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LAND DEVELOPMENT PLAN

LAND USE PLAN

Two alternative land use plans have been developed in relation to site conditions,
General Plan goals, the Annexation EIR and City Zoning. The planned community will
be primarily residential, supporting a maximum of 1,624 dwelling units on 469 acres. It
will include commercial office uses, community park/open space, a fire station and a
school site. The defining physical structures that form the framework for the land uses
are U.S. Highway 101 and Betteravia Road. Freeway commercial uses are located
adjacent to U.S. Highway 101 and clustered around Betteravia Road. The intent is to
maximize access to motorists and buffer residential uses from these principal arterials.
Medium density residential uses are located adjacent to U.S. Highway 101 to buffer low
density uses to the west. The complete Land Use Plan and accompanying summary
table are shown in the Land Use Plan Exhibit.
Eleven land use categories comprise the Land Use Plan Exhibit. The following
descriptions state the intent and character of each category. These descriptions will also
serve as the basis for the permitted uses and building regulations.
TABLE 1
AREA A1 LAND USE*
Zone Designation

Land Use

PD/C-2
PD/C-2/Auto Sales
PD/CPO

Acreage

Community Commercial

45.00

Auto Sales

19.50

Office

7.00

PD/FS

Freeway Service

7.00

PD/OS

Open Space

25.00

PD/PF

Public Facility

6.00

PD/R-1

Single Family Residential

PD/RSL-1

Small Lot Single Family
Residential

23.00

5.00

105**

5.00

8.00

40

10.00

105

PD/R-2

Medium Density Residential

10.50

PD/M-1/Self Storage

Light Industrial/Self Storage

4.00

TOTALS

152

*Changes from GPZ-99-04 approved October 5, 1999
**GPZ-99-04 did not permit any additional units in the R-1 zone
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TABLE 2
AREA A2 LAND USE *

Zone Designation*
PD/PF

Land Use

Acreage

Community Facility

29.2

TOTALS

DU/Acre Dwellings

29.2

* As amended by adoption of the Enos Ranchos Specific Plan on March 4, 2008.

TABLE 3
AREA A3 LAND USE
Zone Designation

Land Use

Acreage

DU/Acre Dwellings

PD/PF

Public Facility/Fire Station

PD/OS

Recreation Open Space

18.00

PD/R-1/6000

Low Density Residential

62.0

5.00

310

Low-Medium Density
Residential

65.5

8.00

524

Medium Density Residential

18.7

12.00

224

PD/RSL-1/5000
PD/R-2

TOTALS

1.00

165.2

1,058*

*747 dwelling units is the maximum allowed within Area A-3. Each land use/zoning designation is limited to
the gross number of units per acre within each designation/zone up to the maximum of 747 dwelling units.

2.1.1 OVERALL DEVELOPMENT PATTERN
Open Space
This designation provides the opportunity for recreational uses, such as
neighborhood and community parks and trails. Other uses include conservation
uses, specifically retention basins used for flood hazard mitigation.
The Entrada Este Community will provide a park system that is integrated directly
with the other land uses of the project. These parks and open spaces will be
linked to other areas of the community by Multi-Purpose Trail Is (8 feet in width)
as shown on the Parks/Open Space Exhibit. Each of the project's three phases
(see Phasing Plan Exhibit) will contain park/open space areas. Phase I will
provide three park sites and an open space trail. Four and a half-acre and 5.5acre parks are located at either terminus of the open space trail. The open space
trail is a corridor that supports a bike trail. It is incorporated as part of an existing
drainage channel with a width which varies from 40 to 100 feet, and extends in a
southeast direction across the community from the school site. The MultiPurpose Trail I (8 feet in width) will link the southeast neighborhoods to the parks
and school on the west side. The third park (11 acres) is adjacent to the
proposed school site at the northwest corner of the McCoy Lane/College Drive
intersection. The adjacent school/park site presents an opportunity for shared
use. In addition, the existing windrow along the southern boundary of Phase I will
be preserved.
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Exhibit 5 – Land Use Plan
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2-4

