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Chapter 2 : Land Development Pattern
Successful planning depends on the close coordination of land use, circulation, infrastructure,
and community design. This chapter establishes land use designations, zoning districts, and
backbone circulation systems of the Specific Plan.
The Land Use Diagram, presents the proposed general distribution of the uses of land within the
Mahoney Ranch South Specific Plan project area and conforms to Section 65451(a) (1) of the
State of California Government Code, and is hereby adopted and incorporated into the
Mahoney Ranch South Specific Plan. Throughout this document the terms “Land Use Diagram”
and “Land Use Plan” shall be used interchangeably.
The word “Diagram” is distinguished from “Map” in the context of a California Attorney General
Opinion (67 OPS.CAL.ATTY.GEN.75 (3/7/84)), to provide a certain limited degree of flexibility in
applying the Land Use Designations to specific parcels.
2.1 Existing Land Uses and Original Specific Plan
The 319 acre site is currently used for agricultural and grazing purposes. With the exception of
the site drainages, the majority of the site has been carved into agricultural plots for cultivation
and row crops. Upon annexation in 2004, the City’s prezoning took effect with new land uses
for residential and commercial development. The following table shows the zoning and land
uses per the original 460 acre Mahoney Ranch Specific Plan:

Table 2-1: Original Mahoney Ranch (Area 7) Land Uses
Specific Plan Designation
Lower-Density Residential (LWDR)
Low Density Residential (LDR)
Low Medium Density Residential (LMDR)
Medium Density Residential (MDR)
Neighborhood Commercial (NC)
Heavy Commercial/Manufacturing (HCM)
Agriculture Open Space (AOS-II)
Open Space (OS)
Total

Zoning
PD/R-1-9,000
PD/R-1-6,000
PD/RSL-1
PD/R-2
PD/CC
PD/CM
PD/AG
PD/OS
--

Gross Acreage
122
74
30
52
7
16
119
40
460

Percent of Total
27%
16%
7%
11%
1%
3%
26%
9%
100%

As a result of economic and biological factors, the southerly 319 acres of the original Specific
Plan is being amended to:
Table 2-2: Mahoney Ranch South (Area 7a) Land Uses
Specific Plan Designation
Low Density Residential (LDR-5)
Low Density Residential (LDR-5)
Low Medium Density Residential (LMDR-8)
Medium Density Residential (MDR-12)
High Density Residential (HDR-15)
High Density Residential (HDR-22)
Convenience Center (CC)
Community Facilities & Open Space (CF/OS)
Conservation Open Space (COS)
Right of Way
Total

Zoning
PD/R-1-7,000
PD/R-1-6,000
PD/R-1-4,500
PD/R-2
PD/R-3
PD/R-3
PD/CC
PD/PF
PD/COS
---

Gross Acreage
25.0
21.3
94.5
17.9
18.0
13.9
5.2
16.8
103.0
3.4
319

Percent of Total
8%
7%
29%
6%
6%
4%
2%
5%
32%
1%
100%
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2.2 Land Use Designations
Low-Density Residential (LDR-5). The LDR designation is intended to provide single-family
detached homes on lot sizes in the 6,000 to 7,000 square foot range. Under the Mahoney
Ranch South Specific Plan, development here must be in conformance with the provisions of
the PD/R-1-6000 zone and the PD/R-1-7000 zone as established in Sections 3.1.1 and 3.1.2 of
this document. The overall average density in these areas should not exceed five (5) units per
acre.
Low-Medium-Density Residential (LMDR-8). The LMDR designation is intended to provide
single-family detached or attached homes on minimum lot sizes of 4,500 square feet. This
could include single-family homes, cluster courtyard or duplex type development with an overall
average density not to exceed eight (8) units per acre. Development under this land use
designation must be in conformance with the provisions of the PD/R-1 zone as established in
Section 3.1.3 of this Specific Plan.
Medium-Density Residential (MDR-12). The MDR designation supports a variety of housing
types including single-family (both attached and detached) and multi-family complexes, provided
the overall average density does not exceed 12 units per acre. The intent of this designation is
to encourage land conservation while simultaneously providing opportunities for more affordable
housing in comparison to single-family homes. Development in medium-density areas must
conform to the provisions of the PD/R 2 zone as established in Section 3.1.4 of this document.
High-Density Residential (HDR-22). The High-Density Residential designation provides an
urban residential environment, allowing duplexes, townhouses and larger multi-family
complexes with overall density not to exceed 22 units per acre. Development in High-Density
areas must conform to the provisions of the PD/R-3 zone as established in Section 3.1.5 of this
document.
Convenience Center (CC). The Convenience Center designation is designed to provide areas
which offer convenience goods and services to local residents without disrupting the residential
character of the area. This use would provide retail goods and services to the Specific Plan
area, as well as the adjacent Tanglewood community. Development under this land use
designation must be in conformance with the provisions of the PD/CC zone as established in
Section 3.1.6 of this plan.
A roughly 5-acre neighborhood commercial center will provide localized retail and commercial
opportunities for the residents of the planned area. The area fronts Black Road so traffic to and
from the center will not interfere with residential traffic. Additionally, the commercial area will be
separated from the school/park area by a landscape and fence buffer that will restrict vehicular
access but allow pedestrian access so residents enjoying the park will be able to access the
commercial area.
Community Facilities (CF). This designation includes areas for schools, which will also
include joint-use park facilities. Permitted uses in this area must be in conformance with the
provisions of the PD/CF zone as established in Section 3.1.7 of this Specific Plan.
Open Space (OS). This designation includes natural open space areas for the permanent
preservation of sensitive habitats, biological resources, natural drainages, and flood hazard
areas. It also includes publicly owned parks and improved parks maintained by a homeowners
association or maintenance district. Permitted uses in this area must be in conformance with
the provisions of the PD/COS zones as established in Section 3.1.8 of this Specific Plan.
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2.3 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, recreational and educational facilities to serve
the local population and preserving open space as a means of enhancing public health and
welfare.
Policy LU 1: Accommodate the following land use types in the Mahoney Ranch South Planning
Area in accordance with the Land Use Plan presented as Figure 2-2:
Low Density Residential
Low Medium Density Residential
Medium Density Residential
Commercial Neighborhood Commercial
Community Facilities
Open Space Open Space
Residential

