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1.0 GENERAL CONCEPTS
1.1

INTRODUCTION
The Rivergate/Roemer Specific Plan (also referred to as Rivergate/Roemer in
this document) has been prepared in response to the Specific Plan land use
designation applied to this property in the City of Santa Maria General Plan
(August, 1991). In order to assure the successful planning of this area, the City of
Santa Maria is acting as the lead agency for the preparation of a Specific Plan
document. The City has contracted with Urban Planning Concepts, Inc. to
complete the Environmental Impact Report (EIR). The landowners in this area
have agreed to this arrangement and have provided financially for the completion
of this Specific Plan and the project EIR.

1.1.1 Purpose and Authority of the Specific Plan
The purpose of the Specific Plan is to direct all facets of the future development
of Rivergate, including the distribution of land uses, the location and sizing of
infrastructure, site planning, architectural guidelines, and the methods of
financing public improvements. The Specific Plan also includes a timetable for
phasing the development and infrastructure.
As an extension of the City of Santa Maria's General Plan, this Specific Plan
contains a similar, if not identical, elements and language. The Specific Plan is
used as a tool in much the same way as the General Plan and the Zoning are
used when evaluating and assessing development projects. By incorporating the
General Plan and the zoning ordinance provisions where applicable, the Specific
Plan becomes the detailed development guide for the Rivergate/Roemer
properties.
The Rivergate/Roemer Specific Plan is established through the authority granted
to the City of Santa Maria by the California Government Code, Title 7, Division 1,
Chapter 3, Articles 8 and 9, Sections 65450 and 65507. This Specific Plan is
adopted by resolution and ordinance as a policy/regulatory plan. Both Planning
Commission and City reviewed the Plan. Since this a regulatory Specific Plan, it
serves as zoning for the properties involved. Development plans, site plans, and
tentative parcel or tract maps in this area shall be consistent with this Specific
Plan. Development agreements must also be consistent with the General Plan
and this Specific Plan document.
In the event that any regulation, condition, program, or portion of this Specific
Plan is held invalid or unconstitutional by a California or Federal Court of
competent jurisdiction, such portions shall be deemed separate, distinct, and
independent provisions, and the invalidity of such provisions shall not effect the
validity of the remaining provisions in this document.
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1.1.2 Project location, Ownership, and Description
Location: The 194-acre Rivergate/Roemer Planning Area is located in the
northeast quadrant of the City of Santa Maria and east of the Broadway/ U.S.
Highway 101 interchange. The planning area’s northern boundary is contiguous
with the incorporated City boundary along the Santa Maria River and Levee; U.S.
Highway 101 to the west; residential development along the east; and industrial
uses to the south with some residential along Donovan Road. Figures 1-1 and 12 show the planning area's location in relation to the region and the City.
A 0.98 acre parcel at the northernmost corner of this planning area was brought
into Santa Barbara County through a county boundary line adjustment between
San Luis Obispo and Santa Barbara Counties on May 20, 1992. This property
will need to be annexed to the City of Santa Maria, and the Specific Plan
amended prior to development of this property. Conceptual planning for this
parcel is discussed in this Specific Plan.
Ownership: Figure 1.3 illustrates the division of the project ownership between
the public and private sectors. Further information about the ownership within the
Rivergate/Roemer Specific Plan is detailed in Table 1.1. The acreage and
percentages used in the figure and table include those portions of the Santa
Maria River Levee that are in the City of Santa Maria.
Description: The Rivergate/Roemer Specific Plan area can best be described as
the last remaining vacant property within the northern section of the City of Santa
Maria that currently does not have a development plan pending on the property.
The City of Santa Maria designated this property as "Specific Plan" during the
Land Use Update hearings in 1991. This designation allowed for a combination of
land uses (residential, commercial, open space) to be analyzed under the
Specific Plan provisions of State Law. Planning for this area also included
consideration of the surrounding area's land uses and infrastructures.
The Rivergate/Roemer Specific Plan area will consist of 605 residential units, a
29-acre retail and freeway-serving commercial center, a 10-acre elementary
school site and over 50 acres of park/basin, recreational trails, and open space
areas. The land use designations and their locations in this specific plan are
intended to encourage neighborhood use of the parks, trails, and commercial
areas. This plan includes details on the roadways and bike trails to be built
throughout the project. The commercial area will encourage residents to walk or
bike to the shopping center for their daily needs. The facilities proposed in the
park will invite the surrounding residents of this planning area to take advantage
of this recreational asset.
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The residential uses range from low to high density residential. The low density
residential area covers 91 acres and has a density of 5 units per acre resulting in
455 residential units. The medium density residential designation covers 4 acres
and has a density of 12 units per acre resulting in 48 units. The high density
residential area covers 6 acres and has a density of 17 units per acre resulting in
102 units. This project consists of 605 residential units on 101 acres. The
medium and high density residential areas are located west of the low density.
The commercial area contains two zoning designations: 2 acres of freewayserving commercial and 27 acres of general commercial. The general
commercial area is strategically located at the intersection of Broadway/U.S.
Highway 101 with frontage on three major roadways. The western half of the
commercial area that fronts on the highway is designed for a regional shopping
center with a large anchor facility and satellite retail spaces. This regional center
site is located directly across U.S. Highway 101 from several hotels that have
incorporated Mediterranean-style architecture. This specific plan incorporates a
similar architectural style for the shopping center. The eastside of the commercial
area faces onto the residentially-designated area therefore, neighborhood
commercial uses will be located on this side of the commercial area. This
commercial area is designed to be a neighborhood village with a grocery store, a
drug store, and satellite retail spaces. Restaurants and recreational uses are also
encouraged to locate in this area. To tie the two centers together architectural
features, such as towers and arches, are included in the design standards for the
overall commercial area.
The center of the project includes 10 acres set aside for an elementary school
and a new park around the existing-but-redesigned retardation basins. This park
is visible from the highway and is a visual asset to Santa Maria. The basins are
permanent water features. The surrounding park area includes passive
recreational facilities such as trails, picnic facilities, and play equipment. The
park/basin area will be constructed by the landowner/developers and dedicated
to the City Recreation and Parks Department for long term maintenance. Other
recreational facilities within the specific plan include a network of bike trails along
the Bradley Channel and the Santa Maria River Levee.
The Specific Plan details how this project will interface with surrounding land
uses. The major issues focus on the industrial land uses to the south and both
visual and noise-related impacts from U.S. Highway 101. The design features
within this document will assure that the development of the Rivergate/Roemer
Planning Area will be a visual asset to the northern entrance of the City of Santa
Maria. This Specific Plan assures that all necessary public infrastructure is
designed and built to meet the needs of the full buildout of this planning area.

1-5

1.0 General Concepts
1.1.3

Summary of Specific Plan Recommendations
The Rivergate/Roemer Specific Plan fulfills a variety of goals, including, the
provision of new housing options, retail and freeway-serving commercial uses,
completion of the road system, landscaping along the freeway, and expansion of
public infrastructure and the City's park system.
Land Use. The 194-acre Rivergate/Roemer project will consist of residential
uses with varying densities for a total of 605 units and a 29-acre retail and
freeway service commercial development of a community park with a major
water feature for the purposes of area wide, storm water retardation. The
portions of the Santa Maria River Levee in the City are included in the plan's
acreage calculations and are shown on the figures. The 0.98 acre portion of the
Specific Plan outside the City limits is conceptually planned for open space.
However, the Specific Plan will not apply to this property until annexation to the
City and amendment of the Specific Plan document has been completed.
The Rivergate/Roemer Planning Area will be developed in four phases. The
phasing schedule is based on the ability to complete certain infrastructure in a
timely and cost-effective manner with each related land use. The Phase 1
development will consist of approximately 90 acres and will include 318
residential units, the 21 acre park/basin area and designation of the 10-acre
school site. Phase 2 will be the completion of the remaining residentiallydesignated property. The second phase will consist of acres with 287 residential
units. Phase 3 includes all of the property that is designated general and freeway
commercial. This area includes 29 acres of commercially-designated property
south of the Broadway interchange as well as the completion of Seaward Drive to
the new Broadway/U.S. Highway 101 interchange. Phase 4 will include the 10
acres of Recreational Open Space (ROS) to the north of the interchange. This
phase will be of special interest to the City because of visibility from U.S.
Highway 101. This Specific Plan identifies the area as Open Space, but future
uses to consider could include a church, park, recreational uses or a signature
monument at the entrance of the City. (See Section 4-Phasing for more details.)
Circulation. Development of new land uses within the planning area will require
the extension of Carlotti Drive and Seaward Drive. Improvements to the
Broadway/U.S. Highway 101 interchange will also be a part of this project's
responsibility. Road construction will be phased in accordance with proposed
land use development. Refer to Section 4.0 for further discussion on the phased
development of this project.
A series of Multi-Purpose Trails and Class II bikeways take advantage of the
area's open space and street systems. The new bicycle paths will link residential
neighborhoods with local open space and park amenities, and will tie into the
City's existing and proposed bikeway system along the levee.
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Community Design. Community design establishes the area's character as the
northern gateway to the City of Santa Maria. The 29 acres of commercial as well
as the medium density residential property along the freeway will be developed
with the views from the highway in mind. Heavily-landscaped greenbelts will be
planted along the highway to soften the structures built adjacent to the highway
while maintaining the views of the hills north of the Santa Maria River. Refer to
Section 3.0 for the Design Standards for each zone district. The park/basin
recreational area and the bike path along the levee will be community-wide
assets that will be developed as part of this planning area. These recreational
features will include landscaping and trees that currently do not exist in the area.
Infrastructure. The new development proposed under the Rivergate/Roemer
Specific Plan will necessitate considerable new water, sewage, and drainage
infrastructure. An extensive network of water and sewer pipelines will connect to
the City's existing systems. The area's drainage system takes advantage of the
existing Bradley Channel and basin and will include additional improvements to
the storm water drain under U.S. Highway 101. All other utilities are available to
the area and will adequately serve future development. Refer to Section 2.0
regarding project-related infrastructure.

1.1.4 Organization of the Document
This document contains four components which guide planned policies and
programs and establish development standards as a means of ensuring their
implementation. The components include:
1.0 General Concepts. This section includes a review of the planning area's
environmental opportunities and constraints and includes overall goals and
objectives for the Specific Plan.
2.0 land Development Pattern. The heart of the Specific Plan, this section
contains the recommendations for the planning area's land use, circulation,
community design, and infrastructure systems.
3.0 land Development Regulations. This section details the regulatory
framework and development standards which drive the plan and contains
architectural, landscape, and site design standards for projects within the
planning area.
4.0 Implementation and Administration. This section includes the
development phasing and maintenance programs and the financing
mechanisms needed to implement the plan.
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1.1.5 Relationship to the City of Santa Maria General Plan and Zoning
In accordance with state law, the Rivergate/Roemer Specific Plan has been
prepared to be consistent with the City of Santa Maria's General Plan. Refer to
section 1.3 for a detailed discussion of the City's goals and policies as they relate
to this Specific Plan. By definition, a Specific Plan includes a greater level of
detail, especially with respect to site planning and development issues, than the
General Plan. The Specific Plan implements the goals, policies, and programs of
the General Plan. See Figure 1.5 for surrounding land use designations and
Figure 1.6 for surrounding zoning.

1.1.6 Relationship to Other Specific Plans
Sphere Study Specific Plans. The City of Santa Maria has prepared six
conceptual specific plans for those areas that the City proposes to annex. These
specific plans are known as the Hidden Pines, West Main, Blosser-Southeast,
Blosser-Southwest, Mahoney Ranch, and Entrada Este. All of these specific
plans were prepared in concert and they have established a format for the
preparation of future specific plans in the City including the Rivergate document.
Those provisions in the annexation specific plans that are relevant to the
Rivergate/Roemer Specific Plan have been included directly into the text of this
document.
Entrada Specific Plan. The Entrada Specific Plan (1976) is the only specific
plan presently adopted by the City. The objective of the Entrada Plan is to
"protect and enhance the quality of the environment and future development
found along the major entrance-ways to the City of Santa Maria." With this
objective, the boundaries of this plan can be expanded as the City expands,
especially along the major road corridors serving as gateways to the City.
Accordingly, the provisions of the Entrada Plan that deal with street landscaping
and visual corridors are incorporated into this Specific Plan in Section 3.0 Land
Development.
Santa Maria Research Park Specific Plan. The Santa Maria Research Park
Specific Plan proposes development of lands within the Santa Maria Public
Airport, immediately south of the airport itself. The Santa Maria Research Park
Specific Plan has not been adopted and is undergoing modification and City
review. Stipulations and design standards included in this plan will have no direct
effect on the provisions of the Rivergate/Roemer Specific Plan.
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1.1.7 Relationship to County Plans and Policies
Santa Barbara County Comprehensive Plan. Although the policies contained
in the County Comprehensive Plan apply only to the County's unincorporated
areas, the Cities within the County should be aware of these policies when
developing specific plans. Development of the Rivergate area can be found
consistent with the County of Santa Barbara County Comprehensive Plan goals
to preserve agricultural lands, prevent leapfrog development, allow development
within established urban areas, provide a range of housing types, and adequately
assure that all public services are available to the project site.
Local Agency Formation Commission Policies. The 0.98 acre parcel at the
northern corner of this project currently is located outside of the City limits in
Santa Barbara County. The annexation of this parcel to the City of Santa Maria
will require the approval of the Santa Barbara Local Agency Formation
Commission (LAFCO). The LAFCO establishes standards designed to promote
efficient and orderly development within urban areas and approves land
annexation requests. They key policies for LAFCO include discouraging urban
sprawl and protecting agricultural land. Since the 0.98 acre parcel (north of the
specific plan area) is immediately adjacent to the City of Santa Maria and does
not include any prime agricultural soils, future annexation of this parcel could also
be considered in substantial conformance with LAFCO policies.

1.1.8 Relationship to EIR/Mitigation Measures
The policies and standards contained in this specific plan incorporate mitigation
measures deemed necessary by the EIR to mitigate environmental impacts. The
EIR will apply to future development plans, tentative tract maps, and any other
development processed in Conformance with the Rivergate/Roemer Specific
Plan. Future development projects that are consistent with this Specific Plan will
require either no further environmental documentation or, in special cases,
focused environmental analysis and action pursuant to Section 15162, 15163, or
15164 of the CEQA Guidelines. Where the Specific Plan requires amendment,
an environmental analysis is required prior to approval of the revised project.
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1.2

ENVIRONMENTAL OPPORTUNITIES AND CONSTRAINTS
Effective planning requires a basic understanding of a variety of environmental
issues affecting land development. The following section briefly identifies the
major opportunities and constraints of the Rivergate/Roemer Specific Plan area.
These issues are analyzed in more detail in the project-related EIR.

1.2.1 Land Use
The Rivergate area presently is vacant and undeveloped. The area is periodically
grazed by horses or cattle. The planning area is bordered by the Santa Maria
River and Levee to the north, U.S. Highway 101 to the west, residential to the
east and commercial/industrial land uses to the south.
Future uses in the planning area include residential development of varying
density, retail and freeway-serving commercial, an elementary school and a
community park with a water feature that will also serve as a storm water
retarding basin. The plan also includes the construction of several bike trails
throughout the project. The development pattern is compatible with surrounding
uses and will be coordinated with existing City services.

1.2.1 Traffic and Circulation
Access to the site is currently provided by Carlotti Drive, which terminates at the
area's southern boundary, and Seaward Drive which terminates at the area's
eastern boundary. The Broadway/U.S. Highway 101 interchange in the northern
section of the project currently does not provide adequate access to the site.
Successful development of Phase III depends on improved access to the
Broadway/U.S. Highway 101 interchange.
The project proposes access to Donovan Road via Carlotti and Seaward Drives.
The project will eventually take direct access from the Broadway/U.S. Highway
101 interchange as the phases build out. Access to this interchange will require
modification and reconfiguration of the overpass. Rivergate will be required to
provide a proportionate share of funding for these roadway improvements.
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1.2.2 Infrastructure
Water. The proposed development would increase water demand by 297,323
gallons per day (gpd) or 333 acre-feet per year (AFY). An existing 8-inch water
line is located in Carlotti Drive and a 10-inch waterline is in Seaward Drive. The
development of this area will include the extension of these waterlines as well as
connections to those on the west side of the freeway. These extensions are
included in this Specific Plan in order to assure adequate flow and pressure for
fire protection throughout the planning area. The issue of the water source for the
project has also been addressed. The City obtains its water from the Santa Maria
Groundwater Basin which currently operates in an overdraft condition. The City is
pursuing connection to the State Water Project which is expected to provide
water to the City sometime after 1996. Projects approved by the City must be
designed to mitigate to the maximum extent feasible the impact on the
groundwater basin. Mitigation measures may include low stormwater floor
fixtures and drought tolerant landscaping.
Sewer. Some segments of the Garden Drive trunk sewer line which will be
serving Rivergate are projected to be surcharged upon full development of this
area. Development of the specific plan area will require trunk line improvements
and a new sewer line extension under the freeway. These improvements are
included in the development of this plan. A study of downstream sewer line
capacity is will assure full and adequate service to this project.
Drainage. The Rivergate/Roemer area is served by the Bradley Channel and the
existing flood control basins along the western boundary. All development in the
specific plan area will be designed to drain to these the basins. A new culvert will
be installed under the freeway to remove an existing constriction in surface
drainage conveyance to the west.

1.2.3 Geology and Soil Stability
While the terrain is generally level throughout the specific plan area, the area
surrounding the basin does include some steep slopes. The City's General Plan
Land Use Element assigns the area as a low landslide potential. Due to the
presence of the potentially active Santa Maria River Fault, approximately one
mile south of the site, and the potentially active Santa Maria River Fault located
along the north side of the Santa Maria River, the City's General Plan Safety
Element (1987) includes this area within Ground Shaking Zone A, the zone of
highest hazard potential. Santa Barbara County's Comprehensive Plan assigns
the area a low liquefaction potential due to low groundwater levels and a low
"geologic problem" rating based on a combination of geologic seismic and soil
conditions.
While the proposed development under the specific plan would not be seriously
constrained by local geologic or soil conditions, based on the above
designations, a minor hazard potential exists.
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1.2.4 Public Safety
Flooding. This area is identified as having flooding potential from the Bradley
Channel and the flood control basin. According to the Federal Emergency
Management Agency (FEMA) maps, this area could experience a 100-year flood
in the region of the commercial area and the flood control basin. The final
engineering of this project will include drainage and grading plans that will
eliminate this flooding hazard. Before actual physical construction is initiated in
the flood areas, an amendment to the FEMA maps will be filed with the agency
and must be approved in order to eliminate the 100-year flood designation from
this property.
Health. The on-site storm water retention basins have been tested to determine
whether there may be any toxic materials in the water and underlying soil that
may have accumulated there from the upstream agricultural operations. The
laboratory testing indicated that there were no toxic levels of pollutants in the
water or soil.

1.2.5 Public Utilities
All service connection points (gas, electric, phone, television, water, and sewer)
already exist directly to the site as part of existing developments. No "Ieapfrogging" of infrastructure services will be required. The development of
Rivergate may have impacts on City services such as police, fire, and schools.
The EIR addressed these project-related impacts and the recommended
mitigation measures are incorporated in this document.