CHAPTER 2

LAND DEVELOPMENT PLAN

AREA A-2

Exhibit 7 – Land Use and Zoning Designations
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The school park site is envisioned as an active park site with playing fields,
playground equipment and restrooms. The retention basin portion of the park
would be an open playing area rather than developed as a ball field. The
terminus parks on either end of the open space/trail are proposed for
playgrounds and/or ball fields.
Phase II will provide a 14-acre park on the south side of the windrow, and a tenacre park on the southwest corner of San Ysidro Street and College Drive. Both
these parks are envisioned as active sites with multi-purpose playing fields,
playgrounds and restrooms.
The final park acreage requirement for the Entrada Este Specific Plan is a
function of the actual number of residential units allowed at the time of adoption
and therefore subject to change.
Bikeways
In addition to the open space Multi-Purpose Trail I, College Drive shall contain a
Multi-Purpose Trail II on both sides of the street, and Class II bike lanes (within
the right-of-way) are to be provided on both sides of Bradley Road and Betteravia
Road. The location of the bike trails and lanes make it possible for project
residents to bike to all park/open space areas and reduce the need for
automobile trips. The bike lanes will be 6 to 8 feet wide paved surfaces.
Residential
Low Density Residential (R-1)
This residential type represents the majority of dwelling units in Entrada Este.
Located almost entirely in the south "residential" two-thirds of the project, these
units will be built at no more than five units per acre.
Low-Medium Residential (RSL-1)
The third most numerous residential type (8 units per acre), are positioned
adjacent to the freeway, commercial areas, and medium density housing in order
to buffer low density housing from these uses. The low-medium uses are located
almost entirely within the project’s southern half. It should be noted that a 35-foot
setback is required for those lots adjacent to the freeway right-of-way. In addition,
a sound attenuation wall located on the existing right-of-way is proposed.
Where low-medium residential areas abut Betteravia Road, a sound attenuation
wall along the property line is proposed.
Medium Density Residential (R-2)
The second most numerous residential types are primarily located next to, or
near, Betteravia Road. It is located close to commercial office areas in order to
reduce vehicular trips needed for errands and the lengths of trips to work, etc.
The medium density areas are also adjacent to the community park areas.
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Another function is to buffer low-medium residential areas from high density
residential uses. Housing types that characterize the medium density designation
are detached or attached multiplex projects not to exceed 12 units/acre.
Where medium density residential areas abut Betteravia Road, a sound
attenuation wall along the property line is proposed.
Where residential areas abut Betteravia Road, a sound attenuation wall along the
property line is proposed.
Commercial
Freeway Service (FS)
This land use designation is intended to provide for freeway oriented commercial
activities. This designation will provide for some of the retail and commercial
needs of the neighborhood as well as the community. The easy freeway access
and high visibility of this area lends itself to uses such as auto services, motels
and restaurants. They would also include retail uses outside the central core that
are developing along the major corridors through the City.
General Commercial (C-2)
The General Commercial designation is intended as an expansion area for the
existing Auto Mall adjacent to the northern property boundary. The General
Commercial area south of Betteravia Road is intended to compliment the
Freeway Service area uses and provide regional retail/service uses to the area.
Similar to the Freeway Service area, the General Commercial areas have easy