Programs
LU 1.1: Distribute the zone districts established in this Specific Plan as directed in Figure
2-4. Where possible, zone boundaries should follow natural or man-made boundaries
such as drainage basins, contour lines, parcel boundaries, or roads.
LU 1.2: Empower the Community Development Director to resolve uncertainties
involving the precise location of zone boundaries drawn on Figure 2-4. Such decisions
should use the criteria established in Program LU 1.1 and should also consider unusual
natural or man-made constraints unforeseen at the time of this Specific Plan’s adoption.
Policy LU 2: Minimize land use conflicts by integrating aesthetics, safety, and function into site
design.
Programs
LU 2.1: Apply development standards of the City of Santa Maria Zoning Ordinance as
they pertain to the zoning of the Mahoney Ranch South Planning Area, unless otherwise
directed in this Specific Plan.
LU 2.2: Use buffer edges between commercial and residential uses.
LU 2.3: Entire Mahoney Ranch South shall have a Planned Development (PD) overlay
(See Figure 2-4).
2.4 Circulation
The circulation system for the Mahoney Ranch South Specific Plan is intended to provide safe
and convenient access throughout the eleven (11) Parcel Areas. Figure 2-5 depicts the
conceptual circulation system within the Specific Plan area. This “backbone” circulation plan
provides the primary access to each Planning Area and will be augmented by additional local
residential streets as individual subdivisions are approved and constructed. The locations of the
streets shown on Figure 2-5 are intended to be approximate and may be adjusted as
subdivisions are approved. The exact design, location, and construction phasing will be
determined as development occurs.
Urban Planning Concepts, Inc.
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Access to the site will be provided via Black Road and Mahoney Road on the site’s western and
northern boundaries. The site will also have connections to the existing Tanglewood
neighborhood to the south. The proposed internal Loop Road will loop through the Specific
Plan area connecting Black and Mahoney Roads. Residential local streets will branch off from
The Loop Road and provide access to the residential neighborhoods.
Half-width of a City Standard Secondary Arterial roadway plus 12 feet, (as measured from the
existing centerline) of Black and Mahoney Roads will be constructed by the developer. This
roadway will accommodate two 12-foot wide through lanes, a 12-foot center turn lane, and 8foot wide bike lanes. An 8-foot wide monolithic sidewalk will be provided, as well as a 10-foot
planting and public utility easement. In order to ensure the construction of the proper partial
secondary arterial street section, it will be required that the full secondary street section be
designed. Future development in the surrounding area would trigger the full widening of the
roads as required by the City. (Figure 2-6).
The Loop Road (formerly known as Olivewood Road) will provide a 76-foot right-of-way section
that will accommodate a 44-foot paved width (Figure 2-7). This roadway will be designed as a
two-lane street with 10-foot wide bike lanes. A 6-foot wide monolithic sidewalk will be located
on both sides of the street. There will be no on-street parking, however, a 10-foot wide bike
lane will be provided. Due to biological constraints and conditions imposed by the Fish and
Wildlife Service (FWS), the Loop Road is proposed to narrow to 32’ paved width and a total of
50.5’ right of way. This is intended to minimize impacts to the Conservation Open Space areas
while still providing the necessary access throughout the Planning Area.
The Public Works Department supports the removal of Loop Road from the City’s Circulation
Element, and it will be required to be constructed to residential collector standards as shown on
City Standard Plan RD-21, except as otherwise approved. A center turn lane would also be
required at all intersections and access points along Loop Road. The Public Works Department
does not object to the narrowing of Loop Road across the ravine in order to minimize biological
impacts on the condition that a minimum paved section of 32’ for two travel lanes and 4’
shoulders is provided. In addition to the 32’ paved section, a modified standard for a multipurpose trail 1 would be required to cross the ravine. In addition to being consistent with orderly
development, a continuous Loop Road is necessary to provide secondary access to all planning
areas within the Mahoney Ranch Specific Plan area, in the event of a road closure or detour.
Furthermore, a continuous Loop Road is necessary to reduce City Fire Department and other
emergency vehicle response time.
Local Residential streets will provide direct access to the proposed residential lots. The location
of these streets will be determined as part of the review and approval of subdivisions for each
neighborhood. Residential roads will be designed as two-lane roadways with a 68-foot right-ofway and a 40-foot paved width with sidewalks on both sides (Figure 2-8). All residential
collectors and local residential streets will have a 14-foot wide public utility and tree planting
easement located at the back of the sidewalk adjacent to the right-of-way.
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2.5 Pedestrian and Bicycle Circulation
Pedestrian and bicycle circulation are important elements of the Specific Plan in order to
encourage residents to bike and walk to the school, park and shopping center (Figure 2-10). By
creating an interconnected system of multi purpose trails, bike lanes and sidewalks, residents