1.2.6 Noise/Land Incompatibility
The primary source of noise impact to the project area is from motor vehicles
traveling along U.S. Highway 101. Existing noise levels along segments of U.S.
Highway 101 within the City of Santa Maria exceed a Community Noise
Equivalent Level (CNEL) of 60 dBA within 700 feet of the centerline of the
roadway. (Rivergate Draft EIR). Noise level standards for residential uses,
contained in the City's Noise Element, would be exceeded under these
conditions. Mitigation measures (i.e. increased setbacks, walls, berms, attic
mufflers and dual-glazed windows) have been incorporated into the development
regulations contained in this Specific Plan.
Provisions to address the potential incompatibility with the industrial uses located
south of this project have also been included in this plan. These provisions
include the use of setbacks and walls to provide adequate buffering between
these different land uses.
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1.2.7 Solid Waste
Full development of the Rivergate area will have an impact on the generation of
solid waste in the City of Santa Maria. The EIR addresses the amount and types
generated. Methods to reduce the amount, storage, and disposal of solid waste
are incorporated into the Specific Plan document.

1.2.8 Aesthetics
The project site is highly visible from the freeway and is the northern most
entrance/exit to the City of Santa Maria. The Specific Plan addresses the visual
and aesthetic characteristics of the whole project. Design provision are included
in the test of this document to assure that the development of the project will
provide an aesthetically pleasing entrance to the City.

1.2.9 Housing
A wide variety of housing types have been included in the Specific Plan. A total
of 605 residential units are permitted with densities ranging from five (5) of
seventeen (17) units per acre. Policies contained in the City's Housing Element
and requirements of the Santa Barbara County Association of Governments
(SBCAG) Fair Share Allocation Plan have been considered in this specific plan.
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1.3

GENERAL GOALS AND OBJECTIVES
The goals of the Rivergate/Roemer Specific Plan are consistent with the goals
and policies of the City of Santa Maria's General Plan. Together they address
local environmental constraints, policies, and community needs. These projectspecific goals are as follows:
1.

To provide sufficient commercial opportunities to serve the local
residents in the northeast section of the City of Santa Maria as well
as enhance the regional commercial attractiveness of the City of
Santa Maria.

2.

To improve development standards in order to facilitate residential
opportunities for the growing population within the City of Santa
Maria.

3.

To provide appropriate land uses and architectural design guidance
to create an attractive northern gateway to the City of Santa Maria.
a)

4.

Establish standards that will allow for flexible design with
minimal permit review process.

To provide a smooth integration of proposed development with
existing development and City plans.
a)

Provide for the orderly transition between the proposed and
existing land uses.

b)

Provide the infrastructure necessary to serve the proposed
land uses and determine the equitable distribution of the
associated costs.

c)

Integrate storm drainage features of the Bradley Channel,
Basin, and Santa Maria River levee into dual-use recreational
facilities with bike trails and park uses.

In summary, the goal of the Rivergate/Roemer Specific Plan is to implement an
infill project that will make the best use of the site and that will improve circulation
and the urban environment within the City of Santa Maria. This is accomplished
through a series of land use, circulation, community design, and infrastructure
plans. These plans will produce a quality living and working environment, efficient
circulation patterns, and viable commercial uses that take advantage of freeway
proximity and the logical extension of existing land uses.
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1.3.1 General Plan land Use Element Consistency
Rivergate is consistent with the goals, policies, and objectives of the City of
Santa Maria's General Plan Land Use Element. The following section takes
applicable goals, policies, and objectives from the Land Use Element and
discusses their relationship with the Rivergate/Roemer Specific Plan.
GOAL L.U.2---URBAN SERVICES
Provide all necessary urban services and facilities for present and
future City residents which includes providing sufficient land for the
community facilities (i.e., fire station, police station, library, cultural
center).
Rivergate is a balanced mixture of land uses providing community facilities
commensurate with the needs generated by the residential and commercial
uses. The main community facilities include the installation of an improved
drainage system along Bradley Channel and the flood control basin with the
installation of bike trails and park land around the basin. A level bike trail will
also be constructed in accordance with the City General Plan. At this time, the
City of Santa Maria has determined that no other community facilities are
needed in this location. See the discussion under Objective L.U.2e requiring
schools and school-related impacts.
POLICY L.U.2---lnfrastructure Timing
Insure that all urban services and infrastructure are planned and
provided for in a timely manner and sufficient land is reserved for
this provision.
Rivergate contains a phased infrastructure plan that parallels development
of the site. this insures that sufficient infrastructure capacity will be
available prior to or as development proceeds. Similarly, development
fees and lands designated for specific urban services (i.e., parks and
bikeways) will ensure expansion of community services in concert with site
development.
OBJECTIVE L.U.2c---Provide well located commercial and
industrial sites for the new development at are adequately served
by highways, railroads, utilities, and other municipal services and
do not impact established residential areas.
The commercial uses are well located by their proximity to the
Broadway/U.S Highway 101 interchange. This location has access
from local arterials and high visual exposure from U.S. Highway 101.
Site development regulations and community design guidelines will
reduce potential conflicts where commercial uses abut the highway or
adjacent residential areas. All community commercial designated sites
are intended to provide for the needs of the immediate community
without competing with downtown retail uses. All development will
require new improvements since the site is currently undeveloped.
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Objective L.U.2e---Coordinate future land uses with the Santa
Maria-Bonita School District, Orcutt Union School District, and
the Santa Maria Unified High School District to ensure that
adequate school sites are reserved to support future growth.
Rivergate includes a 10-acre school site. In addition, development
within this specific plan area will be responsible for the payment of
school fees as required by state and local laws. The EIR's Alternative 2
plan for Rivergate also includes a proposed elementary school site on
the east side of the proposed park. The Santa Maria-Bonita School
District was advised of the school site.
Objective L.U.2f---Ensure that development "pays its own way" by
minimizing publicly financed and maintained facilities and
assume that development will be phased with construction and
provision of supporting infrastructure, implement developer fees
and improvement districts assuring adequate community
facilities are provided as development occurs.
The developer will be responsible for the initial construction of the
infrastructure systems (roadways, storm drainage, water, and sewer).
Development fees shall be paid in lieu of infrastructure not provided by
the developer, prior to or concurrent with facility demand.
Objective L.U.2g---Ensure that adequate land is provided for
those institutional and public activities which will serve new
development consistent with the established standards of the
General Plan.
The combination of developer fees and land designation for parks and
bike trails will serve the anticipated growth projected by standards in
the General Plan. The EIR's Alternative 2 plan for Rivergate/Roemer
includes a proposed school site on the east side of the proposed park.
This school site needs further review by the City, District, and the State
before the location is finalized.

GOAL L.U.3---URBAN DESIGN
The City will promote quality urban design enhancing Santa Maria's
character.
The Development Regulations and Community Design Guidelines within this
document promote quality urban design. Implementation of quality urban
design is ensured through the City's development plan review process. The
monitoring and maintenance programs ensure that quality development will
be maintained through out the life of the project.
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GOAL L.U.5---DEVELOPMENT CONTINUITY
Discourage sprawl and "leap-frog" development
In that Rivergate/Roemer is located within the current City boundaries and
has all public services provided to the site, the development of this property is
considered consistent with this goal and would further discourage urban
sprawl by providing residential and commercial uses within the City limits.
Objective L.U.5c---Undertake an infill program which will promote
new development within the City on undeveloped or
underdeveloped parcels.
The development of the Rivergate/Roemer area is consistent with this
objective and further assures that the City of Santa Maria will be
developed to its fullest potential.
Objective L.U.5d---Locate new development
compatible existing development.

contiguous

to

The use and intensity proposed by Rivergate/Roemer is compatible
with surrounding development. Infrastructure (storm drainage, water,
and sewer) will be linked to adjacent systems. Commercial uses will be
oriented to the Broadway/U.S. Highway 101 interchange. Residential
uses adjacent to the southern project boundary will be developed with
adequate setbacks and buffers to avoid land use conflict with the
industrial parcels to the south.
GOAL L.U.6a---BALANCE GROWTH
Accommodate new development, balancing social, environmental and
economic considerations.
The proposed mixture of land uses provides a balance of residential and
employment generating uses. New demands upon community services will be
mitigated by a combination of land dedications, public improvements, and
developer fees. The environmental concerns associated with noise,
aesthetics, traffic and water use are addressed in the EIR and incorporated
throughout this Specific Plan.
GOAL L.U.7---LAND USE CONFLICT REDUCTION
Reduce existing and potential land use conflicts.
The design of Rivergate reduces existing and potential land use conflicts by
the use of setbacks, roads, landscaped berms, and buffers. The critical areas
are along U.S. Highway 101, along the southern project boundary, and
between the commercial and residential uses. The provisions within this
Specific Plan document address these critical areas.
Policy L.U.7--Site Design
Avoid land use problems before they arise and create maximum
harmony through innovative urban design between various land
uses.
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Objective L.U.7a---Require the use of buffers between
incompatible land uses by using berms, walls, open space,
landscaping, bikepaths, and arterial streets where appropriate.
Objective L.U.7b---Protect residential neighborhoods from
encroachment by incompatible nonresidential uses and the
impacts associated with adjacent nonresidential activities.
The intent of these policies and objectives is to reduce land use
conflicts. Rivergate utilizes buffers to reduce conflicts between
adjacent land uses and arranges land uses to create a transition from
more to less intense activities.
Objective
L.U.7d---Where
industrial
and
intense
retail
development borders residential development, the circulation
pattern should be designed to avoid direct conflicts so that
industrial and commercial traffic does not enter residential
neighborhoods. Create cul-de-sacs and locate industrial districts
along major arterial streets.
Non-residential uses are clustered at the northern end of the project at
the Broadway/U.S. Highway 101 interchange. This commercial area
will avoid the residential neighborhoods to the south. The extension of
Carlotti drive to Seaward Drive may result in some industrially-related
traffic using this road to the Broadway/U.S. Highway 101 interchange;
however, it is more likely that these industrial uses will continue to use
the Carlotti/Donovan/U.S. Highway 101 interchange to the south.
Objective L.U.7e---lndustrial, commercial and office uses shall
provide sufficient on-site parking facilities to accommodate their
equipment and parking needs.
The Specific Plan parking requirements meet or exceed City
standards, thus providing sufficient parking throughout the project.
Objective L.U.7f---Where residential development takes place
along arterials and collectors, every effort should be made to
mitigate the negative impacts of traffic on the residential uses.
Mitigation measures include setbacks, landscape buffers, walls
and limited or no driveway access into individual dwelling units.
The Circulation Plan and Community Design Guidelines prevent direct
access from the driveway of a dwelling onto a local arterial or collector
street. Sound walls are proposed to attenuate noise from the highway.
Additionally, the use of two story solid walls or buildings for residential
areas adjacent to U.S. Highway 101 will aid noise attenuation. Other
route-related circulation design measures are outlined in Section 2.0
and 3.0.
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GOAL L.U.9---PROMOTE ADEQUATE HOUSING SUPPLY
The City will continue to promote an adequate supply of Quality
residential development within Santa Maria.
Policy L.U.9--Ensure that adequate housing is provided for all economic segments
of the population through a diversity of housing types, sizes, and
density.
Objective L.U.9d---Provide a balance of all housing types and
sizes which are compatible with the surrounding land uses.
The Land Use Plan designates residential land uses for the entire
range of densities found in the General Plan. The Development
Regulations and Community Design Regulations provide a flexible
framework to permit a diversity of housing products. The specific plan
provides the opportunity for the construction of housing for each
economic segment of the population.
GOAL L.U.10---PROMOTE HIGH QUALITY COMMERCIAL AND INDUSTRIAL
DEVELOPMENT
Continue to promote Quality commercial and industrial development in
Santa Maria and encourage the upgrading and revitalization of the
existing commercial and industrial areas.
Objective L.U.10b--Continue to review land use designations for
undeveloped parcels presently designated for industrial or
commercial development to ensure the goals and objectives of
the City will be met.
Commercial land use designations are clustered along Broadway/U.S.
Highway 101. The access, visibility, and Community Design Guidelines
will promote high quality commercial development within this area. The
relationship between the nearby residential uses and circulation
patterns will ensure that the commercial uses become the focal point of
the project.
In summary, the goals of this Specific Plan are consistent with the City of Santa
Maria General Plan Land Use Element. The following sections detail the land use
plan, regulations, and design criteria for development and the related
infrastructure. A complete review of this document will assure the decisionmakers and the community that the development of the Rivergate area will be an
asset to the City with no financial liability for the required infrastructure.
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2.0 Land Development Pattern
LAND DEVELOPMENT PATTERN

Successful planning depends on the close coordination of land use, circulation,
community design and infrastructure. Consequently, this section presents
separate plans covering each of those elements, with accompanying policies and
programs guiding their implementation. Although written as individual plans, they
are actually four components of a single planning framework which implements
the goals established in Section 1.3 of this Specific Plan.
2.1.

LAND USE PLAN
The Land Use component of the Rivergate/Roemer Specific Plan defines the
objectives, policies and standards for development of new uses which achieve
the goals of the Specific Plan. The City of Santa Maria's General Plan (august,
1991) provides the point of reference from which the land use designations and
development standards of this Specific Plan are made. The Land Use
components establish:
Pattern. The categories and mix of land uses permitted within the
Rivergate/Roemer planning area and their distribution, and
Parcelization. Policies regarding lot size to ensure a mixture of sizes is available
which can accommodate a variety of uses.

2.1 .1 Overall Development Pattern
Residential. Development under the Rivergate/Roemer Specific Plan is
designed to accommodate a large portion of the City's future residential growth
by providing a variety of housing types that meet the needs of people of varying
income levels. Approximately 605 residential units are expected to be built under
this specific plan. The majority of the residential land uses, 91 acres, consists of
Low-Density Residential (5 units per acre) that will potentially result in 455 units.
To address the noise impacts from U.S. Highway 101 , the Specific Plan
proposes 4 acres of Medium Density Residential (12 units per acre) which will
result in 48 units built along U.S. Highway 101. To provide additional housing
types, the specific plan includes the development of 6.0 acres of High-Density
Residential, 17 units per acre, located around the commercial center, for a
potential of 102 units. The high density units will serve as a transition from the
commercial to low density residential units to the east.
Commercial. The commercial designation is located south of the Broadway/U.S.
Highway 101 interchange. This 29-acre center includes 27 acres of general
commercial and 2 acres of freeway-serving commercial uses. Since there are
currently insignificant retail commercial uses east of the freeway, this commercial
center will primarily serve the daily needs of all the residences east of U.S.
Highway 101. Secondly, this commercial center will provide for regional
shopping needs, and thirdly, the freeway-serving commercial uses will be
available for all travelers on U.S. Highway 101.
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Open Space/Recreation. The open space/recreational uses of this specific plan
area can be divided into four distinct features. The first feature is the Bradley
Channel and the flood control basin. This existing facility will be upgraded and
redesigned in order to facilitate the surrounding residential development: an
access road as well as a bike trail for public uses will be provided along the
channel and the flood control basin will be redesigned and landscaped to serve
dual uses as a retarding basin and a park area. The second feature is the
continuation of the Santa Maria River Levee Bikeway Trail. The third feature is
conservation open space within the Broadway/U.S. Highway 101 interchange.
This area will be landscaped with attractive, low-maintenance, drought tolerant
material in accordance with Caltrans regulations for visual purposes. The fourth
feature is the northwest corner. Phase 4 of this specific plan, no other land uses
other than recreation open space is considered at this time. Access would be
provided to this 10 acre area from Seaward Drive.
Schools. In order to assure the residents of the project and surrounding
properties adequate public school service, the Rivergate/Roemer Specific Plan
designates 10 acres for future use as an elementary school facility. The school
site will be located adjacent to the park/lake in the center of the specific plan
area.
Figure 2.1 shows the location of the various land uses while Figure 2.2 indicates
the location of the corresponding zoning. Table 2.1 summarizes the proposed
land uses and zoning under the Rivergate/Roemer Specific Plan.
The City's General Plan provides the basis of the Specific Plan Designations. All
designations are fully consistent with the General Plan and are defined as
follows:
Low-Density Residential (LDR). The Low Density Residential designation
requires residential densities not to exceed 5 dwelling units per acre. This land
use designation will result in development of single family homes on lots of 5,000
s.f. and larger which is compatible with the residential densities to the east. The
comparable zoning designation is SP/R-l, and development in this district must
conform to the provisions of the SP/R- l zone as established in Section 3.1.1 of
this plan and the City Municipal Code.
Medium-Density Residential (MDR). Areas receiving the Medium Density
Residential designation support a variety of housing types including single family,
duplex, townhouses, and larger multi-family complexes provided the overall
density does not exceed 12 units per acre. The intent of this designation is to
encourage land conservation while simultaneously providing opportunities for
affordable housing. Development in Medium- Density Residential areas must
conform to the provisions of the SP/R-2 zone as established in Section 3.1.2 of
this document and the Santa Maria Municipal Code.
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High-Density Residential (HDR). This designation accommodates residential
development close to shopping and recreational opportunities at densities high
enough to encourage walking and bicycling as viable transportation options to
those neighborhood amenities. The High-Density Residential designation, up to
22 units per acre, encourages affordable housing to meet the needs of a wide
spectrum of Santa Maria's residents. Development in such areas must conform
to the provisions of the SP/R-3 zone as established in Section 3.1.3 of this plan
and the Santa Maria Municipal Code.
Community Commercial (CC). The General Commercial designation is
designed to include a wide variety of retail uses in areas outside the City's central
core. This will fill the identified need of retail facilities on the City's east side.
Twenty-seven (27) acres of this planning area are proposed for this designation.
All of this area will be fronting U.S. Highway 101 and as such, the visual
character of these commercial buildings will be addressed as part of this specific
plan by including standards for the height, color, and style of architecture.
Development under this land use designation must also be in conformance with
the provisions of the SP/C-2 zone, as established in Section 3.1.4 of this plan
and the Santa Maria Municipal Code.
Freeway Service (FS). This land use designation is intended to provide for
freeway oriented commercial activities. The easy freeway acc8ess and high
visibility of this area lends itself to uses such as auto services, motels, and
restaurants. Development under this land use designation must be in
conformance with the provisions of the SP/FS zone as established in Section
3.1.5 of this plan and the Santa Maria Municipal Code.
Recreation Open space (ROS). This designation applies to areas slated for
publicly owned parks or landscaping improvements. The twenty-one (21) acre
park/basin, the eighteen (18) acre flood control greenbelt, and the northwestern
corner will receive this designation with the intent that they be developed as
community parks and greenbelts. Development of these areas must be in
conformance with the SP/OS zone as established in Section 3.1.7 of this Specific
Plan and the Santa Maria Municipal Code.
Conservation Open Space (COS). The conservation Open Space designation is
used for publicly-owned landscaped areas. For this specific plan, the COS
designation will be applied to the area within the new Broadway/U.S. Highway
101 interchange. Development of this area must be in conformance with the
SP/OS zone as established in Section 3.1.7 of this Specific Plan and the Santa
Maria Municipal Code.
Community Facility (CF). The Community Facility designation is used for a
future elementary school to serve the residents of the project and surrounding
residential areas. Ten (10) acres have been designated CF with the intent that it
will be developed with an elementary school. Please refer to Sections 1.1.3 and
3.1.6 of the Specific Plan and Section 66478 of the California Code.
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2.1.2 Land Use Objectives, Policies, and Programs
Objective: Provide for a variety of residential opportunities which are affordable
to a wide range of area residents while establishing commercial and recreational
facilities to serve the local population and providing open space as a means of
enhancing public health and welfare.
Policy LU 1. Accommodate the following land use types in the
Rivergate/Roemer Specific Plan planning area in accordance with the
Land Use Plan presented as Figure 2-1:
Residential:

Low Density Residential (LDR)
Medium Density Residential (MDR)
High Density Residential (HDR)

Commercial:

Community Commercial (CC)
Freeway Service Commercial (FS)

Open Space:

Recreational Open Space (ROS)
Conservation Open Space (COS)

Community Facility:

Community Facility (CF)

Programs
LU 1.1--Change the zoning of the planning area from Specific Plan
designation to those established in Sections 3.1.1 to 3.1.7 of this specific
plan.
LU 1.2--Distribute the zone districts established in this specific plan as
directed in Figure 2.2-Zoning Map. Where possible, zone boundaries shall
follow natural or manmade boundaries such as drainage basins, parcel
boundaries, or roads.
LU 1.3--Empower the Zoning Administrator to resolve minor discrepancies
involving the precise location of zone boundaries drawn on Figure 2-2.
These decisions should use the criteria established in Program LU 1.2 and
should also consider unusual natural or manmade constraints unforeseen
at the time of this specific plan's adopting such as a minor shift in road or
expansion of the park area.
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TABLE 2.1 – Maximum Buildout
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Policy LU 2. Minimize land use conflicts throughout the project by
integrating aesthetics, safety, and function into site design identified in
Section 3.0 appropriate and mitigation measures as discussed in the EIR.