freeway access and high visibility. Businesses locating in these areas do not
focus on providing exclusive service to the traveler, yet are not suited for the
central business district. Common driveway access or direct access between the
General Commercial and Freeway Service areas may be proposed.
Office
Commercial Professional Office (CPO)
This land use is located at the southwest corner of Betteravia Road and College
Drive and is directly adjacent to an existing new office project, providing an
easterly exit for this new project. Its location provides good access from major
circulation routes, low-medium and high density housing options for office
workers, and one of the community parks is a good spot for lunch break
activities. The main function of this area is to provide medical, legal, financial or
other professional services. These services are compatible with nearby
residential and commercial retail areas.
Alternatively, the mid-block planning areas abutting Betteravia Road may be
developed for office use. This would extend the existing office land use pattern
established adjacent to the west property boundary on Betteravia Road.
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Mixed-Use
A mixed-use development may be allowed in the office or commercial zone
subject to the City's conditional use process.
More intense land use can be developed by mixed-use projects in single
structures or closely related structures. As such, these mixed-use developments
may utilize resources more efficiently and generate proportionately less waste.
Properly planned, a mixed-use project would essentially be self-contained,
providing jobs and services more efficiently, create less air pollution and less
significant transportation demands. Project design would be developed to a
relatively high degree of detail and would promote interaction between mutually
supportive land use activities.
Conventional commercial type of development is intended in areas designated
for commercial use on the Land Use Plan. However, in certain cases, the
development of mixed-use projects containing structures in close association with
residential developments shall be permitted subject to the review and approval of
a conditional use permit.
A proposed project may have residential, office/commercial and retail
components. In addition, the project must have a focal attraction or meet the
needs of a special population and must have a high degree of self-containment.
Conditions of approval will vary for each project and may include, but are not
limited to: performance standards, special studies, provision of project amenities
as well as on- and off-site improvements.
Development incentives for planning and construction of these mixed-use
projects may include, but are not limited to, special setback requirements,
decreased parking requirements, increased floor area ratios, increased height
limitations, funding and processing assistance from local, state or private
agencies.
Public Facility (PF)
This land use is provided for the necessary facilities used by the public and/or the
City of Santa Maria. The intent is to provide sites for a fire station and elementary
school. The school site is located adjacent to a park which presents opportunities
for shared use.
Light Manufacturing (M-1/Self Storage)
The Light Manufacturing designation is intended as an area to accommodate self
storage uses. It is intended to include development architecturally and
environmentally compatible with adjacent commercial and residential uses, and
shall not include features, including lighting and signs, that would result in land
use conflicts.
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2.1.2 Land Use Objectives, Policies and Programs
Objective: Avoid residential development in areas which may be threatened by severe
geologic hazards.
Policy LU 1 – Designate areas with potential geologic hazards for open space
use, as shown in the Land Use Plan (Exhibits 5 and 6).