will be encouraged to reduce vehicular trips by walking and biking within the project. The
elementary school site, the neighborhood park and neighborhood commercial center need safe
and convenient non-vehicular access from one to the other. In addition, all residential Planning
Areas should be interconnected to the greatest extent possible. In order to provide convenient
pedestrian and bicycle access to the commercial center from the Loop Road, an 8 foot multipurpose trail will be constructed. The multi-purpose trail will be located along the northern
boundary of the park and school site adjacent to the open space area. Sidewalks will also be
added at the end of cul-de-sacs that abut the Loop Road to further enhance pedestrian
connections.
All arterial roads (Black, Mahoney, and Loop Roads) and Residential Collector roads will have
detached 8-foot wide monolithic sidewalks that will accommodate pedestrian traffic (Figures 2-6
through 2-8). The implementation of bikeways within the Planning Area would encourage
residents in the area to cycle to employment centers, schools, parks and open space areas
along preferred routes.
The identification of the location of traffic control devices (stop signs, etc.) within this document
is illustrative and for the purposes of setting out the major elements of a conceptual traffic
control system.
It is intended that traffic control on public streets will be funded and installed by individual
developments as this development occurs. Although the specifics of these controls will vary in
relation to the needs and impacts associated with each individual development, traffic controls
as a general rule, will be designed to meet the parameters and constraints of the City of Santa
Maria Standard Specifications and Design Standards. The design and timing of traffic control
installation will undergo review and approval by the City Engineer in a manner consistent with
long established practice.
2.6 Proposed Circulation Improvements
2.6.1 Bicycle Circulation
Figure 2-10 shows the system of multi-purpose trails and bikeways that help encourage walking
and bicycling as an alternative mode of transportation. Additionally, bicycling facilities can be
integrated with public transit to further enhance the effectiveness of these facilities. If bikeways
are adequately linked with existing and/or proposed transit routes, transit vehicles can be
equipped with bicycle racks.
The City of Santa Maria has established bikeway classifications, which are described as follows:
Multi-Purpose Trail (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 that follow
corridors not in proximity to existing roadways. An MPT-1 might follow a drainage channel or
traverse a park, for example. Multi-purpose trails replace the “Class I Bikeway” designation
formerly used by the City.
Class II Bikeway (Bike Lane): Class II bikeways (bike lanes) for preferential use by bicycles
Urban Planning Concepts, Inc.
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are established within the paved area of streets and highways. Bike lane stripes are used to
promote and 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 that
accommodate both bicyclists and automobile users. These facilities serve to either provide
continuity to other bikeway facilities (usually Class II bikeways), or to designate preferred routes
through high demand corridors. In either case, bicycle use is secondary to automobile use.
Class III bikeways are normally established by placing bike route signs along roadways. No
pavement marking or delineation is typically required.
2.6.2 Pedestrian Circulation
All roadways shown on Figure 2-5 will be constructed with sidewalks on both sides of the street.
In addition, the multi-purpose trails shown in this figure will function as pedestrian paths as well.
Adequate signage will be used to help minimize potential conflicts between bicyclists and
pedestrians. As with bikeways, the purpose is to promote non-vehicular transportation modes
as alternate commute choices. Similar to the bike system, the pedestrian paths would link
residential uses with the commercial area and the school/park site.
2.6.3 Public Transportation
Santa Maria Area Transit (SMAT) currently operates the public transit facilities within the City of
Santa Maria and neighboring Orcutt. As shown in Figure 2-9, there is currently one SMAT route
serving this portion of the Santa Maria area. Given the number of residential units proposed for
the Mahoney Ranch South Planning Area, it is possible that sufficient transit demand would be
generated by these new units to warrant additional transit service stops in this area. The
location and number of required stops would be determined by SMAT and the City of Santa
Maria Public Works Department. Figure 2-9 depicts the transit routes in effect as of 2007 and
are subject to change.
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FIGURE 2-9
SMAT Bus Routes
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2.7 Circulation Objectives, Policies and Programs
Objective: The Mahoney Ranch South circulation system is to provide safe and convenient
access to the developments located within the area and to encourage the use of alternative
transportation modes by residents of the area.
Policy CIRC 1: Designate and align roadways such that an orderly flow of motor vehicle traffic is
achieved with the Planning Area.
Programs
CIRC 1.1: Construct the roadways within the area as shown in Figure 2-5, and designate
those roadways as follows:
Secondary Arterial:
Residential Collector:
Residential Local:

Black Road, Mahoney Road
Loop Road
"Kirk" Avenue, "Spock" Street

CIRC 1.2: Design these roadways in accordance with the typical plans and sections shown in
Figures 2-6 through 2-8 of this document.
Policy CIRC 2: Provide pedestrian sidewalks or multi-purpose trails on both sides of all
Secondary Arterial, Residential Collector and Residential Local roadways.
Program
CIRC 2.1: Allocate adequate right-of-way as illustrated in Figures 2-6 through 2-8 for
pedestrian sidewalks and multi-purpose trails along all proposed Specific Plan roadways.
Policy CIRC 3: Provide a safe and efficient bikeway system to serve the transportation and
recreational needs of the residents of the Planning Area which links the area to the existing
citywide network of multi-purpose trails.
Program
CIRC 3.1: Construct multi-purpose trails within and adjacent to the area along the alignments
depicted in Figure 2-10. These trails would be constructed, striped, and signed according to
existing City standards.
Policy CIRC 4: Provide facilities for and encourage the use of public transit as an alternative
commute choice for Planning Area residents.
Programs
CIRC 4.1: Expand SMAT service into the Planning Area if estimated demand for such service
is sufficient.
CIRC 4.2: Construct transit-related improvements such as bus turn-outs as deemed
necessary by SMAT and the City of Santa Maria Public Works Department.
Urban Planning Concepts, Inc.
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2.8 Community Design
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. Consequently, the following section establishes policies and programs that
ensure a desirable setting for future development in the Mahoney Ranch South Planning Area.
Architecture, planting and site design should be integrated such that pedestrian and bicycle
activities are promoted. Similarly, the use of clearly defined outdoor spaces, such as patios,
verandas and covered walkways could be integrated into the Planning Area to further
encourage use of recreational and open space areas.
The intention of this section is not to prescribe strict rules and design regulations governing future
development of the Planning Area, rather, it is to give Mahoney Ranch South a set of guidelines
and vision for the site. The following exhibits and discussion are to be used as a stepping stone
for the overall character and feel of the Planning Area and not necessarily confine future
development to the exact architecture and features shown in this plan. Any prospective
subdivisions and structures will require review and approval of a Planned Development Permit by
the City, and specific design criteria will be analyzed at that time. The purpose of the exhibits and
discussion within this section is to provide the City of Santa Maria a vision for how the Specific
Plan area will develop and to provide guidance to developers, builders, architects and landscape
architects in terms of the desired quality and character of the Planning Area.
2.8.1 Site Design Objectives
• Develop compatible relationships between building placement and open spaces;
• Respect privacy, sun and light exposure of neighboring properties;
• Provide transitions between buildings by incorporating careful placement of sidewalks,
multi-use trails and well-designed landscape patterns;
• Use landscaping to define outdoor spaces, soften the impact of buildings and parking
from public view, and create visual linkages to neighboring developments; and
• Minimize surface drainage impacts on neighboring properties and provide adequate
drainage on-site.
2.8.2 Traffic and Circulation Objectives
• Provide a clear and efficient circulation pattern for automobiles, transit, pedestrian and
bicyclists; and
• Parking areas and driveway access efficient and safe, with the ability to safely
accommodate motorized and non-motorized modes of transportation.
2.8.3 Architecture
Architecture throughout the Planning Area should be of high quality design with particular
attention to detail. Homes should incorporate a variety of design features consistent with the
style and a variety of earth tone colors should be available to new homebuyers. The design
guidelines are intended to foster functional and aesthetically pleasing urban design
development within the Specific Plan area and should incorporate the following:
Residential:
A.
B.