Programs
LU 2.1--Residential/Industrial Buffering. Residential areas abutting the
industrially designated areas shall be designed with a combination of
buffers, such as setbacks, landscaping, wall /fences, and roads, to
address potential incompatibilities with noise and uses.
LU 2.2--Residential/Commercial Restrictions. The commercial property
facing high density residential will include a 10 foot wide landscape strip
along the frontage. This strip will include intermittent berming up to three
feet in height to screen the parking areas from the residential uses. The
berm shall allow formal pedestrian access for neighborhood commercial
areas.
LU 2.3--Commercial Signage Requirements. Commercial signage shall
be in accordance with Chapter 34 (Signs) of the City of Santa Maria
Municipal Code and Entrada Specific Plan.
LU2.4--Residential Access limitation. The high density residential area
sharing street frontage with the commercial area shall be limited to two
access points along its frontage in order to reduce potential
vehicular/pedestrian conflicts.
LU 2.5--Decorative Crosswalk. A crosswalk that incorporates safety
features designed to slow traffic and improve pedestrian safety shall be
established
between the commercial and the residential areas. This
crosswalk shall be situated at a primary access point to the commercial
area and shall feature decorative pavement, bulbouts, and roadside
landscaping. Signs warning motorists of the presence of pedestrians shall
be installed at these crosswalks.
LU 2.6--No Parking. To minimize potential truck and automobile conflicts,
Carlotti Drive, and Seaward Drive (north of its intersection with Carlotti
Drive) shall be posted for "No Parking."
LU 2.7--Levee Trail Access. The proposed bicycle/pedestrian trail on the
Santa Maria River levee is a potential amenity to residents living in the
planning area. In order to maximize this recreational, transportation and
aesthetic amenity, marked crosswalks linking residential uses with the trail
shall be included for at least two locations along Seaward Drive. Adequate
signage and rampage shall facilitate public access to the levee trail.
LU 2.8--High Density Residential/low Density Residential Buffer. Land
Use buffers shall be provided where high density residential abuts low
density residential. Buffers can consist of streets, driveways, landscaping,
bike paths, walls, berms, open space, 2.0 Land Development Pattern or a
combination. Land use buffers shall be reviewed as part of discretionary
approvals.
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LU 2.9--Development Standards. Apply development standards from the
City of Santa Maria Zoning Ordinance as they pertain to the zoning of the
Rivergate/Roemer planning area, unless otherwise directed in this Specific
Plan.

2.2

CIRCULATION PLAN
The circulation system proposed under the Rivergate/Roemer Specific Plan
provides for safe and convenient access to the developments within the planning
area. Figure 1-4 shows how the existing road system relates to those areas
immediately surrounding the planning area. The following sections describe the
components of the area's circulation system. Table A-1 in Appendix A provides
an estimate of the cost of these improvements.

2.2.1 Proposed Circulation Improvements
Street Alignments. The Rivergate/Roemer planning area is located in the
northeastern portion of the City of Santa Maria, and is bounded by residential to
the east, U.S. Highway 101 to the west, Santa Maria River Levee to the north,
and Carlotti Drive industrial lots to the south. The planning area will be served by
the extension of Seaward Drive from the east and the extension of Carlotti Drive
from the south. Planned east-west roadways include the extension of Seaward
Drive to the Broadway/U.S. Highway 101 interchange, as outlined in the City's
Circulation Element. Figure 2-3 shows the alignments proposed for the roadway
extensions within and adjacent to the planning are and delineates the functional
classification of each roadway section. Based on the City of Santa Maria's
Circulation Element "Roadway Classification System," Residential Local and
Minor Streets serve individual residential lots and multiple dwelling complexes as
well as provide connections to collectors in the circulation system.
All roads shown in Figure 2-3 will be constructed in phases as detailed in Section
4.3. All of the residential-serving roadways will be completed with the first two
phases including Carlotti and Seaward Drive extensions. Phase 3 will include the
redesigned and reconfigures Broadway/U.S. Highway 101 interchange with an
access provided to Phase 4.
Signalized intersections will be provided at the Broadway/U.S. Highway 101
northbound off ramp at Seaward Drive, and at the Seaward Drive/Carlotti Drive
intersection. All other intersections will be provided with stop signs as warranted.
Off-site/regional circulation improvements include alignment of Carlotti
Drive/Donovan Road/U.S. Highway 101 northbound off-ramp and Donovan
Road/U.S. Highway 101 southbound on and off ramp.
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Bicycle Circulation. Bikeways improve bicycling safety and convenience, and
encourage bicycling as an alternative transportation mode. Four bikeway
classifications are used in the City:
Multi-Purpose Trail - 1 (MPT-1). Multi-purpose trails are paths designed to
accommodate both bicycle and pedestrian traffic. Such paths are generally
eight feet wide and are divided into bicycle and pedestrian lanes. The MPT-1
designation applies to multi-purpose trails which follow corridors not in
proximity to existing roadways. An MPT-1 might follow a drainage channel or
traverse a park, for example. Multipurpose trails replace the "Class I Bikeway"
designation formerly used by the City.
Multi-Purpose Trail - 2 (MPT-2). Similar to MPT-1, a Multi-Purpose Trail-2 is
a dedicated eight foot wide pedestrian/bicycle path. The MPT-2 is used in
conjunction with a Class II Bike Lane (on street), where it provides a safer
alternative for bicyclists (especially young children and senior citizens) who
wish to avoid riding on the street.
Class II Bikeway (Bike Lane). Class II bikeways (bike lanes), are within the
paved area of streets and highways. Bike lane stripes are used to promote an
orderly flow of traffic by establishing specific lines of demarcation between
areas reserved for bicycles and lanes to be occupied by motor vehicles.
Class III Bikeway (Bike Route). Class III bikeways (bike routes) are shared
facilities which serve either to provide continuity to other bikeway facilities
(usually Class II bikeways) or designate preferred routes through high
demand corridors. In either case, bicycle use is secondary. Class III bikeways
are normally established by placing Bike Route signs along roadways, with no
pavement marking or delineation.
Figure 2-3 shows the conceptual alignments and class designations for bikeways
proposed within the planning area. The implementation of bikeways within the
planning area will encourage residents in the area to cycle to employment
centers, commercial areas, parks, and open space areas along preferred routes.
Bikeways within the planning area will also serve to provide continuity with the
existing and planned bikeway system in this portion of the City. The primary
regional bikeway in the area will be the Santa Maria/Guadalupe Dunes bikeway
along the tope of the levee.
Pedestrian Circulation. All roadways shown on Figure 2-3 will be constructed
with sidewalks on both sides of the street. In addition, the multi-purpose trails
within the Specific Plan Area function as pedestrian paths. The pedestrian
facilities within the planning area will provide convenient routes between the
planned commercial, recreational, and residential areas within the project area
and the industrial and residential areas adjacent to the project.
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Public Transportation. The Santa Maria Area Transit (SMAT) currently
operates the public transit facilities within the City of Santa Maria and
neighboring Orcutt. As shown in Figure 2-4, Route 3 of the SMAT system
currently provides continuous 60 minutes weekday service to the existing
residential and commercial areas located south of the planning area. Route 3
includes westbound service along Donovan Road near the planning area.
Transfer to other routes in the SMAT system is possible both weekdays and
Saturdays during hours Route 4 is in operation.
SMAT could provide service to this area by extending Route 3 to serve the new
commercial center, and the residential area within the Rivergate/Roemer Specific
Plan. Figure 2-4 represents one possible future route. Bus stop facilities are
included in the design of this specific plan. The exact manner in which service will
be extended to the area, as well as the need for bus turnouts, sheltered transit
stops, or other transit-related improvements within the area, or adjacent
roadways will be determined by SMAT and the City of Santa Maria Public Works
Department at time of development.
2.2.2 Circulation Objectives, Policies and Programs
Objective: A comprehensive circulation system that provides safe and
convenient access to the developments within the specific plan area, and to
encourage the use of alternative transportation modes by residents and
employees of the area.
Policy CIRC 1. Designate and align roadways such that an orderly flow of
motor vehicle traffic is achieved throughout the specific plan area.
Programs
CIRC 1.1. Construct the roadways within the specific plan area as shown
in Figure 2-3, and designate those roadways as follows:
Primary Arterial: Broadway/Seaward in the commercial area
Secondary Arterial:
Seaward Drive from the commercial area to
Carlotti Drive; Carlotti Drive
Collector: Seaward Drive from Carlotti Drive east to the Riverside
Terrace Subdivision (residential); the north/south running street
adjacent to the commercial area
Residential Local: All other public roads in the residential areas serving
more than 30 units
Residential Minor: Alternative public road serving less 30 units in the
residential areas
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CIRC 1.2. Design specific plan roadways in accordance with the typical
plans and sections shown in Section 3.2 "Land Development Regulations"
of this document.
Policy CIRC 2. Provide a safe and efficient pedestrian and bikeway
system to serve the transportation and recreational needs of the residents
of the specific plan area.
Programs
CIRC 2.1. Construct bikeways and mufti-purpose trails within and adjacent
to the specific plan area along the alignments depicted in Figure 2-3.
These bikeways will be striped and signed according to City standards.
CIRC 2.2. Allocate adequate right-of-way as illustrated in Section 3.2
"Land Development Regulations" for multi-purpose trails or pedestrian
sidewalks along all proposed roadways.
Policy CIRC 3. Provide facilities for and encourage the use of public
transit as an alternative commute choice for planning area residents.
Programs
CIRC 3.1. Expand SMAT service into the planning area, as demand for
the service is needed.
CIRC 3.2. Construct transit-related improvements, such as bus turn-outs,
as deemed necessary by SMAT and the City of Santa Maria Public Works
Department.
Policy CIRC 4. Provide for the completion of off-site regional
improvements with the phased development of this Specific Plan.
Programs
CIRC 4.1--Donovan Road/U.S. Highway 101 Northbound Ramps.
Development of Phase 1 shall include the realignment of the northbound
ramps eastward to align with Carlotti Drive, to form a standard four-way
intersection, and the installation of a traffic signal. Refer to Section 3.2 for
design details for this intersection.
CIRC 4.2--Donovan Road/U.S. Highway 101 Southbound Ramps.
Development of Phase 2 shall include widening and signalization of this
intersection. Refer to Section 3.2 for design details for this intersection.
CIRC 4.3--Broadway/Seaward/U.S. Highway 101 Northbound Ramps.
Development of Phase 3 will include the extension of Seaward Drive to
connect with the modified Broadway/U.S. Highway 101 intersection. Refer
to Section 3.2 for design details for this intersection.
CIRC 4.4--Broadway/U.S. Highway 101 Southbound Ramps.
Development of Phase 3 will require improvements to the southbound off
ramp at Broadway. Refer to Section 3.2 for the design details for this
intersection.
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2.3

COMMUNITY DESIGN PLAN
Landscape and streetscape elements provide the visual and functional
cohesiveness necessary to enhance a community's built environment and quality
of life. Without attention to community design, an otherwise good plan may
languish simply because people do not find the planning area to be attractive.
The following section establishes policies and programs that ensure a desirable
setting for future development in the Rivergate/Roemer planning area.

2.3.1 Proposed Community Design Components
The Community Design component of this specific plan proposes several
elements intended to provide a visual focus for the community while
simultaneously providing recreational and safety benefits. The locations of these
elements, which include an open space park, gateway greenbelt, and special
street crossings, are shown in Figure 2-5 and described in more detail below.
Actual design standards for these components may be found in Section 3.3,
"Community Design Guidelines."
Retardation Basin/Park. The twenty-one (21) acre site, shown as Area A on
Figure 2-5, will be designed as retardation basins for storm runoff as well as a
community park with recreational facilities and landscaping. This combination
basin/park facility will be paid for by planning area developers, constructed by
the City of Santa Maria and maintained by the Flood Control District and the
City of Santa Maria Recreation and Parks Department. The Flood Control
District will retain an easement for retaining purposes.
Gateway Greenbelt. The area north of the Broadway/U.S. Highway 101
interchange known as Phase 4 will be retained as Recreational Open Space.
The landowners of this 10 acre area will be able to propose a number of
recreational uses per the Open Space Zoning Ordinance. However, they must
be compatible with this location, including the visual and noise concerns
associated with U.S. Highway 101 and the levee. If other uses are proposed,
this Specific Plan will need to be amended.
Multi-Purpose Trail. Over two miles of Class II bike lanes and mufti-purpose
trails will serve the specific plan area. Multi-purpose trails are located along
the Flood Control Levee and Bradley Channel, linking residential development
with recreational facilities and commercial areas (Figure 2-5). Not only will this
recreational bikeway system help reduce local auto trips, it will function as the
aesthetic backbone of the community. This bikeway system will improve
transportation safety by providing direct access between residential
neighborhoods and local destinations without having to access roadways.
Section 3.2 discusses the design components of the Multi-Purpose Trail II
along arterial streets. Crosswalks at the intersection of bikeways and
roadways will have decorative pavement for identification and safety. These
intersections will provide a unifying theme framing the central core of the
specific plan area.
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Major Intersections. The primary intersections identified on Figure 2-5 will
receive special landscape and streetscape treatment to establish a unifying
theme throughout the Rivergate/Roemer Specific Plan area. These
intersections will feature decorative sidewalks similar in nature to those
described for bikeway crossings. In addition, these intersections will receive a
formal landscape treatment. The design of these intersections will also
provide sufficient visibility for the safe operation of automobiles. Conceptual
treatment for the intersection of Seaward and Carlotti Drives, and the
landscaping standards are established in Section 3.3, "Community Design
Guidelines."
Street Landscaping. The streetscape concept for the roads in Section 3.3
establishes the overall landscape theme of the planning area, and is
consistent with the provisions of the Entrada Specific Plan. The parkways of
the area's arterials and collectors will be dominated by an informal planting of
evergreen trees and shrubs along their outer edges, creating a significant
backdrop for foreground elements. Closer to the roadway, deciduous accent
trees are dispersed in an informal pattern and are visually enhanced by the
contrasting evergreen background. A layering of accent shrubbery and
groundcover blanket the ground plane below, adding to the verdant nature of
the parkways. This treatment will continue along Seaward and Carlotti except
without the landscape islands. A list of drought-tolerant species required for
use with this landscape treatment is found in Appendix B.

2.3.2 Community Design Objectives, Policies, and Programs
Objective: Establish a community character through the use of visually-unifying
and water-conserving landscaping, and through the provision of open
space/recreational areas.
Policy CD1. Designate landscaped areas which establish an aesthetically
pleasing open space system that facilitates a bicycle/pedestrian circulation
system.
Program
CD 1.1. Designate the following as open space and/or landscaped areas
within the Rivergate/Roemer Specific Plan area as shown on Figure 2-5:
Basin/Park/Bradley Channel
Flood Control Level Greenbelt
Gateway Greenbelt
Rivergate/Roemer Multi-Purpose Trail System
Policy CD 2. Coordinate landscaping efforts, site plans, buildings, and
adjacent land uses to assure compatibility as the project is built out.
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Programs
CD 2.1. Except as otherwise permitted, landscape all setback, parkway,
buffer areas. Landscaping shall be in accordance with Section 3.3,
"Community Design Guidelines," of this Specific Plan.
CD 2.2. Landscaped areas shall include trees, shrubs, and groundcover in
accordance with Chapter 44, Landscape Standards, of the Zoning
Ordinance. the use of drought-tolerant shrubs and trees shall be required.
See Table B-1 in appendix B for the drought-tolerant plant list.
CD 2.3. Install permanent automatic irrigation for all landscaped areas in
accordance with Chapter 44, "Landscape Standards," of the Zoning
Ordinance.
Policy CD 3. Incorporate aesthetic mitigation measures from the EIR to
assure the visual quality of the planning area is maintained throughout the
development of the project.
Programs
CD 3.1--Landscaping for Freeway Corridor Areas. To assure that
partial viewsheds of the bluffs are maintained from the highway,
landscaping trees species shall not exceed thirty (30) feet in height and
not cover more than 30 percent of the linear frontage area along the
freeway.
CD 3.2--Landscaping for the Commercial Areas. In addition to other
applicable City landscaping requirements, commercial areas fronting the
freeway shall incorporate a 20 foot wide landscape buffer at the perimeter
of the property adjacent to the freeway. This landscaped buffer shall
incorporate berming not in excess of 4 feet in height measured from the
finished grade of the northbound freeway travel lanes.
CD 3.3--Landscaping/Design Requirements for Perimeter Walls. In
order to prevent the perimeter residential walls along the freeway from
appearing monolithic and creating a foreboding streetscape, sound walls
will include planter wells and insets with appropriate landscaping included.
Refer to Section 3.3 for further details.
CD 3.4--General Commercial Area. The design of the commercial area
should incorporate features that will still allow for viewing the distant bluffs.
The design elements of the commercial area are included in Section 3.1.
CD 3.5--Screening of the southern property line. The industrial uses to
the south of the project could result in potential land use conflicts.
Landscape buffers shall be used to resolve these potential conflicts. The
buffer shall consist of a local street, a 10-foot landscaped area and
screening. For specific height and type of materials, refer to Section 1212.11 of the Santa Maria Zoning Ordinance.