Program
– LU 1.1 – Change the zoning in the escarpment area from the Santa
Barbara County Zoning designations AG-II-40 (Agriculture II, 40-acre
minimum lot size) to the City of Santa Maria designation OS (Open Space)
as depicted in the Zoning Map (Exhibit 7).

Objective: Promote the development of a wide variety of housing types and designs,
consistent with the City of Santa Maria.
Policy LU 2 – Provide architectural controls which define a neotraditional theme
reflecting classic architectural styles.


Program
– LU 2.1 – Apply the specific development standards contained in the
Entrada Este Specific Plan for areas zoned PD/R-1 and PD/RSL-1 within
Area A3. Use the Planned Development Permit process to review and
approve architectural design, siting, and community theme prior to final
map recordation or terms agreed to through a development agreement.

Policy LU 3 – Provide for comprehensive development of the Specific Plan Area
by permitting a flexible design approach for a community environment surpassing
the traditional lot by lot development.


Program
– LU 3.1 – Apply development standards as codified in Chapter 25 of the
Santa Maria Zoning Ordinance to portions of the lands within the
residential zoned lands of the Entrada Este Specific Plan.

2.2

CIRCULATION

The Entrada Este Circulation Plan is an extension of the existing street network.
Elements of the Circulation Plan include streets, bikeways and trails. The intent is to
design an integrated circulation system that safely and efficiently conducts pedestrian
and automobile traffic. The system must be integrated with the surrounding street
network as well as the distribution of land uses on site and the opportunities and
constraints inherent to the site.
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In addition, the design of the Entrada Este circulation system is integrated with the
infrastructure system, storm drainage system, creates buffers between land uses and
reduces conflicts between residential and commercial traffic.
The Circulation Plan Exhibit identifies the three road types included in the Specific Plan.
Improvements should be in conformance with the cross sections shown in Exhibit 8.
Recommended improvements of the Circulation Plan are shown on the Exhibit and
summarized below.
2.2.1 PROPOSED IMPROVEMENTS
Street Alignments
Principal Arterial
Betteravia Road is the only principal arterial in the project. Required
improvements will result in a divided, 124-foot right-of-way supporting six travel
lanes, a landscaped median, Class II bike lanes and two parkways. A technical
section of the principal arterial, and other project roadways, can be found in
Section 3.2, Circulation Design. The diagram identifies widths of the
right-of-ways, center median, travel lanes, sidewalk widths, bike lane, and
parkway widths or easement.
Secondary Arterial
College Drive is classified as a Secondary Arterial road for the project. Proposed
are two road sections: a 116- to 124-foot right-of-way that includes a left turn lane
at intersections and a 104- to 112-foot right-of-way that reduces the center island
in width. Both road sections include two travel lanes in each direction, and a
Multi-Purpose Trail II in a landscaped parkway.
Both Bradley Road and McCoy Lane are also classified as Secondary Arterial
roadways. Proposed are two road sections: a 108- to 114-foot right-of-way at the
intersections that include a left turn lane and a 96- to 104-foot right-of-way that
eliminates the turn lane. Both road sections include two travel lanes in each
direction and a meandering sidewalk in a landscaped parkway. Bradley Road
also contains Class II bike lanes on both sides of the street.
Collector Roads
The collector roads (Newlove Drive, Inger Drive, Shepherd Drive, Lakeside
Parkway, San Ysidro Street, and the extension of Southside Parkway) are
characterized by 56-foot right-of-ways, 10-foot public utility and tree planting
easements on both sides of the street, four travel lanes and parkways. The
Entrada Este project will benefit the community by completing College Drive
between two existing terminus points (as shown on the Circulation Exhibit 8).
Additionally, McCoy Lane will be extended from its current eastern terminus,
through the site, to connect with a newly proposed interchange at U.S. Highway
101. Additional north/south movement will be provided by the extension of