Building materials and finishes should be of high quality such as stucco, siding,
wood, decorative block, stone, brick and other compatible accent materials.
Roofing materials should be of high quality such as clay or concrete tiles and
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C.

dimensional composition shingles.
Building and roof colors should be earth tones.

The main architectural styles to be developed throughout the Planning Area are as follows:
•
•

•
•

•

Rustic Farmhouse architecture is influenced by residential design from America’s
heartland. Appropriate elements include brick, stone, wood-like siding, shake or slate
roofs, dormer windows, shutters, wide eaves, and porches.
California Bungalow style is characterized by a horizontal, primarily single story
massing, and is commonly found with a stucco exterior accentuated with siding, wide
entry porch, bay windows, and flat tiled, low pitched gabled roofs. Oftentimes these
homes are found with a small, popped up second floor element.
Craftsman originated in Southern California, and focuses on the beauty of simplified
lines and massing, and can be identified by exposed rafter tails, wide eaves, low pitched
roofs, horizontal siding, and wide front porches supported by heavy wood columns.
Monterey architectural style is easily distinguished by its characteristically wide,
cantilevered front balcony with open wooden or iron pickets. Other aspects of this
design include rectilinear two story massing, variation in the use of stucco, brick, and
siding as main and accent materials, and the use of colonial details such as pedimented
doors and windows.
Spanish Colonial style is inspired by the heritage of early California’s Spanish settlers,
the Spanish Colonial style can be defined by rounded arches, exposed wood detailing,
clay vents, ceramic tiled roofs, tight eaves, a smooth stucco finish, and colonnaded
arcades.
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2.8.4 Street Landscaping
The streetscape concept for primary intersections establishes the overall landscape theme of
the Planning Area. Landscape guidelines are provided to insure that landscaping is a cohesive
design element throughout the Specific Plan area. The streetscape concept for primary
intersections establishes the overall landscape theme of the Planning Area. Landscaping of the
area's main roadways is 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 groundcovers
blanket the ground plane below, adding to the verdant nature of the parkways.
Landscaping and sidewalk construction will be provided by the Mahoney Ranch South Specific
Plan developers along the project frontage and within the internal street network. A monolithic
sidewalk will be constructed along the length of the remaining required road widening; however,
no landscaping will be installed by the developer. Individual property owners outside of the
Specific Plan Area may plant landscaping in accordance with the City’s standards and direction.
A.
B.
C.
D.
E.

Project entries from Black and Mahoney Roads should have formal landscape
treatments with decorative entrance monuments to provide a focal point at the
community entrances.
All major intersections should have special treatment to create a unifying theme
throughout the Specific Plan area. These should include decorative paving
materials for cross walks, and formal landscape treatments.
All multi-purpose trails should have unifying landscape treatments.
All landscape areas within the public right-of-ways should use drought-tolerant
trees, shrubs, and ground cover.
Install permanent automatic irrigation for all landscaped areas in accordance with
Chapter 44 of the Zoning Ordinance. Drip irrigation systems should be used in
shrub areas where feasible.

2.8.5 Street Lighting
Street lighting should be functional, attractive, with light cast downward to avoid night sky
pollution. Lighting along major roadways (arterials and collectors) should be of the cobra head
style, however, light fixtures in residential local streets, should be decorative and to pedestrian
scale. Stylized lighting fixtures play an integral role in creating a finished look to a neighborhood.
Light fixtures throughout the residential areas will follow the City approved standard details for
the “acorn” street lamp.
2.8.6 School and Neighborhood Parks
A nearly 17-acre site has been proposed to contain a combined elementary school and
neighborhood park. The school’s location is central to the Mahoney Ranch South area and is
accessible via Mahoney Road. The school yard will be used as a neighborhood park during
non-school hours (weekends, evenings, and holidays) and will include playground equipment,
picnic benches, and a public restroom. A dual use drainage basin will be constructed and serve
as play area (soccer fields, etc.) when not being used for drainage purposes.
The largest neighborhood park (located on the school site) should be developed with active and
passive open space areas. Amenities should include paved courts, playground equipment,
picnic benches, trash receptacles, and a public restroom. A multi-purpose trail should provide
non vehicular access to the site.
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Other drainage areas throughout the Planning Area will also be used as smaller, linear parks
when water is not present. Tot lots, small play areas, and other amenities will be provided
throughout the areas.
The City of Santa Maria requires 4.7 acres of parkland for every 1,000 people and currently
assumes 3.4 people per household. Based on these ratios, and using the maximum 1,405
units, the Mahoney Ranch South Planning Area would be required to provide up to 22.5 acres of
parkland. All required parkland will be provided in cooperation with the City of Santa Maria
Recreation and Parks Department at the time of subdivision approval.
2.8.7 Conservation Open Space Areas
While the Conservation Open Space (COS) areas will not be accessible to the public, the
presence of undisturbed land will play a significant role in the atmosphere of the neighborhoods.
Residents will not be able to walk through the COS; however, the views and feeling of openness
will make the Mahoney Ranch South area stand out from other developments in the Santa
Maria area. The characteristics and management of the COS areas will be as described in an
approved Habitat Conservation Plan (HCP). An exclusionary wall will be constructed along the
conservation areas to keep residents and neighborhood pets form entering the area.
2.8.8 Major Intersections
Primary intersections will receive special landscape and streetscape treatment to establish a
unifying theme throughout the Mahoney Ranch South Planning Area. These intersections will
feature textured and colored sidewalks similar in nature to those described for bikeway
crossings. In addition, these intersections will receive a formal landscape treatment, the design
of which will provide sufficient visibility for the safe operation of automobiles.
2.8.9