2-18

2.0 Land Development Pattern
CD 3.6--Bike Path Landscaping. Use buffers, such as walls and
landscaping, at the interface between bikeways and residential uses.
CD 3.7--Entrada Specific Plan. Landscaping plans in the commercial
areas long Seaward Drive shall be consistent with the Entrada Specific
Plan.
CD 3.8--Sign Plan. Signage along the freeway shall be consistent with
Chapter 34 of the Zoning Ordinance and the Entrada Specific Plan.
2.4

INFRASTRUCTURE PLAN

2.4.1 Proposed Infrastructure Improvements
Water System: The planning area presently has no water facilities on-site. An
existing 8" waterline terminates at the north end of Carlotti Drive, and an
existing 10" waterline terminates at the west end of Seaward Drive.
Since the site is vacant, the existing water use is zero. With the proposed
change in land use of the planning area, the projected water use (based on
City of Santa Maria water use figures) is broken down into phases as follows:
PHASE 1
PHASE 2
PHASE 3
PHASE 4

165,725 gpd
110,034 gpd
21,564 gpd
0 gpd

185.6 AFY
123.3 AFY
24.2 AFY
0.0 AFY

TOTAL

297,323 gpd

333.1 AFY

The water demand figures above reflect domestic use, commercial use and
landscape demand for common areas. The supply for fire flows were not
included in these figures since, on an annual demand basis, this amount
would be negligible. However, for design of the infrastructure improvements
(i.e., waterline design) the fire flows become the ruling factor for pipeline
sizes.
For Phases 1 and 2 of this project, the fire flow requirements of water flow
and pressure will be met with a looped system connecting the existing lines in
Carlotti and Seaward Drives. Due to the location of the existing lines at the
southerly and easterly ends of the specific plan area, the ability to provide fire
flows for Phase 3 will require additional looping of the waterlines. To meet the
fire flow requirements, a 10" waterline tie-in will connect with the existing
waterline in Preisker Lane on the west side of U.S. Highway 101. The existing
flood control access easement and City sewer easement on the north side of
the Bradley Channel will be utilized to bring in the 10" line from the west side
of the freeway. The waterline under the freeway will be installed at the same
time as the other infrastructure improvements.
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Figure 2-6 depicts the proposed schematic for waterline infrastructure
improvements in the specific plan area. This waterline infrastructure plan will
provide for both the municipal water service and the fire protection needs of
the Rivergate/Roemer Specific Plan. At the time of actual construction design
and engineering for the project phases, public improvement plans (PIP) will
be prepared to verify the detailed pipe network analysis for proposed flows
and sizes of pipes throughout the project.
Due to the increase in actual water use for the specific plan area, various
water conservation techniques shall be employed to minimize the impact on
the groundwater basin. These water conservation measures are included in
Section 3 of this Specific Plan document.
Sewer: Currently, no sewer collection facilities exist on-site. Sewage
collection service will be provided to the sewer plan area by the City of Santa
Maria. Presently, secondary treatment of effluent is provided at the City's
Wastewater Treatment Plant at Black Road. The current capacity of the plant
is 6.5 million gallons per day (MGD). Expansion of the facility is to occur 10
MGP around 1995 to accommodate future development.
The specific plan area falls into the Blosser Lift Basin as described in the
"Sewer Capacity Analysis" prepared by John Carollo Engineers. This basin is
served by the Dejoy Lift Station which is targeted for removal in lieu of a
gravity line. At present, the Dejoy Lift Station has a capacity of 1.44 MGD.
The existing average daily flow is 0.96 MGD, and the existing peak flow is
approximately 2.0 MGD. The City plans to begin construction on a gravity line
to replace the lift station and estimates completion around March 1994. The
replacement gravity line will have a design capacity of 5.8 MGD.
Currently, there is an existing 8" sewer line in Carlotti Drive and an 8" line in
Seaward Drive which terminates at or near the planning area. The Seaward
Drive connection utilizes the McElhany Trunk Sewer, and the Carlotti Drive
connection utilizes the Creston Street Trunk Sewer. However, these two trunk
sewers are presently experiencing major surcharge problems downstream
and should not be used to provide sewer serve to the specific plan area.
As shown in Figure 2-7 and 2-8, the Garden Drive South Trunkline, a 12-inch
sewer line, terminates at the westerly edge of the U.S. Highway 101 right-ofway on the northside of the Bradley Channel. According to the Carollo Study,
this sewer line is not experiencing the same major surcharge problems as the
McElhany and Creston Trunklines. Due to the Garden Drive South Trunkline's
proximity to the specific plan area, and its existing condition and capacity,
sewage generated by the specific plan area should be directed to this sewer
facility. However, to serve the project, this 12-inch sewer line will have to be
extended under the freeway east to the specific plan area. This could be
done in conjunction with the drainage culvert and waterline improvements.
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TABLE 2.2 – Rivergate/Roemer Sewer Generation
Industrial
Land Use

Proposed
Land Use

Net
Increase

PHASE 1

0.28 cfs

0.55 cfs

0.27 cfs

PHASE 2

0.19 cfs

0.44 cfs

0.25 cfs

PHASE 3

0.13 cfs

0.43 cfs

0.30 cfs

TOTAL

0.55 cfs
0.35 MGD

1.26 cfs
0.81 MGD

0.71 cfs
0.46 MGD

cfs – cubic feet per second
MGD – Million Gallons per Day

These calculations are based on a former zoning of PD-M-1 for the planning
area and the proposed land uses in each phase. These sewer rates are
based on the factors used in the Carollo Study (1986) which was prepared for
the project area when the sewer lines were being planned for the north
section of the City .
While the Garden Drive South Trunk is presently shown as operating with
only two surcharged reaches (Links #15 & #16). the addition of the proposed
flows shown above will have a substantial impact on this trunk. The following
links will be surcharged on a phase by phase basis due to change in land use:
TABLE 2.3 – Off-Site Sewer Line Improvements
PHASE 1

PHASE 2

PHASE 3 and 4

24 (15 to 18 inches)
25 (15 to 18 inches)
26 (15 to 18 inches)

5 (12 to 15 inches)
17 (15 to 18 inches)
18 (15 to 18 inches)
19 (15 to 18 inches)
20 (15 to 18 inches)
21 (15 to 18 inches)
23 (15 to 18 inches)
27 (15 to 18 inches)
29 (15 to 18 inches)

2 (12 to 15 inches)
3 (12 to 15 inches)
4 (12 to 15 inches)
6 (12 to 15 inches)
10 (12 to 15 inches)
11 (12 to 15 inches)
13 (12 to 15 inches)
14 (12 to 15 inches)

The links shown above will have to be upgraded from the current 12 and 15
inch lines to 15 and 18 inch lines at the time the corresponding phases are
developed . At the developer's discretion, a computer modeling study of the
downstream impacts to the existing trunk lines may be conducted to ascertain
the exact scope of surcharge reaches. This study must be conducted by a
licensed engineer to be reviewed and approved by the City of Santa Maria's
Public Works Department. The on-site infrastructure for sewer collection is
shown on Figure 2-7. The sewer lines have been sized to convey the flows as
calculated above.
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In August 1993, the City of Santa Maria adopted the Santa Maria A.B. 1600
Fee Program. This program establishes standard growth mitigation fees for all
new development to provide and maintain adequate public facilities and
services. All development in the Rivergate/Roemer Specific Plan will be
required to pay the standard waste water treatment expansion impact fee
which is due at the time of building permit application. It should be noted that
the A.B. 1600 Fee Programs does not cover on-site improvements such as
the extension of sewer and water lines under the freeway and the box culvert
improvements.
Storm Drain System: Parcels in the specific plan area generally surface
drain in a northwesterly direction. The drainage system in this area can be
separated into four distinct groupings. They are: the project specific drainage,
the Bradley Channel, the on-site retention basins, and the existing culvert
under U.S. Highway 101.
The project is designed to convey surface runoff overland on the public
streets to approved drainage facilities. The storm drain system will be
designed to remove storm water from the streets once their capacity is met,
based on current City and Flood Control requirements (See Fig. 2-9). The
storm drain lines will convey surface drainage to the on-site retardation
basins.
.
The storm drain lines will be designed for a 25-year event. The retardation
requirements for storm water are designed to reduce the peak runoff from a
25 year event to a 2-year undeveloped storm. Such design will be done in
accordance with present Flood Control requirements utilizing the Santa
Barbara Urban Hydrographic computer modeling program. Based on the
proposed use, the approximate volume required for retardation will be 11
acre-feet.
Bradley Channel is fed by a watershed area known as "Bradley Canyon
Below Diversion." This watershed area is basically made up of undeveloped
and agricultural lands. Developed lands comprise approximately 10% of the
total watershed area. The watershed area is approximately 7,400 acres in
size and the peak flow in a 100-year event has been set at 1,750 CFS (Cubic
Feet per Second).
The portion of Bradley Channel that traverses the specific plan area, is
located within an 80-foot wide unlined channel with a bottom width of
approximately 14 feet. The side slopes are 2:1 and the average depth is 5
feet. Based on this geometry, the existing channel could convey
approximately 700 C.F.S. with no freeboard. Due to the under-capacity of
Bradley Channel, the specific plan area falls within the 100-year flood plain
(Zones AH, AO, AI and X) as noted on the F.I.R.M Maps (Panel Number
060336 0005c, July 15, 1988). For this area to be developed, improvements
to the Bradley Channel are required.
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The Bradley Channel will widen and concrete lined to handle the conveyance
of the 100-year event (See Figure 2-10). In this configuration, the 80-foot wide
right-of-way includes the channel, the 25 foot wide access road and 8 foot
wide multi purpose trail. The normal depth of flow is calculated at
approximately 5' deep. The 100-year water surface in the channel would be at
elevation 220.00 at the terminus in the retardation basin at the westerly end of
the project and would be at elevation 224.3 feet at the easterly boundary of
the planning area.
Presently two retardation basins exist within the specific plan area. These
basins are owned and maintained by the Santa Barbara County Flood Control
District. Basin #1 serves as the desilting basin and outlet for Bradley Channel.
Basin #2 receives the overflow from Basin #1 and eventually spills into a 54"
stormdrain and double box culvert which flows westerly under U.S. Highway
101. Existing basin volumes and control elevations are given below.

Table 2.4 – Basin Statistics
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Presently two retardation basins exist within the specific plan area. These basins
are owned and maintained by the Santa Barbara County Flood Control District.
Basin #1 serves as the desilting basin and outlet for Bradley Channel. Basin #2
receives the overflow from Basin #1 and eventually spills into a 54" stormdrain
and double box culvert which flows westerly under U.S. Highway 101. Existing
basin volumes and control elevations are given below.
Table 2.4 Basin Statistics
Basin 1

Basin 2

Invert Elev.
Overflow Elev.
(To Basin #2)

196.0
215.0

Invert Elev.
Overflow Elev.
(To 54" Pipe)

185.0
207.0

High Water Elev.

219.0

Overflow Elev.
(To Box Culvert)

214.0

High Water Elev.

219.0

129 acft

Storage Volume
(To Elev. 207)

26.6 acft

47 ac-ft

Storage Volume
(To Elev. 214)

21.0 ac-ft

Storage Volume
(To Elev. 215)
Storage Volume
(To Elev. 219)

Storage Volume
20.0 ac-ft
The Rivergate/Roemer Specific Plan will modify Basin #1 to be utilized as a City
Park with a permanent lake. Regrading of this basin is required to provide
additional volume as well as to provide shallower side slopes along the banks.
No grading or rework is proposed for Basin #2 which will remain within the Santa
Barbara County Flood Control's jurisdiction. A diverter storm drain will be
required from the Bradley Channel to Basin #2 bypassing Basin #1. This diverter
line is intended to convey flows under low flow conditions in Bradley Channel
past Basin #1 and deposit any silts into Basin #2 (See Figure 2-9). Santa
Barbara County Flood Control District will retain responsibility for Basin #2 and
any desilting work to be done. In order to comply with the District's requirements,
Basin #1 will need to be enlarged as follows:
Based on the calculations in Table 2.5, the dead storage requirements for Basin
#1 will be maintained, and a retarding capacity of 1 5 ac-ft for the specific plan
area will be provided.
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The Rivergate/Roemer Specific Plan will modify Basin #1 to be utilized as a
City Park with a permanent lake. Regrading of this basin is required to
provide additional volume as well as to provide shallower side slopes along
the banks. No grading or rework is proposed for Basin #2 which will remain
within the Santa Barbara County Flood Control's jurisdiction. A diverter storm
drain will be required from the Bradley Channel to Basin #2 bypassing Basin
#1. This diverter line is intended to convey flows under low flow conditions in
Bradley Channel past Basin #1 and deposit any silts into Basin #2 (See
Figure 2-9). Santa Barbara County Flood Control District will retain
responsibility for Basin #2 and any desilting work to be done. In order to
comply with the District's requirements, Basin #1 will need to be enlarged as
follows:
Based on the calculations in Table 2.5, the dead storage requirements for
Basin #1 will be maintained, and a retarding capacity of 15 ac-ft for the
specific plan area will be provided.
The flow from Bradley Channel east of U.S. Highway 101 occurs in two
stages under the freeway. Once the surface water level elevation reaches
approximately 207.0 in Basin #2, the excess flow is conveyed by an existing
54" storm-drain line. Due to negative slope on this pipe, the water ponds to
207.6 before flow is actually conveyed. The second stage of flow conveyance
occurs when the surface water level elevation reaches approximately 214.0.
At this point, flow is conveyed under the freeway by a 1.5' high X 12' long
double box culvert.
Table 2.5 – Improved Basin #1 Statistics
BASIN #1
Invert Elev.

196.0

Overflow Elev.
(To Basin #2)

215.0

High Water Elev.

219.0

Storage Volume
(To elev. 215)

212.0 ac-ft

Storage Volume
(To elev. 219)

63.0 ac-ft

Due to the inadequacy of these culverts in a 100-year event, the water spills
over the freeway at an elevation of 219.0. The water flows over the freeway at
approximately 1' deep, which sets the 100-year water surface elevation at
220.0.
2-29

2.0 Land Development Pattern
In order to remove the constriction at the freeway, development of the specific
plan area will utilize the existing 54" stormdrain line and replace the existing
double box culvert. The new box culvert will be 7.5' high X 16' wide. The
invert elevation on the downstream side will be set at 207.6 and designed as
a submerged culvert.
With the addition of this improvement, the 100 year flow of 1750 C.F.S. will be
conveyed under U.S. Highway 101 with a 100 year water surface of 218.8 on
the upstream side. Based on this, the minimum finish pad elevation in the
planning area could be set at 220.3.
Grading: The planning area generally slopes from the southeast to the
northwest at a grade of approximately 0.5%. At the west end of the area,
adjacent to U.S. Highway 101, exist two terminal basins under authority of the
Santa Barbara County Flood Control District to which the southeasterly
portion of the project site drains. All areas north of the basins drain to the
northwest corner of the planning area where this water is conveyed into the
Santa Maria River through three existing 7' X 4' box culverts with backflow
preventers.
Due to the ground level in the specific plan area being below the existing 100
year flood level, approximately one-third of the project site will be required to
be raised even with the proposed drainage improvements enumerated within
the drainage section.
Phases 1 and 2 lie within an area that will have the ability to generate fill
material for this purpose. Also, the enlargement of Basin #1 for the lake area
will generate fill for this purpose. The entire planning area can be graded in
such a manner to balance cut and fill onsite. This is predicated upon the
assumption that the area at the northwest end of the planning area
designated open space (Phase 4) will be left at or near existing grades and
will be allowed to continue to drain through the existing box culverts into the
River.
At the time of development, all grading will be designed to minimize the
amount of earth to be moved and still achieve a balance on-site. Grading will
provide positive drainage to the streets and/or any proposed drainage
structures.
Soils in the Santa Maria Valley are generally loose in the upper 3 feet. This is
particularly true in areas of agricultural activity. Deeper soils are generally
quite stable. As a result, significant settling can occur in these upper strata
with development. This condition is not considered to be a significant hazard
and can be mitigated by compaction of the upper strata of the site soils.
However, a site-specific soils report will be prepared for each sub-area of the
site to address potential grading problems. This will be done when tract maps
and design plans are filed.
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In addition to any requirements arising out of a site-specific soils report, a list
of grading mitigation measures is included in the Development Regulations
section of this document. These mitigation measures and specific
requirements are required to be in conformance with the most current edition
of the Uniform Building Code.
2.4.2 Infrastructure Objectives, Policies, and Programs
Objective: To achieve a framework for development of appropriate infrastructure
to accommodate the land uses proposed in the Rivergate/Roemer Specific Plan
area.
Policy WS 1. Achieve a framework for development of water services for
both domestic and fire protection uses.
Programs
WS 1.1 - State Water. In order to reduce a project-specific and cumulative
impacts to the groundwater supply associated with overdraft pumpage of
the Santa Maria Groundwater Basin, the importation of State Water is
needed. Entitlements from the State Water Project (SWP) for the City is
currently set at 19,002 AFY. Delivery of approximately 41 percent (7,897
AFY) would reduce these potential impacts.
WS 1.2 - Reclaimed Water. The use of reclaimed wastewater for
irrigation of open spaces shall be encouraged on a project-by-project
basis within the specific plan area.
WS 1.3 - Water System Improvement Fees. Development in the specific
plan area shall pay the appropriate fees under the A .B. 1600 Fee
Program to help fund the necessary water transmission system upgrades.
WS 1.4 - Waterline Flow Analysis. In order to assure adequate pipeline
sizing and fire flow protection, a detailed analysis shall be conducted as
part of the Phase 3 development. Results of the analysis shall be
reviewed by the City of Santa Maria Public Works Department prior to
design approval.
WS 1.5 - Water Line Improvements. Provide water services in
accordance with the improvements depicted in Figure 2-6 of this Specific
Plan. Since these improvements shown on Figure 2-6 are based on a
preliminary design, final improvements are to be approved by the City
Engineer.
WS 1.6 - Low Flow Fixtures. Require ultra low-flow toilets and low-flow
showers in all bathrooms built in conjunction with future development in
the specific plan area.
WS 1.7 - Landscaping. Implement water conserving landscaping design
standards established in Section 3.3 of this Specific Plan and Chapter 44,
"landscape Standards," of the Municipal Code.
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WS 1.8 - Financing. Implement infrastructure improvements in
accordance with financing and maintenance mechanisms established in
Section 4.0, "Implementation and Administration."
Policy SCT 2. Achieve a framework for development of an efficient
sanitary sewer system.
Programs
SCT 2.1 Sewer Improvement Plans. Provide sewer services in
accordance with the improvements depicted Figure 2-7 of this Specific
Plan. Improvements shown on Figure 2-7 are based on a preliminary
design. Final improvements are to be approved by the City Engineer.
SCT 2.2 Financing. Implement infrastructure improvements in
accordance with financing and maintenance mechanisms established in
Section 4.0, "Implementation and Administration," of this Specific Plan.
SCT 2.3 Sewer System Improvement Fees. Development in the specific
plan area shall pay the appropriate fees under the A. B. 1600 fee program
to help fund the necessary sewer transmission and plant upgrades.
Policy DWQ 3. Achieve the development of an efficient storm drain
system sensitive to the needs of both the Rivergate/Roemer planning area
and adjacent portions of the City which rely on this drainage system.
Programs
DWQ 3.1--General Construction Activity Permit. All new development
disturbing an area greater than five acres shall obtain a General
Construction Activity Storm Water Permit for the State Water Resources
Control Board. As part of this permit, a storm water pollution prevention
plan shall be prepared specifying erosion control measures, such as
sedimentation detention basins and revegetation of constructed slopes.
DWQ 3.2--Pervious Paving Material. Pervious paving materials shall be
utilized as feasible for parking lots and outdoor storage facilities to reduce
surface water runoff and aid in groundwater recharge.
DWQ 3.3--Sediment/Grease Traps. All new drainage infrastructure shall
incorporate measures to reduce long-term water quality degradation. Such
measures include sediment and grease retention structures. The storm
drains bypassing Basin #1 shall implement measures to eliminate
sediments from storm runoff prior to its entrance into Basin #1. Such
measures include permanent sediment/grease traps in association with
drainage infrastructure.
DWQ 3.4--Retention Basin Specifications. Preliminary volume
specifications of Basin #1 shall be verified during design to insure
compliance with County Flood Control District's specifications for dead
storage.
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DWQ 3.5--Retention Basin Signage. Basin design shall incorporate
appropriate bilingual signage informing the public that water retained
within the Basin system is not potable and that bodily contact with water
retained by the system is prohibited.
DWQ 3.6--Storm Drainage Plan. Provide storm drainage services in
accordance with the improvements depicted in Table 2.4 and Figure 2-9 of
this Specific Plan. Improvements shown on Figure 2-9 are based on a
preliminary design, and final improvements must be approved by the City
Engineer.
DQW 3.7--Financing. Implement drainage improvements in accordance
with financing and maintenance mechanisms described in Section 4.0,
"Implementation and Administration," of this Specific Plan.
Policy SW-4. Provide a program to reduce the amount of waste
generated by the Rivergate/ Roemer specific project.
Programs
SW 4.1--Waste Collection Developer Fee. The City shall assess a
planning area-wide fee on all new development in the specific plan area to
fund a waste collection system for the specific plan area.
SW 4.2--Solid Waste Collection Staff. To mitigate project impacts to
solid waste collection, the City should allocate adequate funding to provide
a minimum of one solid waste collection staff person to serve the planning
area developments (by the time of planning area buildout).
SW 4.3--Backyard Composting. Yard waste comprises a substantial
portion of the solid waste generated in planning area residences.
Therefore, residential developers in the specific plan area shall provide
information concerning compost bins and education about composting to
all new residents to encourage back yard composting of these wastes.
SW 4.4--Commercial Recycling. Commercial developers in the specific
plan area shall provide necessary facilities to encourage recycling
activities. This would include separate recycling bins for materials such as
cardboard, paper, aluminum, glass, and plastic that constitute a large or
easily recycled portion of the commercial waste stream. Adequate space
and sufficient clearance for recycling trucks shall be provided.
SW 4.5--Construction Debris Recycling. Developers/builders in the
specific plan area shall include plans to source-reduce or recycle
construction debris generated during construction activities. Such plans
shall be approved by the City Public Works Department prior to start of
construction.
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Policy GEO 5. Achieve a framework for development of grading, erosion
control, and earthquake protection for the Rivergate/Roemer Specific Plan
area.
Programs
GEO 5.1--Erosion Control. To comply with City and State standards, the
development in the Rivergate Specific Plan area shall implement the
appropriate erosion control measures outlined in Section 3.0 of the
document.
GEO 5.2--" A" Street Basin. Fill needed for the project grading activities
should be obtained from the "A" Street Basin or other area which will not
cause substantial disruption. Fill should not be obtained from Basin #1
unless approved by the County Flood Control District.
GEO 5.4--Current Professional Standards. At the time of individual
development proposals in the plan area, the most current professional
standards for grading and seismic design shall be utilized by the project
applicant. Grading must be prepared in compliance with the Uniform
Building Code (UBC), the City's Seismic Safety Element, and local
ordinances.
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3.0

