards the east into the existing South West Trunk Sewer.
The westerly area will flow west into a proposed Black Road Trunk Sewer.
Figure VI – 1 illustrates these two wastewater flow areas.
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a. South West Trunk Sewer
The existing South West Trunk Sewer is nearing capacity and the
development of the easterly portion of Area 9 is expected to require the
installation of the parallel South West Trunk Sewer line. The City of
Santa Maria has anticipated that this parallel sewer main would be
constructed for the build-out of the City and has collected fees through
the City-wide Growth Mitigation Fee program in anticipation of building
this line. However, if the accumulation of fees is not in line with the
expense of constructing this line, another mechanism of funding will be
required. Several funding options can be applied to accommodate the
build-out of the trunk sewer and spur the development of the Area 9
Specific Plan area.
As there are no special features to the Parallel South West Trunk
Sewer, there would be no additional maintenance expenses and thus,
no long-term fees or assessment would be imposed. Because the City
has collected fees in anticipation of the South West trunk sewer line,
the improvement may be eligible for the City’s Capital Improvement
Plan (CIP). In accordance with Article 8-15 of the Santa Maria
Municipal Code, developers/builders construct the required
improvement and are reimbursed the costs of construction and land
acquisition or are credited against development fees owed to the City.
b. Black Road Trunk Sewer and Lift Station
The cost to install and maintain the Black Road Trunk Sewer and Lift
Station will be shared with the Area 9 Specific Plan project, the
Mahoney Ranch Specific Plan project and the proposed County Jail
project to the south.
The landowners within the Area 9 Specific Plan area have some
options for paying for the Black Road Trunk Sewer and Lift Station.
One option may be to create a Special Assessment District and
another option is to create a Reimbursement Agreement.
4.

Water Systems
The water system design would follow the procedures required for any
normal subdivision improvement conducted in the City of Santa Maria.
Plans would be prepared by a registered civil engineer, checked and
approved, if adequate, by the Santa Maria Public Works Department.
Financing would be provided by the developer and assured by the proper
bonds. Construction would be inspected by the City. When the completed
facilities are approved and accepted by the City, the City would own and
maintain them.
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Storm Water Systems
Area 9 is comprised of three distinct watersheds. Each watershed has its
own unique drainage characteristics. Similar to the construction and
financing of water lines, developers would provide the funding for the
required storm drain lines. With regard to construction of the storm drain
basins, a reimbursement agreement is a potential mechanism for cost
sharing. For storm drainage, individual land owners may be required to
utilize individual onsite detention basins with Low Impact Development
techniques as well as contribute to the planned regional Area 9 detention
basins with other owners.
Landowners who first develop their properties and propose to install a
regional drainage basin to be used by future developers could execute a
Reimbursement Agreement with the City in accordance with the
procedures established in the Santa Maria Municipal Code. As other
developments come forward that would use the regional basin, the original
developer would be reimbursed as provided in the Agreement.

6.

Fire Safety
In addition to payment of City-wide Growth Mitigation Fees and consistent
with law and future policymaker direction, a supplemental financing
mechanism acceptable to the City, which provides sufficient funding to be
paid to the City of Santa Maria, shall be established. The purpose of this
supplemental funding mechanism shall be to offset the project's fair share
of the added cost for operations and maintenance of an offsite fire station.
Mitigation measure PS-1 listed in the Final Environmental Impact Report
requires applicants for future development to submit supplemental funds
in addition to City-wide Growth Mitigation Fees.

7.

Recreation and Parks
The Area 9 Specific Plan provides for up to a maximum of 6 acres of
improved parkland. The parkland will be built as development occurs. The
park will be paid for by developers of the proposed 550 (maximum) mixed
use residential units, through the City-wide Growth Mitigation Fee. It is
unknown how many units will ultimately be developed. If the number of
units is considerably less than allowed, then Recreation and Parks would
use the “park mitigation fees” to enhance equipment and facilities at other
local parks within the general vicinity of Area 9.

8.

Landscape Maintenance
The maintenance of public easement landscaping, landscaping within
retardation basins, and landscaping in the public rights-of-way along
public streets (i.e., medians, parkways, or roundabouts) will be funded by
annexation of the project into the South West Landscape Maintenance
District and a Special Benefit Zone to be established.
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Petitions for annexation into the South West Landscape Maintenance
District and the Special Benefit Zone shall be submitted to the Recreation
and Parks Department in accordance with Recreation and Parks’ standard
conditions of approval.
Maintenance of commercial and industrial landscape required by the
conditions of development shall be the responsibility of the property
owner; this includes any off public street easement property, such as
drainage basins and public walkways found in the interior of the project.

F.