Community Design Objectives, Policies, and Programs

Objective: Establish a community character through the use of visually unifying and water
conserving landscaping and through the establishment of a continuous open space system that
reaffirms Mahoney Ranch's rural history.
Policy CD1: Designate landscaped areas that establish an aesthetically pleasing continuous
open space system that facilitates a bicycle/pedestrian circulation system.
Program:
CD 1.1: Designate the following as landscaped areas within the Mahoney Ranch South
Planning Area:
Neighborhood Park
Community Green
Mahoney Ranch South Bikeway System
Policy CD2: Coordinate landscaping efforts site planning, buildings, and adjacent land uses.
Programs:
CD 2.1: Except as otherwise permitted, landscape all setback, parkway, and non-work
areas. Landscaping shall be in accordance with Section 2.8, "Community Design
Guidelines", of this document.
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CD 2.2: Landscape all unpaved areas with trees, shrubs, and ground cover. The use of
drought-tolerant shrubs and trees is required. See Appendix B for the drought-tolerant
plant list.
CD 2.3: Install permanent automatic irrigation for all landscaped areas in accordance
with Chapter 44, of Title 12, Landscape Standards.
Policy CD3: Reduce potential noise levels generated from adjacent land uses through the use
of buffer edges.
Programs:
CD 3.1: Install landscaped buffer edges between conflicting land uses such as where
residential is adjacent to commercial or recreational uses, or to major circulation
patterns.
2.9 Infrastructure Plan
This component of the Mahoney Ranch South Specific Plan establishes the locations and sizes
of the necessary water services, sewer lines, and storm drainage improvements for the
Planning Area. Appendix B summarizes the infrastructure improvements proposed for the
Mahoney Ranch South Planning Area and provides an estimate of their construction costs. The
infrastructure facilities have not been designed and engineered as to the accurate size or
location, so all figures shown are estimates. All costs are preliminary until such time as the
detailed engineering studies are done.
The identification of the location and size of public infrastructure elements within this document
are for illustrative purposes and, while intended to aid the reader in assessing the nature and
scope of such elements, is not intended to be inviolate. Specific configurations and design shall
be determined by the Public Works and Utilities Departments.
It is intended that public infrastructure elements to serve localized needs and which address
localized impacts will be funded and constructed by individual developments as the local areas
develop. Although the specifics of these elements will vary in relation to the needs and impacts
associated with each individual development, the elements will, as a general rule (under
"standard" circumstances), be designed to meet the parameters and constraints of City of Santa
Maria Standard Specifications and Drawings and Design Standards, as determined by the City's
Department of Public Works. The design of these elements will undergo review and approval
by the City Engineer in a manner consistent with long established practice.
Public infrastructure elements intended to serve area-wide or "regionalized" needs and address
such impacts are currently under study. These elements are typically of a scope beyond the
ability or means of an individual development or developer to construct and will require
concerted effort and financing measures to realize. Examples of such elements include water
transmission lines, sewer trunk lines, sewer treatment plant expansion, and regional drainage
facilities.
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2.10 Proposed Infrastructure Improvements
2.10.1 Water System:
The estimated average demand the developed area would have on the City's water system is
466,804 gallons per day. The following table illustrates the water demand broken down by Land
Use designation:
Table 2-3: Water Demand
Zoning
Designation
PD/R-1-7000
PD/R-1-6000
PD/R-1-4,500
PD/R-2
PD/R-3
PD/R-3
PD/PF
PD/CC
PD/OS