Bradley Road, south through the project, to connect with College Drive.
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Pedestrian Circulation
All roadways will be constructed with Multi-Purpose Trails or sidewalks on both
sides as shown on the street sections. The purpose is to promote non-vehicular
transportation modes as alternate commuting choices. The pedestrian paths will
serve to link residential uses with open space amenities and the school site.
Bicycle Circulation
A Multi-Purpose Trail II is located on both sides of College Drive, and Class II
bike lanes are located on both sides of Bradley Road, thereby linking all areas of
the community from north to south.
A Multi-Purpose Trail II consists of an 8-foot wide meandering sidewalk and a 6foot wide Class II bike lane. The Class II bike lane on Bradley Road will be 8 feet
wide and paved.
The open space trail will include a Class I bicycle trail. The Class I bike trail is 6feet wide. It will extend along the natural drainage channel. This section of trail
provides an important non-vehicular route that will link the project's east side
residents with the west side parks, public facilities and commercial services.
Traffic Circles
Traffic circles have been constructed at the following intersections: Southside
Parkway/College Drive, Southside Parkway/Bradley Road, and College
Drive/McCoy Lane.
2.2.2 CIRCULATION OBJECTIVES, POLICIES AND PROGRAMS
Objective: Provide a comprehensive transportation system of facilities and services to
meet the public need for the movement of people and goods that is consistent with the
social, economic and environmental goals and policies of the region.
Policy C.1 – It is the policy of the City of Santa Maria to provide a
comprehensive transportation system of facilities and services to meet the public
need for the movement of people and goods.
Objective: Provide a network and a variety of transportation systems to service the
needs of residents.
Policy C.2 – It is the policy of the City of Santa Maria to provide for safe, fast and
efficient movement of people and goods within Santa Maria and between the City
and other parts of the region by an integrated system of streets, freeways, public
transit and other transportation facilities.
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∙ Program
– The Specific Plan circulation system was developed in cooperation with
the City's Public Works Department. It was specifically designed to
accommodate all new residential development and to maintain through
traffic conditions on Betteravia Road. The full system includes principal
arterials, secondary arterials and collector roadways, sidewalks and a
non-vehicular trail system. Specific features include the completion of
College Drive and Bradley Road through the site, and a new freeway
interchange at the extension of McCoy Lane.
Objective: Provide for adequate circulation through and within the community while
protecting the residential neighborhoods.
Policy C.3.a – Maximize traffic capacity of arterial streets while maintaining
adequate parking and safe access to adjacent residential and commercial uses.
Policy C.3.b – Restrain truck and other business travel to tolerable levels on
residential streets.
∙ Program
– The Specific Plan's circulation plan is a well developed system of principal
arterials (Betteravia Road), secondary arterials (College Drive, Bradley
Road and McCoy Lane) and collector roads (Newlove Drive, Inger Drive,
Shepherd Drive, Lakeside Parkway, San Ysidro Street, and Southside
Parkway). The technical designs for each of these road types provide
adequate traffic flow through the project and sufficient protection from
through traffic for the residential neighborhoods. Multi-Purpose Trail IIs
(MPT II) shall be integrated into this program.
Objective: Assist in the provision of the necessary functional improvements for the
Betteravia off-ramp at Highway 101.
Policy C.4 – Participate in Measure D financing that targets the Betteravia offramp as their number 2 priority for transportation improvements.
∙ Program
– The Specific Plan will provide the ROW necessary to re-align the on- and
off-ramps at Betteravia Road, and grant the ROW for the realignment of
Bradley Road north and south; and share financial contributions to this
effort, as are appropriate based on direct benefits derived.
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COMMUNITY DESIGN PLAN