ENVIRONMENTAL IMPACT REPORT FEE
Government Code Section 65456(a) provides that the City Council:
. . .after adopting a specific plan, may impose a specific plan fee upon
persons seeking governmental approvals which are required to be
consistent with the specific plan. The fees shall be established so that,
in the aggregate, they defray but as estimated do not exceed, the cost
of preparation, adoption, and administration of the specific plan,
including costs incurred pursuant to … [the California Environmental
Quality Act]. As nearly as can be estimated, the fee charged shall be a
prorated amount in accordance with the applicant’s relative benefit
derived from the specific plan.
On July 21, 2009, the City Council considered a request by a majority of the
landowners (“participating landowners”) in Area 9 to advance $100,000 to help
fund the EIR for the Area 9 Specific Plan. The City Council adopted Resolution
No. 2009-112 granting the participating landowners’ request. As part of
Resolution No. 2009-112, the City Council directed staff to implement a per-acre
EIR/Specific Plan fee on the owners of the 275.37 acres of land inside Area 9
who did not voluntarily contribute to the project. In the City Council’s judgment, a
per-acre fee was the best way to spread cost based on relative benefit.
Because the City Council acknowledged that collection of the fee would occur in
the future, the City Council directed staff to add a yearly adjustment to the fee so
that the actual amount paid would reflect the current value of the City Council’s
advance.
Section 65456(a) requires the actual fee to be imposed after adoption of the
specific plan; consequently, a separate resolution to impose the fee upon
issuance of the first building permit for the applicable acreage will be presented
to City Council immediately following adoption of the Area 9 Specific Plan. For
convenience of reference, a table showing the breakdown of the base fee and
payment spread is presented below. 1

1

The table presents the acreage designated by Assessor’s Parcel Numbers current as of the date of this Specific Plan. These
numbers may change; however, the acreage subject to the fee remains constant. Please refer to Table VI-2 for an acreage
reference.
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FINANCING OF PUBLIC FACILITIES
TABLE VI-2 –EIR FEE

APN
117-820-016
117-820-019
117-320-008
117-820-037
117-320-003
117-320-004
117-320-005
117-310-004, 005,
006, 007, 008,
009, 010; and
117-320-016, 017
Total

G.

Ownership/
Contact Person
Bobbie Jo Osburn
David & Lorna Kirk
Cole Enterprises,
LLC
Rogelio & Rosa
Paniagua
Steve Zaritsky C/O
Rosemary Farms
Robert and Namiko
Nolan
Michael Rudometkin

Landowner
Acres
34.53
29.00

Agro-Jal

EIR Cost / Landowner
$
12,597.08
$
10,573.52

9.61

$

3,525.72

60.24

$

21,704.89

3.15

$

1,148.50

3.23
3.12

$
$

1,177.67
1,137.57

132.49
275.37

$
$

48,135.05
100,000.00

SPHERE OF INFLUENCE REIMBURSEMENT FEE
The land now proposed for inclusion in the Area 9 Specific Plan was studied and
planned previously for inclusion in the City of Santa Maria as part of the 1994
Sphere of Influence Boundary Amendment and Concurrent Annexation Study
(1994 Sphere Study). A comprehensive environmental impact report was
prepared in support of that planning effort, which included the requirement to
prepare specific plans for all the area studied. The City Council imposed a fee on
the landowners of each specific plan to defray the costs of the 1994 Sphere
Study, but deferred the need to pay that fee.
The owners of three properties within the boundaries of Area 9 benefitted from
the preparation of the 1994 Sphere Study EIR, have not paid the fee for the 1994
Sphere Study EIR. That fee is hereby confirmed as a debt owing to the City of
Santa Maria. The fee is due and payable upon application for building permit or
filing of an application for a development plan (e.g., subdivision, amendment to
the specific plan, use permit, etc.) as it would effect the properties listed in Table
VI-3, below:
TABLE VI-3 –SPHERE OF INFLUENCE REIMBURSEMENT FEE
Assessor Parcel #, as of
January 1, 2011
117-820-019
117-320-004
117-320-003

City of Santa Maria

Property Owner of Record
Kirk
Nolan
Shipley

VI-11

Reimbursement due as of year
2011-2012
$5,809
$646
$631
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H.