Parcel Area
PA 3
PA 4
PA 1, 7, 10, 11
PA 2
PA 5
PA 8
PA 6
PA 9

Totals

Land Use
Designation
LDR-5
LDR-5
LMDR-8
MDR-12
HDR-22
HDR-15
CF
NC
COS
(Conservation
Open Space)
ROW (Public
Right of Way)

Acreage
25.0
21.3
94.5
17.9
13.9
18.0
16.8
5.2
103.0

Water Demand
(gpd/acre)
1697
1960
2350
2160
3960
3960
1500
1000

Total gpd
42,425
41,478
222,075
38,664
55,044
71,280
25,200
5,200

3.4
319.0

501,366 GPD
523 AFY

**assumed RSL-1 has the same demand as a R-1-4,500 due to higher density
**Interpolated demand value for R-1-7000, between R-1-8000 and R-1-6500
**Carollo R-3 demand increased by ratio of density units. Mahoney= 22, Carollo= 14
**Any Carollo reference in above table refers to 2002 Utility Plan Update, Water and Sewer Section

The City of Santa Maria has drilled a new well approximately 2,200 feet west of "A" Street and
1,500 feet south of Fairway Drive. This lines up with the proposed east-west arterial south of
McCoy Lane (Spock Street) and is approximately 2,500 feet east of the project boundary. A
14-inch main along the extension of this proposed street is recommended to provide a
secondary supply line or "loop" for the project.
A conceptual water transmission line layout is illustrated in Figure 2-11 in order to provide a
general estimate of cost. Since the locations and configurations of the residential streets are
not known at this time, distribution mains and fire hydrants were estimated by assuming
30 linear feet of distribution main per lot and 400 feet of main per fire hydrant. Distribution
mains are assumed to include the 10-inch, 12-inch and 14-inch mains shown in Figure 2-11.
The remaining lengths are assumed to be 6-inch main (40%) and 8-inch main (60%). Because
of the general overdrafting of the basin, it is required that only ultra-low flow toilets and low-flow
shower heads be used in the project. Water conserving landscape and irrigation systems
should be encouraged throughout the development. All cost estimates will be adjusted when
the actual location and sizes of the proposed water lines have been determined.
Development within the Specific Plan area shall pay its proportionate share of the water facility
improvements required to serve the annexation areas identified in the John Carollo Engineers
study for the Sphere Boundary Adjustment and Annexation.
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Figure 2-11
Conceptual
Water System
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2.10.2 Sewer System
All but the open space areas are to be serviced by the City sewer system. An average
wastewater flow of 0.45 cubic feet per second (cfs) and a peak flow of 1.03 cfs is projected for
this area.
Table 2-4: Sewer Demand Table
Zoning
Designation

Parcel
Area

PD/R-1-7000
PD/R-1-6000
PD/R-1-4500

PA 3
PA 4
PA 1, 7, 10
11
PA 2
PA 8
PA 5
PA 6
PA 9

PD/R-2
PD/R-3
PD/R-3
PD/PF
PD/CC
PD/OS

Land Use
Designation

Acreage

LDR-5
LDR-5
LMDR-8

25.0
21.3
94.5

MDR-12
HDR-15
HDR-22
CF
NC
COS
ROW

17.9
18.0
13.9
16.8
5.2
103.0
3.4
319.0

TOTALS

Sewer
Demand
(gpd/acre)
1,187
1,370
1,650
1,510
1,510
2,766
975
650

93

Total
gpd

Peaking
Factor
2.05
2.05
2.05

Peak
Flow
(gpd)
60,834
59,821
319,646

Peak
Flow
(cfs)
0.09
0.09
0.49

29,675
29,181
155,925
27,029
27,180
38,447
16,380
3,380
0
0
327,647

2.05
2.05
2.05
2.05
2.05
2.05
2.05
2.05

55,409
55,719
78,817
33,579
6,929
671,676

0.23
0.23
0.12
0.05
0.01

1.03

**Interpolated demand value for R-1-7000, between R-1-8000 and R-1-6500
**Carollo R-3 demand increased by ratio of density units. Mahoney=22, Carollo=14
**Peaking Factor from Pg. 20 of Carollo Plan.