The Community Design Plan serves as a compendium of design concepts 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
Community Design Plan lays down a framework, providing specific standards in some
situations, conceptual statements of intent in others.
The Community Design Plan provides standards both for project-wide features, such as
theme walls and entry statements, and for specific situations, such as landscape and
streetscapes. Community Design is what provides functional and visual cohesiveness
for the community. They should be attractive, create a unique sense of place, setting it
apart from its surroundings. This section sets policies and programs, illustrates and
describes landscape and streetscape treatments adjacent to the public right-of-ways
and the principal design concepts for the various land uses on site.
Appendix A summarizes the proposed landscape and streetscape improvements and
provides an estimate of their cost. Actual design standards for the
landscape/streetscape treatments and each land use may be found in Section 3.3,
Community Design Guidelines.
2.3.1 Proposed Community Design Components
The project area is 480 acres with a transition of land uses that concentrates intense
uses along Betteravia Road and U.S. Highway 101. This focuses the commercial uses
and more dense housing toward the middle third (Phase I) of the site. The southern
third of the site (Phase II) is devoted to residential uses and a park site. The northern
third of the site was previously Area A-2 of the Entrada Este Specific Plan but is now
under the guidelines of the Enos Ranchos Specific Plan. Community Design
components propose several elements intended to provide project-wide continuity for
the land use emphasis in each Phase. This is primarily a visual emphasis but also
provides transportation, recreation and safety for the community as well. The locations
of the components are depicted in Exhibit 9 and include: Street Landscaping,
Intersections/Entry Treatments, Parks, Open Space/Trail, Elementary School and
Windrow Preservation.
Street Landscaping
The streetscape concept for the roads establish the overall landscape theme of
the planning area. The parkways of the area's principal arterials are 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 groundplane below, adding to the
verdant nature of the parkways. Exhibit 12 illustrates a plan view and crosssection view of the landscape treatment for an arterial.
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The arterial's median displays a landscape of planting materials identical to that
of the parkways, yet defines the roadway as a major circulation path by using a
more formal planting design. A linear formation of accent trees along its outer
edges dominates the landscape of the median, creating a formal edge and
overhead canopy that visually draws the traveler along the road. Accent shrubs
along the center line of the median accentuate the formal character of the
median and obscures inappropriate views of oncoming traffic. Accent
groundcover further enhances the landscape and adds color and texture to the
groundplane. A list of drought-tolerant species required for use with this
landscape treatment is found in Appendix B.
Intersections/Entry Treatments
Special entry treatments coincide with the major intersections on site. Selected
intersections will receive either a primary or secondary treatment that create
symbolic "gateways" to the project. The primary project entries are located on
Betteravia Road at the College Drive and Bradley Road intersections. Secondary
project entries (five) are located on the property boundaries on Bradley Road and
both ends of College Drive and McCoy Lane. Betteravia Road at U.S. Highway
101 creates an excellent opportunity for the City to create a gateway for the
entire City.
Entry statement landscaping is characterized by Deodar Cedars accompanied by
shrubs and groundcover. Jacarandas or other flowering trees found in the plant
palette may also be used as accents in the entry statements. To create the
symbolic "gateway" the entry statement will have two walls with project signage.
The entry will be spanned by stamped concrete pavers or similar special paving
approved by the City's Public Works Department.
The secondary entries will have the same elements as the primary entry, and use
pine trees in lieu of cedars. It will also support landscape berming and project
signage. The signage will be incorporated into the berming.
Parks/Open Space/Trails
In addition to providing recreational opportunities to residents and employees in
the project area, the parks are an integral part of the project circulation and
drainage system. With the exception of the one- and two- acre sites, each park
will contain an active recreational component. The intent is to create accessible,
active parks with ball fields, playground equipment, picnic benches, and
restrooms that serve both social and recreational functions for the community.
The parks in Area A1 and Area A3 are linked with a linear open space/trail that
will be a landscaped arroyo. The linear open space trail will include a bike and
pedestrian trail. This area serves a dual use to conduct site storm drainage to the
detention basin/park site adjacent to the senior housing project site.
The 22-acre Phase II park site and open space corridor located within Area A3
are accessible from several streets and contain the eucalyptus grove and a
eucalyptus windrow, respectively.
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Windrow and Grove Preservation
Retaining the windrow and grove in the project design assures the permanent
preservation of the trees. The windrow will be incorporated into the 14-acre park
site. It provides shade, a wind break and creates a distinct edge between the
park and residential area to the north. Incorporating the eucalyptus grove in the
10-acre site preserves the habitat area and will be a distinctive element on site.
2.3.2 Community Design Objectives, Policies and Programs
Objective: Visually establish and strengthen community character through the use of
unifying elements.
Policy CD1 – Establish unified design criteria for specified areas adjacent to the
public streets that relates to the adjacent land uses and the community.
Policy CD2 – Coordinate landscaping efforts, site planning, buildings and
adjacent land uses.
•