LAND DEVELOPMENT REGULATIONS

This component of the Specific Plan identifies regulatory standards governing
development in the Rivergate/Roemer Specific Plan area. Section 2.0
established the area's pattern of land use, circulation, community design, and
infrastructure, this section develops standards by which those plans must be
implemented. Development regulations are divided into land use, circulation,
community design, and infrastructure components.
3.1

LAND USE STANDARDS
The City of Santa Maria Zoning Ordinance (Title 12 of the Santa Maria Municipal
Code) provides much of the basis of land development regulation under the
Rivergate/Roemer Specific Plan. Six zone districts are established by this plan:
Specific Plan/Low Density Single-Family Residential (SP/R-1), Specific
Plan/Medium Density Residential (SP/R-2), Specific Plan/High Density
Residential (SP/R-3), Specific Plan/General Commercial (SP/CC), Specific
Plan/Freeway Service (SP/FS) and Specific Plan/Open Space (SP/OS). Figure
shows the boundaries of these zone districts within the planning area.
While these designations are similar to those which appear in the Zoning
Ordinance, there are minor but important differences which distinguish these
Specific Plan zones from their counterparts in the City's Zoning Ordinance. The
standards described below in Sections 3.1.1 through 3.1.6 in effect supplement
the Zoning Ordinance for development in the Rivergate/Roemer Specific Plan
area. In cases where standards of similarly-named districts of the Zoning
Ordinance and Specific Plan standards fail to fully address an issue, the
provisions of the City's Zoning Ordinance shall apply.

3 .1.1 Specific Plan/Low Density Single-Family Residential (SP/R-1)
Zone Standards
The standards of the Low Density Single-Family Residential SP/R-1 district are
identical to the R-1 district provisions as established in Section 12-6.01 of the
City's Zoning Ordinance. Therefore, please refer to Section 12-6.01 for
development standards of the SP/R-1 district.
Following are specific provisions that shall apply only to the SP/R-1 zone district
in the Rivergate/Roemer Specific Plan area.
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Minimum Parcel Size. Minimum building site required:
(1)

Each interior lot shall have a minimum area of not less than five thousand
(5,000) square feet and a minimum width of not less than fifty (50) feet.
Each corner lot shall have a minimum width of not less than six thousand
(6,000) square feet and a minimum width of not less than sixty (60) feet.
Minimum lot sizes and widths for schools and churches shall be subject to
the approval of the Planning Commission.

(2)

The City Council may allow smaller lots than specified in subsection (f.1)
of this section, provided the overall density of the project is consistent with
the specific plan.

Single-family Architectural and Aesthetic Standards. See Section 3.3.2,
Community Design Guidelines, Private Improvements.
3.1.2 Specific Plan/Medium-Density Residential
(SP/R-2) Zone Standards
The Medium Density Residential (SP/R-2) zone in this Specific Plan is identical to
the City Zoning Ordinance Section 12.7.00. Please refer to Santa Maria Zoning
Ordinance of applicable development standards. The Architectural and Aesthetic
Standards of Section 3.3.2 of this document shall apply to this zoning
designation.
3.1.3 Specific Plan/High Density Residential
(SP/R-3) Zone Standards
The High-Density Residential (SP/R-3) zone district standards can be found in
Section 12.8.00 of the City Zoning Ordinance. The Architectural and Aesthetic
Standards of Section 3.3 .2 of this document shall apply to this district.
3 .1.4 Specific Plan/General Commercial
(SP/C-2) Zone Standards
This section describes the development standards of the Specific Plan/General
Commercial (SP/C-2) zone. The Specific Plan is designed to assure that all
development in the commercial zone is designed to address the visual concerns
of U.S. Highway 101 and the surrounding residential area. The Architectural and
Aesthetic Standards of Section 3.3.2 of this document shall apply to this district.
Setbacks. Any building located along the freeway shall have a setback of 20 feet
from the Caltrans right-of-way (ROW). All other setback provisions from the
Zoning Ordinance apply.
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3.1.5 Specific Plan/Freeway Service
(SP/FS) Zone District
The following standards apply to development within the Specific Plan/ Freeway
Service (SP/FS) zone. Please refer to Section 12.00 of the City Zoning
Ordinance for apply cable development standards. The Architectural and
Aesthetic Standards of Section 3.3.2 of this document also apply to this district.
Setbacks. Any building located along the freeway shall have a setback of 20 feet
from the Caltrans right-of-way line. All other setback provisions from the Zoning
Ordinance apply.
3.1.6 Specific Plan/Public Facility
(SP/PF) Zone District
The following standards apply to development within the Specific Plan/Public
Facility (SP/PF) zone. Please refer to Section 12.18-01 of the City Zoning
Ordinance for applicable development standards.
(1)

DESIGNATION OF SCHOOL SITE
In order to assure the residents of the project and other projects in the
vicinity adequate public school service, the Rivergate/Roemer Specific
Plan designates a 10 acre site for future use as an elementary school
facility. The Santa Maria-Bonita School District has approved the site for
this use. Designation of the school site is therefore consistent with
Objective L.U.1e and Objective LU.2e of the Land Use Element of the
General Plan and is a condition of approval of the specific plan.

(2)

DEDICATION OF SCHOOL SITE
Pursuant to Government Code Section 66478, the City has adopted an
ordinance providing for dedication of school sites through the subdivision
process (Santa Maria Municipal Code Section 11-12.202). The ordinance
requires the provisions set forth in Government Code Section 66478 to be
used for dedications of school sites.

(3)

TERMINATION OR INABILITY OF DEDICATION REQUIREMENT
Government Code Section 66478 provides, among other things, for the
termination or inapplicability of a City's requirement to dedicate land for
school purposes when specified deadlines are not met. In this event, the
City will initiate proceedings to consider an appropriate alternate use of
the 10 acre site.
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3.2

CIRCULATION DESIGN STANDARDS

3.2.1 Internal Circulation Improvements
All circulation improvements shall be in conformance with the City of Santa Maria
"Standard Plans and Specifications." This section of the Specific Plan illustrates
the basic design parameters by which roads and sidewalks are to be constructed
in the Rivergate/Roemer Specific Plan area. For a full description of design
parameters, refer to the City's "Standard Plans and Specifications."
a.

Primary Arterial. Only one roadway in the Specific Plan area is
designated a Primary Arterial. This segment includes the extensions of
Broadway (S.R. 135) over the overpass to Seaward Drive to the eastern
boundary of the commercial parcel (Figure 2-3). The primary arterial will
have a right-of-way width between 90 and 100 feet. As shown in Figure 35, this segment of Seaward Drive will consist of two travel lanes in each
direction, a center median, on-street bike lanes, and sidewalks within the
right-of-way. Final roadway design shall be approved by the City Engineer
and the Public Works Department.

b.

Secondary Arterial. There are two roadways in the specific plan area
designated as Secondary Arterials--Carlotti Drive and a portion of
Seaward Drive from the commercial area to Carlotti Drive. Secondary
arterials will have a right-of-way width between 72 feet and 90 feet. The
roadways will consist of a travel lane in each direction, a painted
median/channelized left turn and on-street bike lanes or parking. Figure 36 depicts a typical plan and cross-section for Seaward Drive. Figure 3-7
depicts a typical plan and cross-section for Carlotti Drive.

c.

Collector Road. The two roadways, within the Specific Plan, designated
as Collector Roads are a portion of Seaward Drive (from Carlotti east to
the Riverside Terrace Subdivision) and the roadway along the eastern
boundary of the commercial area. Figure 3-8 shows a plan and cross
section of a typical collector road. Figure 3-8a shows a plan and cross
section of Seaward Drive as a collector road.

d.

Residential Local Street. Individual residential lots in the Specific Plan
area shall be served by Residential Local Streets. The approximate
alignment and configuration of Residential Local Streets are shown on the
Circulation Plan Map (Figure 2-3). Residential local streets will have a
right-of-way width of 52 feet and consist of a travel lane in each direction,
and 8-foot paved shoulders and 6-foot sidewalks. A typical plan and crosssection are depicted in Figure 3-9.
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Minor Street. These streets typically connect to Collector Roads and
serve individual residential lots. The configuration and location of
residential minor streets are not shown on the Circulation Plan (Figure 23) because their location will be finalized as part of individual subdivisions
with the Specific Plan. Residential Minor Streets will have a right-of-way
width of 45 feet, with a 36-foot wide paved travel lanes and four (4) foot
sidewalks. Figure 3-10 shows a typical plan and section for this roadway.

f.

Intersection Configurations. There are three principal intersections
identified in the Circulation Plan for the Rivergate/Roemer Specific Plan
area. They are illustrated in this section with the conceptual configuration
that each should have after plan implementation. Note that these figures
are not to scale, and the actual engineering design of these intersections
shall comply with existing City standards. Figure 3-11 and 3-12 are
included to show in concept what is to be constructed at these locations.

g.

Multi-Purpose and Bikeway Design. Multi-Purpose Trails are discussed
fully in Section 2.2. Figures 3-13 and 3-14 illustrate the construction of
multi-purpose trails in accordance with City standards and the Santa Maria
Bikeway Plan.

3.2.2 Off-Site Circulation Improvements
As the Rivergate Planning Area is developed, traffic generated from each phase
will have direct impacts on off-site intersections. The Environmental Impact
Report (EIR) includes a traffic analysis of the project as it develops. The following
section details the off-site improvements that need to be completed as each
phase is developed. Most of these improvements are included in the City's
Circulation Element and are planned for construction by the year 2010. The
Rivergate development may alter the timeline of these improvements.
a.

Donovan Road/Carlotti Drive/U.S. Highway 101 Northbound Ramps.
According to the EIR, Phase 1 development will generate enough traffic to
require improvements to the Donovan/Carlotti/U.S. Highway 101
intersection. To improve operating conditions at this intersection, the
existing northbound on-ramp and off-ramp will be relocated to the east to
align with Carlotti Drive, and the traffic signals installed. These
improvements are illustrated in Figure 3-15. The geometric improvements
for this intersection are outlined in the traffic section of the Environmental
Impact Report. Final design of these improvements shall be approved by
the Public Works Department.
No improvements to the Donovan Road freeway overcrossing structure is
required at this stage; however, these improvements will be consistent
with interchange improvements planned under the Measure D Program.
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Donovan Road/U.S. Highway 101 Southbound Ramp. The traffic
analysis of the EIR indicates that the existing configuration of the Donovan
Road/U.S. Highway 101 Southbound Ramp Intersection is not capable of
handling traffic generated by the Specific Plan. To improve operating
conditions at this intersection, the following improvements are required as
part of Phase 2 development. The southbound off-ramp will be widened to
provide one right-turn lane (200 feet minimum length) and one left turn
lane. The north side of Donovan Road will be widened to provide one
through lane and one right-turn lane on the westbound approach. Traffic
signals will also be installed and coordinated with signals at the
intersections of Donovan Road/College Drive and Donovan Road and
Carlotti Drive/U.S. Highway 1010 Northbound Ramps. Figure 3-16
illustrates these improvements and the intersection configuration. Detailed
geometrics are outlined in the Rivergate/Roemer Specific Plan EIR.

c.

Broadway/Seaward Drive/U.S. Highway 101 Northbound Ramp. Phase
3 development includes the construction of over 260,000 square feet of
regional, neighborhood, and freeway service commercial uses.
Development of the Specific Plan and surrounding area would generate
sufficient traffic to warrant modifications of the Broadway/ U.S. Highway
101 Interchange.
Circulation improvements in Phase 3 include the connection of Seaward
Drive to the interchange, widening the freeway overcrossing structure,
realignment of the on-ramp and off-ramp, and the installation of traffic
signals. These improvements are conceptually illustrated in Figure 3-17.
The geometrics for these improvements are outlined in the
Rivergate/Roemer Specific Plan EIR. Final design will be approved by the
City of Santa Maria Public Works Department and the California
Department of Transportation (Caltrans).

d.

Broadway/U.S. Highway 101 Southbound Ramps. The existing
configuration of the intersection is not capable of handling traffic
generated by the Specific Plan. Improvements would include relocating
the southbound off-ramp to the east and signalization. these
improvements are illustrated in Figure 3-17. The actual geometrics are
outlined in the EIR. Final design will be approved by the City of Santa
Maria Public Works Department and Caltrans.
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3.3

COMMUNITY DESIGN GUIDELINES
The intent of the Design Guidelines is to serve as a compendium of standards
and criteria to be used by planners, landscape architects, and architects in the
design of projects which will implement the Specific Plan. It is not the purpose of
this document to answer all design questions, or to provide specific design
solutions for every situation. Rather, the Guidelines established a framework,
providing specific standards in some situations, general statements of intent in
others.

3.3.1 Residential
The intent of the Rivergate/Roemer Specific Plan is to provide detail standards in
order to allow for approvals of all proposed residential projects found to be
consistent with the specific plan guidelines. The proposed residential
developments shall address the following design elements known to directly
effect visual quality and neighborhood characteristics. In reviewing residential
units, the following street-facing elements will be analyzed to determine their
consistency with these residential design standards.
Although this document does not establish one architectural style or theme for
the residential development, one of the goals of this Specific Plan is to
encourage neighborhood compatibility. In order to be consistent with existing
residential units in the north section of Santa Maria, the architects should
consider the following architectural styles: California Ranch, Mediterranean,
English Tudor, and Victorian. Various elements of these classic styles are
outlined below and should be incorporated by the architect regardless of which
architectural style is chosen.
In tracts and the multi-family developments, the style, materials, and paint colors
shall be coordinated and incorporated into the CC&R's. In lot-sale and custom
home developments, more flexibility will be allowed in the design of the homes.
These custom homes should, however, be designed with the community
character in mind. The following elements shall be incorporated into all residential
developments.
a.

Architectural Elements
(1)

Street-facing facade: Along with the standard setback
requirements, residential units shall be designed with varying
depths along the front facade. This can be accomplished by
recessing or popping out the garage, recessing the second story,
providing porches, patios, balconies and/or other design elements.
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(2)

Freeway-facing facades: The medium density residential projects
located along the freeway may incorporate noise attenuation design
into the architectural features of the freeway facing facade. To
reduce noise impacts to below acceptable levels, the wall structure
along the freeway must have a total height of eighteen (18) feet. his
structure may include the walls and roofs of the garages, or the
residential units. Whatever is used along the freeway, the noiseattenuating structure shall be designed with offsets, plant wells,
architectural features and design elements to reduce the potential
impacts of a monolithic wall along the freeway.

(3)

Materials: The street-facing facades shall consist of standard
construction materials such as stucco, wood, brick or stone. No
reflective materials shall be permitted.

(4)

Colors: The paint and material colors shall be earthen tones, whites
or subtle pastels.