FINANCING OF PUBLIC FACILITIES

PHASING PLAN
The Area 9 Specific Plan area is a large planning area, approximately 890 acres.
Appendix A includes preliminary cost estimates and conceptual phasing of the
Area 9 Specific Plan improvements, as described in this chapter. The
preliminary cost estimates and conceptual phasing information contained in
Appendix A are subject to change. The information presented in Appendix A is
for illustration purposes only.
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Figure VI-1 Independent Wastewater Flow Areas
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APPENDIX A TO AREA 9 SPECIFIC PLAN
INTRODUCTION
This Appendix presents conceptual phasing (Figures A-1 through A-13) and
preliminary cost estimates of the Area 9 Specific Plan improvements, as described in
Chapter VI. The information presented in this Appendix is for illustration purposes
only. The preliminary cost estimates and conceptual phasing information contained in
this Appendix are subject to change.
The Area 9 Specific Plan area is a large planning area, approximately 890 acres.
The purpose of this Appendix is to provide estimated development phasing based on
necessary infrastructure throughout the site. The figures presented in this Appendix A
depict the corresponding transportation, sewer, water, and storm drainage
infrastructure improvements. The phasing schedule for Area 9 is based on the
necessary infrastructure that will provide for the community as development
proceeds.
The three phases included on the Phasing Schedule may illustrate a basis for
establishing the process of the development for the Area 9 Specific Plan area. It may
be necessary to include additional planning phases within each phasing area as
development proceeds. More detailed phasing will depend on the need for
development based on market trends, landowner’s developing preferences and
project funding.
There are construction requirements that will follow with all phases of development
within the Area 9 Specific Plan area. The construction of the water system
throughout all phases will require the looping of the system to maintain pressure and
water quality as discussed in Chapter 3. In addition, retardation basins will be
necessary to prevent downstream impacts during and after development of initial
phases.
The Conceptual Phasing Plan illustrates three phases of development within the Area
9 Specific Plan area:
Phase 1
The first phase is likely to be the properties along ‘A’ street due to their adjacency to
existing infrastructure including existing road, sewer, water infrastructure and
electricity, gas, and cable utilities. Phase 1 also includes the property containing the
Windset Farms project. Windset Farms is located in the center between Black Road
and E Street. Windset Farms will have onsite septic and leach fields and use of an
onsite well for water. However, they will be required to connect to City facilities and
pay the associated fees, such as the Black Road Trunk, once these facilities are
constructed adjacent to the site.
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Phase 2
The Conceptual Phasing Plan has been developed largely around the Black Road
Sewer Trunk Line as it is a critical infrastructure improvement for most of Area 9.
Much of Phase 2 will consist of those properties between ‘A’ and ‘E’ Street that will
not have the opportunity to tie into the South West or parallel South West sewer trunk
line due to a difference in topographic elevation. These properties will have fairly long
runs of sewer line to Black Road in which the effluent will generally flow to the
northwest. The installation of the Black Road Sewer Trunk Line and lift station will be
required in order for these properties to develop.
The other properties in Phase 2 are located west of ‘E’ Street and north of future
Sonya Lane. As the other Phase 2 properties east of ‘E’ Street will have installed
significant runs of sewer and the Black Road Truck Line, these properties would be
able to tie into the Black Road Trunk Line.
Phase 3
These properties are located along Betteravia Road. Currently all of the parcels are
under one ownership. These parcels were determined to be in Phase 3 for two
reasons: 1) The property owner has expressed no interest in developing the property
in the near future and 2) The properties are fairly independent from an infrastructure
standpoint from the rest of Area 9. The water and storm drain systems could proceed
without adjacent properties developing. Additionally, once the sewer trunk line is in,
the majority of the properties are located in close proximity to Black Road. Finally, all
the properties have existing road frontage.
The return on investment for the larger property owners is likely to be incentive for the
early expenditures related to infrastructure costs. Financing the up-front costs
associated with the first phase (long runs of sanitary sewer, water mains, and roads)
are the most significant considerations for the phasing schedule.
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Figure A-1. Development Phasing Schedule (Conceptual)
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Figure A-2. Conceptual Circulation Plan – Phase 1
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Figure A-3. Conceptual Circulation Plan – Phase 2
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Figure A-4. Conceptual Circulation Plan – Phase 3
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Figure A-5. Conceptual Sewer Plan – Phase 1

City of Santa Maria

A-7

Area 9 Specific Plan
Appendix

APPENDIX A
Figure A-6. Conceptual Sewer Plan – Phase 2
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Figure A-7. Conceptual Sewer Plan – Phase 3
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Figure A-8. Conceptual Water Plan – Phase 1

City of Santa Maria

A - 10

Area 9 Specific Plan
Appendix

APPENDIX A
Figure A-9. Conceptual Water Plan – Phase 2

City of Santa Maria

A - 11

Area 9 Specific Plan
Appendix

APPENDIX A
Figure A-10. Conceptual Water Plan – Phase 3
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Figure A-11. Conceptual Storm Drain Plan – Phase 1
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Figure A-12. Conceptual Storm Drain Plan – Phase 2
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Figure A-13. Conceptual Storm Drain Plan – Phase 3
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