The sewer capacity analysis by John Carollo Engineers (2002), shows the invert of the nearest
existing sewer, the Airport Trunk, which is at the extensions of "A" Street and Betteravia Road,
to be at an elevation of 193.11 feet. The surface of the proposed site varies in elevation from
approximately 140 to 190 feet, which is too low to access the existing sewer by gravity. The
Carollo report also shows that portions of the Airport Trunk will be overloaded when the City is
fully developed within its existing boundaries. For these reasons, and for cost-estimating
purposes, it is assumed that a lift station and an 8-inch force main along Black Road from the
Mahoney Road intersection to the City's treatment plant will be required to serve the project
area. However, it should be noted that prior to the conceptual approval of a force main and lift
station, additional information would have to be supplied at the time of development. The
information shall be in report form, signed and stamped by a responsible engineer, and shall
include the basin area to be served by the lift station as well as hydraulic calculations.
A conceptual sewage collection system is shown in Figure 2-12 in order to illustrate the basic
requirements and to provide a basis for estimating costs. The locations and configurations of
the proposed residential sewer mains and manholes were estimated by assuming 30 linear feet
of sewer main per lot and 400 feet of main per manhole.
It was also assumed that there will be cleanouts at the ends of each main and that this will
average one cleanout for every four manholes. The facilities shown in Figure 2-12 were
included in these estimates. It was also assumed that 25% of the sewer mains will be 6-inch
and the remaining 75% will be 8-inch. These estimates will be adjusted when the actual
location and sizes of the proposed sewer lines have been determined.
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Figure 2-12
Conceptual
Sewer System
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2.10.3 Storm Drain System
The 319-acre Planning Area is bounded on the west by Black Road, on the northwest by
Mahoney Road and on the north by Betteravia Road. The southerly boundary abuts the
Tanglewood community. The parcels drain in a westerly direction being influenced by three
major unnamed drainage courses that receive runoff from the Santa Maria Airport (Figure 2-13).
The drainage courses are cut off by Mahoney and Black Roads, forming large ponding areas
during major stormwater runoff events which are then drained by existing culverts. The culverts
are sufficiently small that the drainage courses pond in the natural condition. The Black Road
crossings may require drainage outlets to avoid historical overtopping of the roadway depending
on the City’s input for this area, however, drainage basins have been incorporated into the
design on the plateau to retard developed flows to their pre-development rate.
Proposed and existing drainage improvements for the Planning Area are shown in Figure 2-13,
Storm Drainage Plan. Proposed improvements include construction of 16,460 lineal feet of
storm drain pipe ranging in size from 18-inch to 42-inch diameter, and two soft bottom culverts
with appurtenant inlet and outlet structures.
Design of proposed drainage improvements are based on Santa Barbara County Flood Control
and Water Conservation District standard design procedures. A 25-year storm frequency was
used to size the storm drains and retardation basins should be sized according to City and
County standards. It is the intent of the Santa Barbara County Flood Control District and the
City of Santa Maria to make use of regional retardation facilities wherever possible.
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Figure 2-13
Conceptual Storm
Drain System
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2.11 Infrastructural Objectives, Policies, and Programs
Objective: To achieve a framework for the development of appropriate infrastructure to
accommodate the land uses proposed in the Mahoney Ranch South Planning Area.
Policy INF 1: Achieve a framework for development of water services for both domestic
and fire protection uses.
Programs:
INF 1.1: Provide water and wastewater services in accordance with the improvements
depicted in Appendix A and Figures 2-11 and 2-12 of this Specific Plan, subject to
modification by detailed engineering studies at the time of development. Final
improvements to be approved by the City Engineer.
INF 1.2: Construct all water facilities in accordance with the engineering design
standards of the City of Santa Maria.
INF 1.3: Require ultra low-flow toilets in all bathrooms built in conjunction with future
development in the Planning Area.
INF 1.4: Implement water-conserving landscape design standards established in
Section 3.3 of this Specific Plan.
INF 1.5: Implement infrastructural improvements in accordance with financing and
maintenance mechanisms established in Section 4.0, "Implementation and
Administration", of this Specific Plan.
Policy INF 2: Achieve a framework for development of an efficient and sanitary sewer
system.
Programs:
INF 2.1: Provide sewer services in accordance with the improvement depicted in
Appendix A and Figure 2-12 of this Specific Plan, subject to modification by detailed
engineering studies at the time of development. Final improvements to be approved by
the City Engineer.
INF 2.2: Construct all sewer service facilities in accordance with the engineering design
standards of the City of Santa Maria.
INF 2.3: Implement infrastructural improvements in accordance with financing and
maintenance mechanisms established in Section 4.0, "Implementation and
Administration", of this Specific Plan.
Policy INF 3: Achieve the development of an efficient storm drainage system sensitive
to the needs of both the Mahoney Ranch South Planning Area and adjacent portions of
the City which rely on this drainage system.

Programs:
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INF 3.1: Provide storm drainage services in accordance with the improvement depicted
in Figure 2-13 of this Specific Plan, subject to modification by detailed engineering
studies at the time of development. Final improvements drawings shall be approved by
the City Engineer.
INF 3.2: Implement drainage improvements in accordance with financing and
maintenance mechanisms described in Section 4.0, "Implementation and
Administration," of this Specific Plan.
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