(5)

Roofs: Maximum height of a residential unit shall be 30 to 35 feet.
In both one and two story units, varying roof heights are
encouraged. Roof pitch shall not be less than 1:4 nor exceed 1:12.
Roof eaves shall be required. Roofing materials shall be of fire
retardant materials such as tile, concrete shingles, etc. Roof colors
shall compliment the material used and the architectural style of the
unit. Roof top equipment such as heating units, air conditioning
units, vents, antennas, microwave dishes, etc., shall be screened
by architectural features designed as part of the overall facade of
the building. Special attention shall be given to the roofs of
buildings that may be viewed from U.S. Highway 101 or the
Broadway/U.S. Highway 101 interchange.

(6)

Accessory Structures: Accessory structures shall not be allowed to
be viewed from the street.

Landscaping
(1)

Single Family: Individual residential homes shall conform to the City
of Santa Maria's Landscaping Standards (Appendix C).

(2)

Multi-Family: Each multi-family project shall include a landscaping
plan. All plans shall conform to the City of Santa Maria's
landscaping Standards (Appendix C).

(3)

Highway Landscaping: Special attention will be focused on the
landscaping provided between the multi-family units and U.S.
Highway 101. Based on the noise impacts from U.S. Highway 101,
this buffer area shall not be designed for public recreational use,
but provide a scenic buffer and diffuse the view of the sound walls
or structures. Whenever possible, open fencing, such as decorative
iron, shall be utilized adjacent to the right-of-way for U.S. Highway
101. No chain-link shall be permitted.
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d.

(4)

Fencing, Walls and Hedges: The landscaping plans shall note
where fences, walls and hedges are to be located. The zoning
ordinance shall apply for the location, installation, and maintenance
of these elements.

(5)

Landscaping Plans: Landscaping plans shall be prepared and
reviewed by the City of Santa Maria for residential projects adjacent
to or that have street right-of-way adjacent to industrially zoned
property. Special consideration shall be given to the need of graffiti
control and the avoidance of a potential negative visual impact.

Parking. The parking standards for residential units are provided in
Section 12-32 of the Zoning Ordinance.
(1)

Storage: With the exception of recreational vehicles, there shall be
no visible storage of motor vehicles, trailers, airplanes, boats or
their composite parts in any portion of a lot for longer than a 48hour period as allowed by the City of Santa Maria Municipal Code.

(2)

Recreational Vehicles: The parking of recreational vehicles shall be
allowed under the provisions of the City of Santa Maria's Municipal
Code.

(3)

Vehicular Advertising: Vehicles that display any form of advertising
for a commercial enterprise, including names, telephones, logos or
associated art work, are prohibited from parking in street right-ofways within public view. These vehicles include, but are not limited
to, cars, trucks, vans, trailers and motorized cycles.

Outdoor lighting
(1)

Lighting shall be designed and installed so that all direct rays are
confined to the site and adjacent properties are protected from
glare.

(2)

Exterior lighting shall be shielded or recessed so that directed glare
and reflections are contained within the boundaries of the parcel.
No lighting shall blink, flash, or be of unusually high intensity of
brightness. All lighting fixtures shall be appropriate in scale,
intensity, and height to the use they are serving.

(3)

Outdoor lighting for the illumination of landscaping, buildings,
signage, parking areas and pathways shall be in conformance with
the Rivergate/Roemer Community Design Guidelines Section
3.3.1.b.
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Trash Storage
(1)

Every parcel with a building or structure shall have a trash
receptacle on the premises. The trash receptacle shall be of
sufficient size to accommodate the trash generated. Trash
receptacles shall be of sufficient size to accommodate the trash
generated. Trash receptacles for single family homes shall be
stored within the enclosed garage, or screened within the side yard
area.

(2)

Trash storage for multi-family uses shall be screened from public
view by an enclosed screening structure. The trash enclosure shall
be located away from main public right-of-ways. Design of trash
enclosures shall be compatible with the architectural character of
the buildings they serve and shall comply with the City's minimum
requirements for the construction of trash enclosures as
incorporated in the City Standard Drawings.

(3)

All uses shall incorporate the City of Santa Maria Source Reduction
Program in order to recycle waste and compost organic
landscaping materials.

3.3.2 Commercial
The 29-acre commercial area consists of two land use designations: Community
Commercial (SP/CC) and Freeway Service (SP/FS). The 27-acre area is large
enough to allow for the consideration of a variety of commercial uses that will
meet the needs of the local community and the region. Because this property has
two major frontages, the commercial area is divided into two complexes. The
west side facing U.S. Highway 101 will focus on regional shopping to draw the
highway travelers. The major consideration in establishing guidelines for the
development of this area is to be consistent with the existing commercial and
industrial uses along U.S. Highway 101 in the immediate vicinity and the Santa
Maria Entrada Specific Plan. The Motel 6 and Ramada Inn buildings are large
focal points and have already established a Mediterranean-style which will be
carried over to this regional shopping center in the Rivergate-Roemer property.
This commercial area will include architectural features such as arches and
towers to attract the attention of the highway traveler.

The east side of the commercial property provides for on the neighborhood
commercial needs of the northeast section of Santa Maria. The neighborhood
commercial side is a smaller scale to establish a neighborhood village center.
This area may include a grocery store, drug store and a variety of convenience
shops for retail sales and services. Restaurants, cafes and entertainment uses
such as bowling alleys, arcades, and theaters are encouraged in this commercial
setting.
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The intent of the Rivergate/Roemer Specific Plan is to provide detail standards
for the development of commercial projects within the specific plan area. The
proposed commercial developments shall address design elements known to
directly affect visual quality and neighborhood characteristics. In reviewing
commercial projects, the following street-facing elements will be used to
determine their consistency with the Specific Plan.
a.

Architectural Style
(1)

Street Facing Facades. The commercial development will be
designed with either a court yard layout in the center of the property
or a parking lot in the center with the buildings closer to the streets.
In either case, the buildings will be quite visible from Highway 101
and need to be designed with this vantage point in mind. The
architecture of the buildings will be Mediterranean to reflect the
style of the existing buildings in the area. The highway facing
facade shall be designed to look like the front of the building. The
structure shall include design elements such as towers, arches and
canopied walkways. The scale of the buildings will be broken up by
recessing sections of the buildings.
The east side of the commercial area will be designed to attract the
residents of the surrounding area. The buildings will be smaller (one
or two stories). Design elements such as towers, arches,
courtyards, canopied walkways, benches and landscaped pockets
shall be incorporated into the project.

(2)

Materials. The commercial center shall be built with materials
compatible with the Mediterranean-style architecture. These
materials include stucco, brick, tile, and wood trim.

(3)

Colors. The colors of the commercial center shall be compatible
with the Mediterranean style architecture. Whites, tans, and soft
pinks are acceptable colors for this project. A variety of compatible
colors to break up the facade of the buildings can be used. Accent
trim colors may also be used to establish a theme color for the
center. These accent colors shall be used on trim, signage and
courtyard furniture.

(4)

Roofs. Roofing materials shall be of fire retardant materials such as
tile, concrete shingles, etc. Roof colors shall compliment the
material used and the architectural style of the unit. Roof top
equipment such as heating units, air conditioning units, vents,
antennas, microwave dishes, etc., shall be completely screened by
architectural features designed as part of the overall facade of the
building. Special attention needs to be made for the roof of
buildings that may be viewed from U.S. Highway 101 or the
Broadway/U.S. Highway 101 interchange. No mechanical
equipment shall be seen from these vantage points.
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c.

Landscaping
(1)

Landscaping Plans. All commercial development shall be required
to submit a landscape plan for Community Development
Department staff review and approval. These plans shall include
the design provisions required by the Entrada Specific Plan and the
landscape Guidelines (Appendix D) as well as the requirements of
this Specific Plan. These landscape plans will include details on
drought-tolerant landscaping and water-efficient irrigation systems.
The plans shall be prepared by a licensed landscape architect.

(2)

Landscape Design. The landscaping shall be an integral feature
which does not overwhelm or dominate the structures or property.
The landscaping shall be compatible to the Mediterranean style
buildings. The landscaping shall be located as such to soften the
buildings and yet draw attention to them in unique and exciting
ways.

(3)

Landscaped Parking. The landscape plans shall include details on
the design of the parking lots and the location of the landscaping
throughout the parking area. These landscape islands and
walkways shall be designed to provide a safe and pleasant parking
area. Ornamental trees and shrubs shall be included in these
islands to break up the asphalt paving.

(4)

Fencing. Along the street frontages of U.S. Highway 101 and the
other two frontages decorative iron fencing shall be used wherever
possible. The decorative fences can include a combination of
masonry bases with pilasters and decorative iron inserts. The use
of chain link fences shall NOT be permitted.

(5)

Land Use Buffering. Wherever property zoned for office/
commercial or institutional purposes abuts a residential zone, there
will be erected along the property line abutting the residential zone
a solid masonry wall with a stucco or equivalent finish and material
that is a minimum of eight (8) feet in height. Eight-foot high
masonry walls shall be constructed along Seaward and Carlotti
Drives within the residentially designated areas.

Parking/Delivery.
The purpose of this section is to assure the provIsion and maintenance of
safe, adequate, well designed off-street parking facilities in conjunction
with any use or development. the intent is to reduce street congestion and
traffic hazards and to promote an attractive environment through design
and landscaping standards for parking areas. The required parking for
commercial development and uses are delineated in Section 12.24 of the
Zoning Ordinance. All commercial uses shall conform to these standards.
(1)

Parking Design. Off-street parking for commercial/office uses will
be constructed in the form of landscaped lots and parking plazas.
These plazas will be shared and maintained by the users.
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(2)

Mixed Use Parking. For mixed use facilities, the total parking space
requirement will be the sum of the number of spaces required for
the individual uses computed separately except where otherwise
provided.

(3)

Mixed Use Parking Standards. If there is a strong opportunity for a
viable shared parking program, the Planning Commission shall
approve the required number of spaces that may be reduced by the
number of shared spaces available. Indicators of a viable shared
parking program are as follows:
•

Spaces to be shared within 350 feet of the project.

•

The spaces to be shared typically experience a different peak
usage period than the project.

•

The spaces to be shared will be available on a continuous basis
as evidenced by an agreement between property owners, nonexclusive easement or other instrument as may be approved by
the City Attorney.

(4)

Advertising. Vehicles that display any form of advertising for a
commercial enterprise, including names, telephone numbers, logos
or associated art work, are prohibited from parking in street right-ofways within public view. These vehicles include, but are not limited
to, cars, trucks, vans, trailers and motorized cycles.

(5)

Loading and Delivery Areas. Areas for receiving and loading of
materials on the premises of office/commercial uses must be
located away from the public street to which the use is oriented as
well as the adjacent residential areas. To the greatest extent
possible, loading areas shall be screened from all public streets and
residential areas. This will be accomplished through careful site
planning, and the use of screen walls and landscaping.

Access
(1)

Every building or use shall have frontage upon a public street or
permanent means of access to a public street by way of a public or
private easement.

(2)

The east side of the commercial area shall only have two access
points directly across the street of two access points for the high
density residential units. These access points will be clearly marked
with appropriate signage.
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e.

Outdoor lighting.
Outdoor lighting for the illumination of landscaping, buildings, signage,
parking areas, pathways, pedestrian and building lighting playa vital role in
defining a safe and secure appearance. This lighting concept has been
devised to provide a hierarchy of lighting effects which will contribute to
the overall cohesiveness of the community image.
(1)

Glare Reduction. Exterior lighting shall be shielded or recessed so
that direct glare and reflections are contained within the boundaries
of the parcel. No lighting shall blink, flash, or be of unusually high
intensity or brightness. All lighting fixtures shall be appropriate in
scale, intensity, and height to the use they are serving.

(2)

State Lighting Standards. Fixtures and standards should conform to
state and local safety and illumination requirements.

(3)

Timers. Automatic timers on lighting should be designed to
maximize personal safety during nighttime use while saving energy.
The use of solar powered lighting fixtures will be encouraged.

(4)

Lighting Standards. Light standards shall blend architecturally with
buildings, pedestrian areas and other hardscape elements. This
section illustrates examples of lighting to be used in the planning
area.
Special Condition lighting, lighting fixtures, and standards within the
public rights-of-way play a crucial role in displaying a level of quality
of the development along streets.
(a)

Lighting should be positioned to enhance the safety of
vehicular and pedestrian flows. Lights shall be concentrated
at intersections and along roadways in accordance with the
City's "Street Lighting General Plan."

(b)

The height of roadway lighting shall be per the City's
"Standard Plans and Specifications."

Parking Area Lighting
(a)

Since landscaped islands within parking areas are separated
from buildings and will typically be hidden from view by
landscaping and trees, a lower profile lighting standard may
be used. In commercial parking areas where visibility to
buildings is crucial and landscaping may be less dense,
pedestrian area theme lighting tied to architectural styles
must be continued through parking area islands.

(b)

The maximum height of parking area lights shall be twenty
(20) feet.

(c)

Concrete may be used for light standard bases in parking
area islands to protect lighting from damage.
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Pedestrian and Entry Area Lighting
(a)

Pedestrian and entry area lighting will provide illumination in
quasi-public spaces (e.g. private common areas). For all
uses permitted where above ground illumination is desired,
an architecturally compatible lighting fixture(s) will be
required.

(b)

These standards shall not exceed twenty (20) feet in height.

Architectural Lighting
(a)

To highlight monument signs or architectural features such
as walls, entryways, or lobbies, dramatic lighting shall be
used.

(b)

Spillover lighting from entry areas is acceptable although
glare onto adjacent properties shall be avoided.

(c)

Wall "washing" effects shall be sparingly used to accentuate
architecture at key visual areas and not used as an attempt
to advertise buildings to roadways.

(d)

All architectural lighting whether carefully integrated into
building details or concealed flush with grade, shall not be
visually apparent during the daytime.

Landscape Lighting

f.

(a)

Landscape lighting can be used to highlight landscape
features such as specimen trees, and pedestrian areas. As
with architectural lighting, light sources shall be concealed
flush with grade or otherwise concealed during the daytime.

(b)

String lights with non-flashing small white bulbs, shall be
used to highlight trees within public plazas and outdoor
areas at night to create excitement and a festive ambiance.

Trash Storage
(1)

Trash Receptacle. Every parcel with a building or structure shall
have a trash receptacle on the premises. The trash receptacle shall
be of sufficient size to accommodate the trash generated.

(2)

Trash Location. Trash storage for office, commercial or industrial
uses shall be screened from public view by an enclosed screening
structure. The trash enclosure shall be located away from main
public right-of-ways. Design of trash enclosures shall be compatible
with the architectural character of the buildings they serve.

(3)

Recycling. All uses within the Rivergate/Roemer Specific Plan area
must be designed to incorporate and accommodate the City of
Santa Maria Source Reduction Program in order to recycle waste
and compost organic landscaping materials.
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g.

h.

Equipment Areas
(1)

Construction Storage. Building materials for use on the same
premises may be stored on the parcel during the time that a valid
building permit is in effect for construction.

(2)

Accessory Equipment. Equipment and mechanical devices shall not
be located in any required setback area or side yard except for
electrical or telephone equipment installed by utility companies.
Screening of equipment areas shall be accomplished with materials
and designs that are compatible with the architectural character of
the building.

Undergrounding of Utilities
(1)

i.

Utilities internal to the project shall be placed underground.

Signage
(1)

Commercial Signage shall be in accordance with Chapter 34 of the
Zoning Ordinance.

3.3.3 Streetscape Improvements
Streets and Sidewalks
(1)

Integrate surface materials into the overall design concept for
residential portions of the Rivergate/Roemer area. Coordinate their
selection with the choice of lighting, street furniture, signs and the
buildings.

(2)

Clearly identify points of conflict between vehicles and people, such
as crosswalks and alleys with striping in accordance with the City's
"Standard Plans and Specifications."

(3)

A safe, even, slip-resistant surface shall be used for all materials
used for sidewalks and other pedestrian areas per standards set
forth in the City's "Standard Plans and Specifications "

(4)

Sidewalks at all intersections shall have flared-curb, handicap
ramps with safe width and slope, per standards set forth in the
City's "Standard Plans and Specifications."

(5)

Ramps shall have textured non-slip surfaces.

(6)

Bus turnouts shall incorporate design elements as shown in Figure
3-1.

(7)

Bikeways and multi-purpose trails shall be designed and
constructed as provided in the Bikeway Plan of the Circulation
Element.

3–35

3.0 Land Development Regulations
Lighting

(1)

In the design of lighting for the Rivergate/Roemer Specific Plan,
careful consideration must be given to the community architectural
theme as well as the safety of the site users. An effort should be
made to emphasize human scale in public areas adjacent to
buildings and along walks. In all conditions, lighting should be
consistent with the City of Santa Maria lighting standards.

Landscaping
This Specific Plan requires that all detailed landscaping plans for the planning
area, open space, and roadways be prepared by a qualified licensed landscape
architect and reviewed by the City of Santa Maria Community Development
Department, and/or other appropriate decision-making agencies. The Entrada
Specific Plan standards and Landscape Guidelines for public right-of-ways shall
be applied to Carlotti Drive and Seaward Drive, and will include the following:
(1)

Require the creation of a landscape maintenance district of all
landscaping in public areas.

(2)

Require street trees on public right-of-ways, per City Standards.

(3)

Landscape all setback, parkway, and non-work areas, except as
otherwise permitted.

(4)

Landscape public right-of-ways with drought-tolerant trees, shrubs,
and ground cover. See Appendix B for a list of drought tolerant
plants.

(5)

Install permanent automatic irrigation for all landscaped areas in
accordance with Chapter 44 of the City Zoning Ordinance,
Landscape Guidelines. Use drip irrigation systems in shrub areas
where feasible.

(6)

Use a combination of berming, landscaping and masonry walls for
land use buffer edges. Masonry walls shall be of ornamental design
when visible from public streets or adjacent to properties.
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3. 4

INFRASTRUCTURE STANDARDS
Grading
All grading activities shall be in conformance with the Specific Plan Grading Plan
and City Standards. Specific requirements shall be determined by the soils
engineer at the time of development and on a project-specific basis by the City
during the review process of individual projects.
(1)

Prior to any development within the Specific Plan Area, a
Preliminary Grading Plan shall be submitted for Community
Development Department approval. The Preliminary Grading Plan
for each area shall be used as a guideline for subsequent detailed
grading plans for individual stages of development within that area
and shall include: techniques employed to prevent erosion and
sedimentation during and after the grading process; approximate
time frames for grading; identification of areas which may be
graded during higher probability rain months (December through
March), and preliminary pad and roadway elevations.

(2)

Detailed grading plans shall be prepared prior to any on-site
grading for each project or group of projects.

(3)

Potential ditches, terrace drains, or other minor swales, determined
necessary at future stages of project review, shall be lined with
natural erosion control materials or concrete.

(4)

Grading work shall be balanced on-site wherever possible.

(5)

All cut and fill slopes shall be constructed at inclinations of no
steeper than four horizontal feet to one vertical foot (4:1), unless
walled or retained.

(6)

Grading shall not be permitted prior to approval of grading permits
for the development area in question.

(7)

Grading and erosion control design shall be in accordance with City
of Santa Maria Municipal Code, Title 11, Chapter 10, Section 1110.03.