Programs
– CD 1.1 – Designate the streetscape and entrance areas within the Entrada
Este Specific Plan as indicated on Exhibit 9, Community Design Plan.
– CD 1.2 – Except as otherwise permitted, landscape all setback, parkway
and non-work areas. Landscaping shall be in accordance with Section
3.3, Community Design Guidelines, of this specific plan.
– CD 1.3 – Landscape all unpaved areas with trees, shrubs and ground
cover. Use of drought tolerant shrubs and trees from the plant palette
(Appendix B) is required.
– CD 1.4 – Install permanent automatic irrigation for all landscaping areas in
accordance with "Chapter 44, of Title 12 Landscape Standards," of the
Zoning Ordinance.

Objective: Reduce potential land use conflicts between adjacent land uses through the
use of buffer edges.
Policy CD2 – Attenuate noise levels from impacting sensitive land uses.
•

Programs
– CD 2.1 – Construct sound attenuation walls along the property line
between U.S. Highway 101 and the adjacent residential uses.
– CD 2.2 – Construct sound attenuation walls along the property line
between Betteravia Road and the adjacent residential uses.
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Policy CD3 – The Circulation Plan and distribution of land uses shall reduce
commercial traffic in residential areas.
•

Programs
– CD 3.1 – No direct access shall be allowed from a residential driveway
onto a secondary arterial or principal arterial roadway.
– CD 3.2 – No direct access shall be allowed between a residential planning
and a commercial planning area.
– CD 3.3 – A residential area may not be located directly between a
commercial area and the principal arterial (Betteravia Road) serving the
commercial area.

Objective: Promote neighborhood serving recreational activities and reduce automobile
trips by the integration of parks and circulation through bicycle and pedestrian linkages.
Policy CD4 – Design and construct bicycle circulation along north-south and
east-west arterial (local and principal) roadways to allow continuous bicycle
movement across the property.
•

Programs
– CD 4.1 – The Multi-Purpose Trail IIs are located on both sides of College
Drive, Bradley Road and Betteravia Road.
– CD 4.2 – The open space trail will include a Class I bicycle trail. It will
extend along the natural drainage channel.

Policy CD5 – Design and construct pedestrian circulation along north-south and
east-west arterial (local and secondary) roadways to allow continuous pedestrian
movement across the property.
•

Programs
– CD 5.1 – A linear open space area that supports a pedestrian trail is
included in Phase I. It is incorporated as part of an existing drainage
channel of varying width (40 to 100 feet) and extends in a southeast
direction across the community from the school site to the freeway
adjacent park area.
– CD 5.2 – The design of all arterials (local and principal) and collector
streets shall include sidewalks.
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Exhibit 10 – Existing Open Space Buffers
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Exhibit 11 – Major Intersection Treatment
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Exhibit 12 – Arterial Landscape Treatment
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INFRASTRUCTURE