(8)

Final grading, erosion control, and drainage plans shall be reviewed
and approved by the Community Development Department and the
Public Works Department prior to final approval.

(9)

The final grading plan shall note that all graded slopes shall be
extensively planted upon completion of grading and prior to the
rainy season to stabilize slopes and minimize erosion.

(10)

Site preparation shall include the recompaction of any loose soils.

(11)

Landscape areas adjacent to structures shall be graded so that
drainage is away from structures.

(12)

Runoff from roof drains and gutter downspouts shall be collected
and conveyed to the street of catch basins.
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(13)

Fills placed on slopes steeper than 5:1 shall be properly benched
prior to placement of fill.

(14)

All drainage shall be directed away from cut/fill slopes.

(15)

Brow ditches and/or berms shall be constructed and maintained
above all cut and fill slopes, respectively.

(16)

The applicant shall post a bond with the City to ensure that dust
and erosion is controlled.

(17)

Temporary berms and coordinated sediment trapping basins shall
be constructed to avoid erosion where possible. This shall be done
on a site-specific basis as individual projects are proposed.

(18)

Drainage which cannot be directed to roadways shall be collected
in drainage swales and then conveyed toward off-site drainage
systems.

Drainage
Construct drainage facilities in accordance with the engineering design standards
of both the City of Santa Maria and the Santa Barbara County Flood Control and
Water Conservation District. This includes:
(1)

Water courses must be placed in closed conduits where the flow
requires a reinforced concrete pipe 48 inches or fewer in diameter.

(2)

Artificial water courses which provide for runoff generated within a
tract will be placed in closed conduits regardless of size.

(3)

Storm drains and drainage inlets must be sized to accommodate a
25-year storm runoff event with an overland escape designed for a
100-year storm.

(4)

The minimum size (diameter) of public storm drain is 18 inches in
diameter.

(5)

The lowest finish floor elevation must be at least two feet above the
100-year storm level.

(6)

The lot pad must be at least 1½ feet above the 100-year storm
level.

(7)

Setbacks from floodway channels must be maintained. Such
setbacks are dependent on ground topography, channel lining type,
and other factors.

(8)

Prior to any grading or construction in a regulatory floodway, a flood
study must be submitted and approved by the Flood Control
District.

(9)

Proposed projects shall provide sufficient site and public drainage
improvements to maintain one open lane of traffic on roads in each
direction during a 25-year storm event.
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(10)

Proposed projects shall provide protection to residences and
habitable structures from a 100-year runoff event in accordance
with the latest local flood control ordinances. This normally is done
by maintaining the finish floor elevations of proposed habitable
structures above the base flood elevation as published by Federal
Emergency Management Agency.

Water Regulations
(1)

All plumbing fixtures shall be of an ultra-low flow nature, including
using 1.6 gallon or less per flush toilets and low-flow shower
fixtures.

(2)

The landscaping shall be consistent with the "Landscape
Standards" contained in Chapter 44 of the Municipal Code. Low
water demand drought resistant landscaping shall be required.

(3)

An automatic landscape irrigation system incorporating time clocks
and/or moisture sensors shall be installed.

(4)

Any changes in landscape material such as the installation of
additional turf area shall be reviewed and approved by the
Community Development Department prior to the implementation of
such charges.

(5)

Storm water retardation basins shall be constructed as part of this
project; this will help recharge the groundwater basin and lessen
the negative impact to groundwater resources.

(6)

Slopes shall be graded so that runoff of surface water is minimized
or directed to on-site pervious areas for recharge into the
groundwater basin.
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4.0

IMPLEMENTATION AND ADMINISTRATION

This section outlines how the Specific Plan is implemented. It includes the
timetable for development (phasing), measures for providing for plan
recommendations and policies, and financing mechanisms for public
improvements. It beings with a description of the government procedural steps
necessary to get started.
4.1

SPECIFIC PLAN APPROVAL PROCEDURE
The City must take the following actions prior to or concurrent with the final
adoption of the Rivergate/Roemer Specific Plan.
•

General Plan Amendment. The Land Use map of the City's General Plan
must be amended to reflect the new land use designations proposed under
the Rivergate Specific Plan.

•

Zone Change. The City's Zoning Map must also reflect the zoning
designations proposed by the Land Use component of this Specific Plan.
Such an action may occur concurrently with the General Plan amendment,
and Specific Plan approval.

Once these actions are completed, the procedure for adopting the Rivergate
Specific Plan is generally the same as that for a general plan (Government Code
Sections 65350 through 65358). However, the City Council will adopt this
Specific Plan by ordinance (Section 65453).
4 .2

FINANCIAL RESPONSIBILITY
Preliminary construction costs for public infrastructure improvements associated
with development of the Rivergate/Roemer Specific Plan are outlined in Appendix
A. The cost estimate is a summary of the estimated cost of the public
infrastructure improvements required in each phase of development. However,
the costs identified in Appendix A are only estimates and should not be used as a
final budget for development of the Specific Plan. Costs identified in the estimate
are on-site improvements, regional improvements in A.B. 1600 Fee Program,
and regional /off-site improvements not in the City of Santa Maria's developer
fees. The following is a brief description of the improvements, and the financial
responsibility of each landowner/developer.
On-Site Improvements. On site improvements include water, sewer,
drainage, circulation, landscaping, private utilities, and grading. These
improvements are assumed to be site-specific and a direct benefit to a
particular development. Construction costs associated with on-site
improvements shall be the responsibility of the individual
landowner/developer.
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Regional/Off-Site Improvements. There are two types of regional/off-site
improvements identifies in the Rivergate/Roemer Specific Plan. They are
regional improvements that are included in the City of Santa Maria A.B.
1600 Fee Program and regional improvements which are not covered
under the A.B. 1600 Fee Program, but are a direct benefit to the entire
planning area.
Santa Maria A.B. 1600 Fees. The A.B. 1600 Fee Program establishes
standard growth mitigation fees for all new development to provide and
maintain
adequate
public
facilities
and
services.
All
landowners/developers of properties within the Rivergate/Roemer Specific
Plan shall pay the standard fees adopted under the City's A.B. 1600 Fee
Program, if a landowner/developer is conditioned to construct a regional
improvement identified in the Rivergate/Roemer Specific Plan (e.g. U.S.
Highway 101 /Donovan Interchange), and the project is covered under the
A. B. 1600 Fee Program, that person will be reimbursed for any cost
above the fees that his/her project is required to pay.
On-Site Regional Improvements. The Plan identifies several regional
(off-site) projects that are not covered under the A.B. 1600 Fee Program,
but are a direct benefit to all of the properties within the Specific Plan area.
Those regional/off-site improvements are listed below:
(1)

Bradley Drainage Channel Improvement (including Multi-Purpose
Trail 1 on north side of channel).

(2)

Basin grading for drainage under U.S. Highway 101.

(3)

Box culvert under U.S. Highway 101.

(4)

Extension of water and sewer lines under U.S. Highway 101.

(5)

Cost for Broadway/U.S. Highway 101 realignment above the A.B.
1600 Fee project costs.

To equitably distribute the costs associated with on-site/regional
improvements that are not covered by the City of Santa Maria developer
fees, one of the financing methods listed in Section 4.4 shall be utilized to
implement the Specific Plan.
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4.3

SPECIFIC PLAN REIMBURSEMENT AND AMENDMENT FEES
It should be noted that most of the property owners in the planning area
contributed financially to the preparation of the Rivergate/Roemer Specific Plan
and Environmental Impact Report (EIR). To be fair, costs for preparation of these
documents were equally distributed amongst all the property owners based on an
amount per acre. While most of the property owners contributed, a few chose not
to participate at this time. In those cases, the City of Santa Maria absorbed the
cost for the preparation of the Rivergate/Roemer Specific Plan. This was done in
accordance with the California Government Code (Section 65456(a), which
allows the City to absorb the cost and charge the landowner/developer a fee to
cover the costs of preparing, adopting, and administering the plan. This includes
offsetting the costs of evaluating a specific plan under the California
Environmental quality Act. The developer fee shall be determined by the City
using the formula outlines in the Specific Plan guidelines prepared by the
California Governor's Office of Planning and Research (OPR), March 1989. Fees
shall be collected at the time of development. In accordance with Section
65456(a) of the California Government Code, it is recommended that the
following property be subject to this condition.
Assessor's Parcel No.: 128-019-006, 5.14 acres
Owner of Record: Mili and Barbara Acquistapace
Section 65456(b) of the California Government Code allows the City to require an
applicant requesting a specific plan adoption, amendment, or repeal to deposit
with the planning agency (Community Development Department) an amount
equal to the costs to process such a request. The deposit shall be collected by
the City prior to the Community Development Department's work on the
requested action. As such, if there is a request for a substantial amendment to
the adopted specific plan (includes any properties within the specific plan area), a
deposit shall be collected by the City prior to beginning work on the application.
Amount of Deposit shall be determined by the City using the formula outlined in
the Specific Plan Guidelines prepared by the California Governor's Office of
Planning and Research (OPR), March 1989. This requirement shall also apply to
the following properties:
Assessor's Parcel No.: 128-002-39, 0.98 acres
Owner of Record: Dale Iliff
Assessor's Parcel No. : (none)
Specifically the U.S. Highway 101 and S.R. 135 Rights-of-Way, surplus
from reconfiguration of U.S. Highway 101 /Broadway Interchange
Owner of Record: California Department of Transportation
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4.4

IMPLEMENTATION PROGRAM
The following measures shall be carried out by the City of Santa Maria in order to
implement the goals, objectives, policies, and programs of the Rivergate/Roemer
Specific Plan.

4.4.1 Measures that Implement the Land Use Plan:
LU-M1: Land Use Controls (General Plan/Zoning). The principal
method by which a city implements land use policy is through its
general plan and zoning ordinance. The authority to designate and
zone is inherent in the police power delegated to cities by the California
Constitution. The General Plan prescribes uses and densities/
intensities of development. The zoning ordinance consists of two basic
elements: 1) a map which delineates the boundaries of districts in
which like uses at like standards are permitted, and 2) text which
explains the purpose of the zoning district, lists permitted and
conditional uses, and defines development standards. By law
(California Government Code 65860), the zoning ordinance must be
consistent with the General Plan. A specific plan must also be
consistent with the General Plan.
Responsible Party:

Zoning Administrator, Planning Commission,
City Council

Timing:

The proposed general plan and zoning
designations are incorporated into this Specific
Plan and will be adopted concurrently.

4.4.2 Measures that Implement the Circulation Plan
CIRC-M1: Adopt Circulation Plan. The City shall adopt the
recommended street and bikeway trails
designations and classifications contained in
the circulation section of the Rivergate Specific
Plan. Where standards contained within this
plan exceed the operative City standards,
those contained in this Specific Plan will apply.
Responsible Party:

Planning Commission, City Council

Timing:

The street and bikeways trails designations are
incorporated into this Specific Plan and will be
adopted concurrently.
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CIRC-M2: Financing: Exactions. The City shall require developers to
dedicate real property or, in lieu of property dedication, to pay a fee, for
the purposes of constructing circulation improvements mandated in
this Specific Plan. Pursuant to Section 66000 et seq. of the California
Government Code, these exactions may be used to obtain easements
and open space provided they do not deprive a land owner of all
economically viable use of the owner's land.
CIRC-M3: Financing: Mello-Roos Funds. The Mello-Roose Act of
1982 authorizes cities to establish districts within which a special tax
may be levied to fund public circulation improvements. The city can
pay for the improvements by means of the tax revenue or with bond
financing secured by the tax. Formation of a district and the special tax
are subject to the voter/landowner protest provisions of Section 53324
of the California Government Code.
CIRC-M4: Financing: Special Assessment District. Special
assessment districts are not independent political jurisdictions. Rather,
they are geographic areas in which local governments levy
assessments to pay for circulation improvements and maintenance of
such items as streets, sidewalks, streetlights, landscaping, and
parking. Two of the more commonly used Acts that the City could
potentially implement are: The Municipal Improvement Act of 1913
(Streets and Highways Code Section 10,000 et seq) in combination
with the Improvement Bond Act of 1915 (Streets and Highways Code
Section 8500 et seq).
CIRC-M5: Financing: General Obligation Bonds: Pursuant to
California Constitution Article XIIIA, Section 1, the City may increase
property taxes above the one percent limit set by Proposition 13 to
secure general obligation bonds" .. .for the acquisition or improvement
of streets or roadways ...”
CIRC-M6: Financing: Developer Fees: Pursuant to AB 1600, the City
of Santa Maria established a developer fee program to address the
cost to the City of new development. The A. B. 1600 Fee Program
established standard growth mitigation fees for all new development to
provide and maintain adequate public facilities and services. All new
projects are required to pay their "fair share" to address impacts upon
the City infrastructure.
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4.4.3 Measures that Implement the Community Design Plan
CD-M1: Adopt the Standards of the Community Design Plan. All
development in the Rivergate/Roemer area shall comply with the
standards set forth in this specific plan. The plan will operate as a
separate and distinct guide for the Rivergate planning area. When the
Specific Plan is silent on topics, normal City codes and standards will
apply. Where standards contained within this plan differ from operative
City standards, those contained in this Specific Plan will apply.
Responsible Party:

Zoning Administrator, Planning Commission,
City Council

Timing:

Development standards will be established
concurrently with the adoption of the
Rivergate/Roemer Specific Plan.

CD-M2: Site Plan Review: Development Permit(s) are required for all
development in the Rivergate/Roemer Specific Plan area, and will be
conducted under the same procedures as all Development Permit(s) in
the City of Santa Maria.
CD-M3: Financing: Exactions. The Mello-Roos Act of 1982
authorizes cities to establish districts within which a special tax may be
levied to fund park and bicycle path improvements. The City can pay
for the improvements by means of the tax revenue or with bond
financing secured by the tax. Formation of a district and the special tax
are subject to the voter/landowner protest provisions of Section 53324
of the California Government Code.
CD-M5: Financing: Special Assessment District. Special
assessment districts are not independent political jurisdictions. Rather,
they are geographic areas in which local governments levy
assessments to pay for public projects such as bicycle paths,
sidewalks, and landscaping. Two such assessment acts that the City
could potentially implement are the Landscaping and Lighting Act of
1972 (Streets and Highway Code Section 22500) and the Tree
Planting Act of 1931 (Streets and Highway Code Section 22000).
CD-M6: Financing: Developer Fees: Pursuant to AS 1600, the City of
Santa Maria established a developer fee program to address the cost
of new development. To provide and maintain adequate public facilities
and services for all new projects in the Specific Plan area will be
required to pay their "fair share" to address impacts upon the City
infrastructure.
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CD-M7: Financing: Developer Fees: Pursuant to AS 1600, the City of
Santa Maria established a developer fee program to address the cost
of new development. To provide and maintain public infrastructure and
services for all new projects in the Specific Plan area will be required to
pay their "fair share" to address impacts upon the City infrastructure.
4.4.4 Measures that Implement the Infrastructure Plan
INF-M1: Adopt Infrastructure Plan. The City shall adopt the
recommended water, sewer, and drainage improvement plans as set
forth within the text and upon the figures contained within the
infrastructure section of the Rivergate Specific Plan, subject to final
approval of the City Engineer at the time of its implementation.
INF-M2: Financing: Supplemental Storm Drainage Capacity. The
City of Santa Maria Municipal Code provides potential financial relief
where supplemental storm drainage capacity is required over and
above the minimum required project capacities. A detailed description
of this mechanism is found in the City of Santa Maria Municipal Code,
Title 11, Chapter 7, Sections 11-7.27 and .28. Financing for
supplemental drainage improvements within the planning area would
be in accordance with City of Santa Maria Municipal Code, Title 11,
Chapter 7, Section 11-7.29, Supplemental capacity: Financing.
INF-M3: Financing: Exactions. The City shall require developers to
dedicate real property, or in lieu of property dedication, to pay a fee, for
the purposes of constructing infrastructure improvements mandated in
this Specific Plan. Pursuant to Section 66000 et seq of the California
Government Code, these exactions may be used to obtain easements
and open space provided they do not deprive a land owner of all
economically viable use of owner's land.
INF-M4: Financing: Mello-Roos Funds. The Mello-Roos Act of 1982
authorizes cities to establish districts within which a special tax may be
levied to fund public infrastructure improvements. The City can pay for
the improvements by means of the tax revenue or with bond financing
secured by the tax. Formation of a district and the special tax are
subject to the voter/landowner protest provisions of Section 53324.
INF-M5: Financing: Special Assessment District. Special
Assessment Districts are geographic areas in which local governments
levy assessments to pay for infrastructure improvements such as
sewers, storm drains, flood control systems, and curbs and gutters.
Such a method could be employed in the Rivergate/Roemer planning
area.
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INF-M6: Financing: Sewer Revenue Bonds. Use of Sewer Revenue
Bonds (Health and Safety Code Section 4950 et seq) would authorize
the City to engage in revenue bond funding of sewer system projects.
Voter approval of project proposals is unnecessary unless 15 percent
or more of the property owners or registered voters petition for an
election.
INF-M7: Financing: Developer Fees: Pursuant to AB 1600, the City
of Santa Maria established a developer fee program to address the
cost of new development. To provide and maintain public infrastructure
and services for all new projects in the Specific Plan area will be
required to pay their "fair share" to address impacts upon the City
infrastructure.
4.5

DEVELOPMENT PHASING PROGRAM

4.5.1 Development Phasing Within Rivergate
Other than market factors, the primary constraint to developing the
Rivergate/Roemer Specific Plan area is the amount and cost of the infrastructure
improvements. The major infrastructure improvements include lining the channel,
basin and park improvements, including the new culvert under the highway, new
sewer, and water lines, new bike trails throughout the project, and the
construction of the Broadway/U.S. Highway 101 interchange. The phasing and
coordination of these necessary improvements must be assured in order to
guarantee the successful and cost-effective development of the Rivergate
planning area.
The following figures illustrate how the Rivergate/Roemer Specific Plan area has
been divided into four phases that will allow development and infrastructure
improvements to be constructed in incremental stages.
Phase 1.
This phase will be the largest of the four phases and will consist of
59.18 acres of privately owned land and 33.37 acres of publicly owned land
(includes a 10-acre elementary school site) for a total of 92.55 acres.
Land Use: The land use designation of this area will include 54 acres of
Low Density Residential at 5 units per acre for a total of 270 units and 4
acres of Medium Density Residential at 12 units per acre for a total of 48
units – 318 units total. Both of these land use designations have
comparable zoning designations. The remaining 23.37 acres consists of
the Bradley Channel improvements and the Basin/Park area which will
have a Recreational Open Space (ROS) designation.
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Circulation: The circulation of the first phase will consist of the extension
of Carlotti Drive over the Bradley Channel to terminate at the northern
boundary of phase 1. From this end of Carlotti Drive, a road will be
extended to the west to provide access to the park. Seaward Drive will
also be extended west from its terminus. A Residential Local Street will
connect Carlotti Drive and Seaward Drive. For the 318 residential units
with approximately 3300 ADT and 330 p.m. peak hour trips, these two
access roads designed to carry 10,000 ADT (per ITE standards) will
adequately service Phase 1. The improvements to the Donovan/Carlotti
/Highway 101 intersection will also be completed to serve the traffic
generated by the project. The Bradley Channel bike trail will be completed
in the Phase 1 development. The levee trail link along Seaward Drive will
also be started within this phase.
Community Design: The Low Density Residential areas will be
developed under the standards detailed in this specific plan and the Santa
Maria Municipal Code. The Medium Density Residential area will be
designed with two main concerns in mind: the noise impact from U.S.
Highway 101 and the visual impacts on these units to the travelers on U.S.
Highway 101.
Both of these issues can be resolved through the provisions within the
specific plan. The open space area will be designed and coordinated with
all appropriate agencies to assure that the improvements are both
functional as well as aesthetically pleasing to all who use them. There will
also be some landscaping improvements along the north side of Seaward
Drive in the Flood Control Easement area. Along with these on-site road
improvements, off-site road improvement fees may be required by the
City.
Infrastructure: Development of Phase 1 will require the extension of all
public service infrastructure to the area. The major improvement will be
the improvement of the drainage and flood control facilities to serve the
entire Rivergate Specific Plan Area. These improvements will include
upgrading the culvert under U.S. Highway 101. This can be completed at
the same time as the drainage improvements are being constructed. This
Phase will be responsible of upgrading several sections of the Garden
Drive sewer truck line. All other utilities are ready and available to serve
this Phase 1 development.
Phase 2
Phase 2 includes the remaining residential areas, 40 acres of
privately-owned land and 10 acres of land to be dedicated to Flood Control along
the north side of Seaward Drive.
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Land Use. The land use designation of this area will include 37 acres of
Low Density Residential at 5 units per acre for a total of 185 units and
6.49 acres of High Density Residential at 17 units per acre for a total of
102 units for a total of 287 units. The remaining 10 acres will be dedicated
to Flood Control as a 60 foot setback to the levee. This area will be
designated Open Space with minimal landscaping and a multi-purpose
trail.
Circulation: Circulation improvements include the extension of Seaward
Drive, as a Secondary Arterial, north to Phase 3. This phase also includes
the extension of three additional Residential Local Roads to intersect with
Seaward Drive. Carlotti Drive will be extended north to complete the
circulation in this area. Along with these on-site improvements, off-site
circulation improvements include the Donovan/ U.S. highway 101
southbound intersections and signalization. The levee trail link will also be
continued with this phase along the levee.
Community Design: Low Density Residential areas in this phase will be
developed under the standards detailed in this document. The High
Density Residential area will be designed to address the transition
between the commercial and residential areas, and the noise impacts from
the commercial areas and U.S. Highway 101. The landscape and bike trail
improvements along the north side of Seaward Drive will be designed and
coordinated with all appropriate agencies to assure that the improvements
are both functional as well as aesthetically pleasing to all who use them.
Infrastructure: The major infrastructure responsibility for Phase 2 will be
the completion of all of the roadways discussed above. This includes
Seaward Drive extension to the existing Broadway/U.S. Highway 101
interchange. The other identified infrastructure improvement will be the
upgrades to the sewer lines to the west of U.S. Highway 101 that will be
surcharged by this Phase of the project. See Section 2.4 Sewer for details
on this improvement. All other public services are available to serve this
Phase 2 development.
Phase 3
Phase 3 consists of 27 acres of General Commercial, 2 acres of
Freeway Service Commercial and approximately 6 acres for the reconfiguration
of the U.S. 101 /Bradley interchange for a total of 35 acres.
Land Use: Phase 3 consists of 29 acres of commercial uses. The
commercial area would accommodate a total of 266,000 square feet of
commercial uses such as retail sales, restaurants, automobile service and
fast food service. Approximately six acres will be needed to reconfigure
the Broadway/U .S. Highway 101 interchange. All of the open space areas
in this new interchange will be designated Conservation Open Space
(COS). This area will be landscaped with low maintenance landscaping.
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Circulation: The development of the commercial center will generate
enough traffic to justify the reconfiguration of the Broadway/U.S. Highway
101 interchange. Seaward Drive will be reconstructed as a primary arterial
along the commercial parcel. Several signalized intersections will be
installed at the northbound off-ramp/Broadway/Seaward intersection and
the Seaward/Carlotti intersection.
Community Design: The commercial area will be highly visible from U.S.
Highway 101 and the Broadway overcrossing. As such, commercial
development must be consistent with the Entrada Specific Plan. The
strategic location of the site makes it an important gateway to the City of
Santa Maria. All development within the commercial area will be reviewed
for consistency with this Specific Plan and the Entrada Specific Plan.
Infrastructure: All of the infrastructure to serve this area, including the
basin and park improvement and the upgraded sewer lines, are planned to
be completed by the earlier phases. Therefore, this phase will be required
to contribute its fair share for all of the off-site infrastructure improvements
(not under the A.B. 1600 Fee Program completed in Phases 1 and 2. An
equitable method of payment or reimbursement of these costs must be
agreed upon between property owners/ developers prior to development
of the Rivergate/Roemer Specific Plan.
Phase 4
Phase 4 is located north of the Broadway/Highway 101. This area
consists of approximately 12 acres most of which is owned by Caltrans.
Land Use: The land use designation for this area will be Recreation Open
Space (ROS). This land use designation will allow some public and private
recreational uses in this area.
Circulation: Circulation for this area will be provided by an access road
from the intersection of Broadway and the northbound off-ramp of U.S.
Highway 101. This road will be the only public access to this area. The
access road can be developed in the future as needed.
Community Design: The most important consideration of this area is its
appearance from the highway. This area will be part of the overall effect of
the gateway to the City of Santa Maria. Therefore, any proposed use in
this area must be aesthetically pleasing, including a substantial amount of
landscaping, and in compliance with the Entrada Specific Plan.
Infrastructure: By the time this area is proposed for development, all of
the infrastructure improvements will most likely have been extended to
serve this area. The engineering of the new Broadway/U.S. Highway 101
interchange will include signalizing the access road to this area. All other
public services will be in Seaward Drive to the east of this site. Future
development in Phase 4 (other than recreational uses), will need to have
potential impacts on the Rivergate infrastructure evaluated. This may
result in upgrades to infrastructure depending on the intensity of the uses.
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Table 4-1 presents a phasing schedule for the development of the various
components of the Rivergate Specific Plan based on the written description
above. The table also notes the estimated time frame for development of each of
the phases with their corresponding improvements. However, it must be noted
that if a particular phase of this Specific Plan should be proposed to move ahead
of some or all of the other phases, the advancing phases must assume the
responsibilities of all the identified improvements of the phases it will be moving
ahead of in the order of the specific plan. While the time frame is left purposely
vague to allow for budgetary and market constraints, the development sequence
shown in Table 4-1 should be considered. This schedule and development
sequence is subject to change as conditions demand.
4.6

MONITORING AND MAINTENANCE PROGRAM

4.6.1 Circulation System
Streets. The roadways proposed within the Rivergate Specific Plan area
will be constructed to City standards and dedicated as public roads. These
public roads and their respective rights-of-way will be maintained by the
City of Santa Maria. Any Residential Local Minor streets constructed as
private facilities would be maintained by homeowner's associations or
similar entities. Residential Local and Local Minor streets constructed as
public roads would be maintained by the City of Santa Maria. The off-site
improvements will be constructed as each Phase is developed.
Sidewalks and Bikeways. All sidewalks and multi-purpose trails will be
maintained by the City of Santa Maria. Any sidewalk, pedestrian trail, or
exclusive bikeway constructed as a private facility will be maintained by a
homeowner's association or similar entity.
Public Transportation. Public transit service to the Rivergate Specific
Plan area would be provided and maintained by the Santa Maria Area
Transit (SMA T) as long as demand for transit services exists.
4.6.2 Landscaping
As part of the approval of this Specific Plan, the City shall establish a
maintenance district for streetscape improvements in public rights-of-way. This
maintenance district will be responsible for the long-term maintenance and
management of the landscaping within the public right-of-way throughout the
specific plan area.
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4.6.3 Infrastructure
Water and Sewer Systems. Water and sewer design will follow the
procedures required for any normal subdivision improvement conducted in
the City of Santa Maria. Plans will be prepared by a registered civil
engineer, checked and approved by the Santa Maria Public Works
Department. Financing would be provided by the developer. 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.
Drainage Plan Review. Drainage plans for projects in the planning area
are to be monitored for proper design and construction by the City of
Santa Maria Public Works Department. Maintenance of the facilities after
construction will be the responsibility of a local property-owners
association, City of Santa Maria, or Santa Barbara County Flood Control
District. The County Flood Control District shall submit a field report
prepared by a civil engineer to the City of Santa Maria Public Works
Department staff once every five years indicating the general condition of
drainage improvements, degree of siltation, and recommended
maintenance required. The field report shall indicate the as-built capacity
of any on-site retardation basins, current capacity, recommendations for
maintenance and safety improvements, and a schedule for accomplishing
those tasks.
4.7

SPECIFIC PLAN AMENDMENT PROCEDURE
The Rivergate/Roemer Specific Plan may be amended to address conditions
unforeseen at the time of its approval. The procedure is similar to a general plan
amendment (Government Code Section 65350 through 65358), except that the
Specific Plan must be amended by ordinance. A brief summary of the
amendment procedure follows:
(1)

The applicant discusses the proposed amendment with the Community
Development Department prior to submittal of the application.

(2)

Applicant submits a complete General Plan amendment application to the
Community Development Department which includes a description of
proposed land uses, standards, and development phasing.

(3)

The applicant meets with the City staff to determine the project's
compliance with City standards and to discuss and resolve potential
problems. All City comments, including recommended conditions of
approval, are forwarded in the planning staff report to the Planning
Commission and the City Council, as appropriate.
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(4)

The Specific Plan amendment request is scheduled for the Planning
Commission. All noticing for Planning Commission public hearings shall be
in accordance with the City's noticing requirements. The Planning
Commission makes a recommendation to the City Council for public
hearing.
The following findings shall be made by the Planning Commission and City
Council prior to approval of an amendment to the Rivergate Specific Plan.
● The proposed Specific Plan amendment is consistent with the goals,
objectives, policies, and programs of the General Plan.
● The proposed Specific Plan amendment will not adversely affect the
public health, safety, and welfare, or result in an illogical land use
pattern.
● The proposed Specific Plan amendment will not create internal
inconsistencies within the Specific Plan and is compatible with the
purpose and intent of the adopted Rivergate Specific Plan.

4.8

RELATIONSHIP OF PLAN TO SUBSEQUENT DISCRETIONARY PROJECTS
The adoption of the Rivergate Specific Plan does not exempt subsequent
individual projects within the specific plan area from further environmental review.
Any proposed project requiring discretionary approval from the City of Santa
Maria is subject to the requirements of the California Environmental Quality Act
(CEQA) (Public Resources Code, Section 21000, et seq). The determination of
whether a project is "discretionary" or "ministerial" (i.e., exempt from CEQA) shall
be made in the same manner as with all other projects currently within the City
limits. The criteria determining whether a project is exempt from further
environmental review under CEQA can be found in Articles 17-19 of the State
CEQA Guidelines.
It is the City's' objective to utilize the certified Rivergate/Roemer EIR whenever
possible to avoid duplication of work and expense. In the event that a CEQArequired initial study prepared for a discretionary project consistent with this
Specific Plan identifies issues not already sufficiently addressed in the
Rivergate/Roemer EIR or other documentation, a Negative Declaration, Mitigated
Negative Declaration, or Environmental Impact Report must be prepared by the
City of Santa Maria (Public Resources Code, Section 15000 et seq).

4–17

4.0 Implementation and Administration
Table 4.1 Rivergate/Roemer Development Phasing Schedule
DEVELOPMENT COMPONENTS

PHASE 1 PHASE 2 PHASE 3 PHASE 4
1996

●
●
●
●
●
●
●
●
●
●
●
●

Bradley Channel Improvements
Bradley Biketrail
Basin improvements
U.S. Highway 101 Culvert
Temporary Landscaping of Park
Sewerline Extension under 101
Waterline Extension under 101
Carlotti Road Extension
Seaward Road Extension
Carlotti/Donovan/101 Improvement
Seaward/Levee Landscaping
Noise mitigation structure
Donovan/101 Improvement
Park Landscaping Improvements
Freeway Landscaping
135/Seaward/101 improvements
Broadway/101 southbound
Waterline extensions in Seaward
Sewerline extensions in Seaward

●
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1998

2000

●
●

●

●
●
●
●
●

2000

●
●

●

●
●
●
●
●

●

●
●
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Table 4.2 Rivergate/Roemer Development Costs
PHASE 1

PHASE 2

PHASE 3

TOTAL

WATER SYSTEM

$547,222

$419,406

$70,850

$1,037,478

SEWER SYSTEM

$568,165

$262,015

$136,194

$966,374

DRAINAGE SYSTEM

$268,775

$142,675

$51,025

$462,475

$455,195

$4,301,830

CIRCULATION SYSTEM

$2,327,390 $1,519,245

LANDSCAPING

$406,900

$472,420

$149,500

$1,028,820

GRADING

$195,000

$195,000

$325,000

$715,000

UTILITIES

$783,000

$735,750

N/A

$1,518,750

OFF-SITE IMPROVEMENTS

$802,000

$299,113

$5,192,019

$6,293,132

$930,227

$5,705,298

DEVELOPER FEES

$2,498,520 $2,276,551

TOTAL

$8,396,972 $6,322,155 $7,310,010
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RIVERGATE-ROEMER SPECIFC PLAN COST ESTIMATE
The following cost estimate is divided into phases consistent with the phasing schedule
in Section 4.0 of the Specific Plan. It should be understood by all who review these cost
estimates that the numbers used are estimates and should not be used as a final
budget for this project. Costs such as permit fees, bonds, and school fees are not
included in these cost estimates. To provide a comparison between existing project fees
and A.B. 1600 fees all available information regarding the funding of public
improvements is furnished in the following categories.
On-Site Improvements:
On-site improvements include water, sewer, drainage,
circulation, landscaping, private utilities, and grading. All of these improvements will be
handled by the individual landowner or developer within each phase.
Developer Fees: The table on developer fees makes a direct comparison of the existing
City of Santa Maria Fees and those proposed by the A.B. 1600 study prepared by City
Staff. The proposed developer fees should be adopted by August 1993. Many of the
A.B. 1600 fees will have a direct benefit on the project as they will pay into a fund to
cover the costs of the major improvements and the project will not have to bear the full
construction costs of the regional projects identified in the following tables.
Off-site/Regional projects: These tables detail the off-site or regional improvements that
the Rivergate/Roemer Specific Plan phases are responsible for as they each develop.
Some of these improvements will now be included in the A.B. 1600 fee program. In
most cases, the responsible phase will construct the improvement, but they will be
reimbursed for any cost over and above the fees they were required to pay into the
fund.
The improvements to the Basin and Bradley Channel are scheduled so that each phase
is responsible for cost and construction of individual improvements related to that
phase. Based on available funding to complete all these improvements, there may not
be the need to set up an assessment district/reimbursement map or Mello-Roos District.
Cost Estimate Summary: This table is a summary of the costs anticipated for each
phase of development. This summary provides an estimated cost per unit for each
phase of development as a preliminary guide for development of the Specific Plan area.
These cost estimates are preliminary, but they indicate that the buildout of the
Rivergate/Roemer Specific Plan area can be completed at a reasonable cost to the
landowner/developer.
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APPENDIX B
DROUGHT-TOLERANT PLANTS

Table B-1. Drought-Tolerant Plants
BOTANICAL NAME

COMMON NAME

TREES (Street trees denoted with asterisk)
Albizia julibrissen*
Eucalyptus ficifolia*
Eriobotrya deflexa*
Fraxinus oxycarpa ‘Raywood’
Geijera parvifolia*
Ginko biloba*
Koelreutia paniculata*
Maytenus boaria*
Olea europaea (Fruitless)*
Pinus canariensis*
Pinus thunbergii*
Pistacia chinensis*
Platanus acerifolia
Prunus cerasifera ‘Krauter Vesuvius’*
Quercus ilex*
Schinus molle
Zizyphus jujuba

Silk Tree
Eucalyptus
Bronze Loquat
Raywood Ash
Australian Willow
Maiden Hair Tree
Golden Rain Tree
Mayten Tree
Fruitless Olive
Pine
Pine
Pistache Tree
Plane Tree
Flowering Plum
Oaks
California pepper
Jujube

SHRUBS
Abelia grandiflora
Acacia species
Arctostaphylos species
Berberis darwinii
Callistemon citrinus
Ceanothus species
Cistus species
Cotoneaster parneyi
Dodonea viscosa ‘Purpurea’
Escallonia species
Feijoa sellowiana
Grevillea noellii
Hemerocallis hybridus
Heteromeles arbutifolia
Juniperus species
Leptospermum scoparium ‘Ruby Glow’
Morea iridioides
Mahonia species

Glossy Abelia
Acacia
Manzanita
Darwin's Barberry
Lemon Bottlebrush
Wild Lilac
Rockrose
Hopseed Bush
Pineapple Guava
Daylily
Toyon
Juniper
New Zealand Tea Tree
Fortnight Lily
Oregon Grape
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BOTANICAL NAME

COMMON NAME

SHRUBS (continued)
Myrica californica
Nerium oleander
Nandina domestica
Photinia fraseri
Pittosporum tobira
Plumbage auriculata
Punica granatum ‘Nana’
Raphiolepis indica
Rhamnus californica
Rhus ovata
Ribes species
Rosmarinus officinalis
Salvia species
Trichostema lanatum
Viburnum tinus
Xylosma congestum

Pacific Wax-Myrtle
Oleander
Heavenly Bamboo
Tobira
Cape Plumbago
Dwarf Pomegrante
Indian Hawthorn
Coffeeberry
Sugar Bush
Rosemary
Woolly Blue Curls
Laurustinus

GROUND COVER
Acacia redolens
Acillea species
Arctostaphylos species
Arctotheca calendula
Baccharus pilularis ‘Twin Peaks’
Cistus salvifolius
Cotoneaster ‘Dammeri’ and ‘Lowfast’
Gazania species
Hypericum calcinum
Juniperus species
Lippia repens
Lonicera japonica
Myoporum parvifolium
Myoporum ‘Pacifica’
Rosmarinus officinalis

Manzanita
Coyote Bush
Sageleaf Rockrose

Creeping St. Johnswort

Honeysuckle

Rosemary

HYDROSEED/GENERAL
Trifolium fragiferum "O'Conners"

B-2

WATER CONSERVING TURF
As listed in the "Landscape Development Guidebook", City of Santa Maria Community Development Department.
BOTANICAL NAME

COMMON NAME

Festuca K-31
Festuca "Goor"
Festuca "Fawn"
Festuca rubra
Festuca "Rebel"
Cynodon "Santa Ana"
Cynodon "Tifgreen"
Cynodon "Tifway"

Hybrid Fescue
Hybrid Fescue
Hybrid Fescue
Red Fescue
Hybrid Tall Fescue
Hybrid Bermuda
Hybrid Bermuda
Hybrid Bermuda
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