2.4.1 PROPOSED IMPROVEMENTS
Water System
Existing Conditions
Presently, there are no existing public water facilities on site. Public water lines
skirt the project at McCoy Lane, Inger Drive, Betteravia Road, Newlove Drive and
Battles Road. These facilities are under the jurisdiction of the City of Santa Maria.
Future water service will be provided by the City of Santa Maria, in accordance
with the City's Standards and Specifications.
The Santa Maria groundwater basin is currently operating at an overdraft of
approximately 20,000 acre-feet per year (AFY) according to the Santa Barbara
County State Water Project Alternatives. It has been estimated that
approximately 25% of the overdraft is returned to the groundwater basin through
percolation and the actual net overdraft is approximately 15,000 AFY. The City
and other local water purveyors have contracted for the importation of State
water and the process has been slated to bring State water to the Santa Maria
Valley. Until this happens, there will continue to be an overdraft.
The City and Santa Barbara County (Flood Control District) have jointly provided
a major recharge facility west of Blosser in the vicinity of Stowell Road. Two other
recharge facilities are located adjacent to U.S. Highway 101 at Broadway and
Battles Road at Railroad Avenue. These facilities recharge major quantities of
stormwater runoff into the groundwater basin.
Proposed Improvements
Demand rates for the project are based on the proposed land use plan. Each
alternative generates a different water demand. The estimated average daily flow
for the Office Alternative is 1.07 MGD (million gallons per day). Using a peak flow
factor of 2.25, the average water demand for the Office Alternative is 1,677 gpm
(gallons per minute). The estimated average daily flow for the Residential
Alternative is 1.05 MGD. Using a peak flow factor of 2.25, the average water
demand for the Residential Alternative is 1,643 gpm. The difference in the water
demand for the alternative land use plan is not significant enough to effect
pipeline sizes in the water concept plan. These demand rates are consistent with
what is presently being used within the City of Santa Maria, and do not factor in
any fire flow requirements. The source for projected water use was taken from
the "Project Assessment Manual" for Santa Maria.
Project water infrastructure requirements will consist of 10-inch, 8-inch and 6inch water mains to be looped through the site in accordance with the Water
System Plan Exhibit. Six-inch water lines will be the minimum requirement in the
residential areas, and 8-inch water lines will be the minimum for the commercial
areas. Presently, the City is not experiencing any water pressure problems in this
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area. A conceptual water distribution system is depicted in Exhibit 13. This
conceptual system provides the basis for an estimate of infrastructure cost
(Appendix A). Costs for distribution mains and fire hydrants were estimated by
assuming 30 linear feet of distribution main per lot and 600 feet of main per fire
hydrant. The mixture of main diameters is assumed to be 40% 6 inch and 60% 8
inch. More detailed pipe network analysis shall be done as needed, when final
designs are submitted for approval. All cost estimates will be adjusted when the
actual location and sizes of the proposed water lines have been determined.
The project should be designed to have a minimum residual pressure of 20 psi
during fire flow use. Static pressure at all other times will be between 60 and 80
psi.
In order to mitigate the project's impact on the Santa Maria groundwater basin, a
series of water saving mitigation measures have been included as Development
Standards and are found in Section 3.4. This list may not be a complete list of
mitigations and each project must be considered individually. Specific conditions
should be established as each area of the property is presented for review and
approval. If an ordinance is passed for compensation of the State Water Project,
this project will be assessed fees based on its prorated share.
Sewer
Existing Conditions
Sewage collection service will be provided to the Entrada Este Project by the City
of Santa Maria. Presently, secondary treatment is provided at the City's
Wastewater Treatment Plant at Black Road. Presently, the capacity of the plant
is 6.5 million gallons per day (MGD). The capacity of the plant to accommodate
future development with expansion of the facility is to occur around 1995.
System capacity will be enlarged to 10 MGD. Currently no sewer collection
facilities exist on site.
The site is divided into two basins. The portion of site north of Betteravia Road is
included in the Inger Basin, and all areas south of Betteravia Road are included
in the McCoy Basin. Approximately 160 acres of the project site lie north of
Betteravia Road. Approximately 320 acres of the project site lies south of
Betteravia Road.
Proposed Improvements (Inger Basin)
The City has a policy of requiring developers to participate on a prorated basis for
improvements to the systems impacted. This specific plan area will be subject to
this policy.
In order to accommodate the flows generated by this project, the Entrada Este
Project will construct a 12-inch diameter sewer line to tie into the 12-inch trunk
line (Inger Trunk Sewer) at the present easterly terminus of Inger Drive.
(Superseded by the Enos Ranchos Specific Plan, adopted by City Council on
March 4, 2008).
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Proposed Improvements (McCoy Basin)
The City has a policy of requiring developers to participate on a pro rata basis for
improvements to the systems impacted. This specific plan area will be subject to
this policy.
In order to accommodate the flows generated by this project, the developer
would be required to construct the extension of the 12-inch trunk line (McCoy
Trunk Sewer) down McCoy Lane to the easterly terminus of the project. Eightinch diameter sewer lines would be provided for collection of sewage in the
proposed collector roads.
The first development in the Inger or McCoy Basin will be responsible for an
engineered sewer design in that basin. The design will use existing topographic
data to design the exact horizontal location, elevation and grades of the sewer
plan (see Exhibit 14). Every reasonable effort will be made to design sewer
systems without the use of lift stations. City standards will govern in the criteria
for the design.
Sewage generation for the project is based on land use. Each land use
alternative has a different sewage generation estimate. Based on the Office
Alternative, the projected flows from the site would be 679,974 gpd (gallons per
day). Based on the Residential Alternative, the projected flows from the site
would be 673,973 gpd. These differences in the estimated sewage generation for
the alternative land use plans is not significant enough to effect pipeline sizes in
the sewage concept plan. At the time of development, an analysis should be
done to determine any additional downstream improvements that may be
required. The cost estimate will be adjusted when the actual location and sizes of
the proposed sewer lines have been determined.
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 Exhibit 14 (Conceptual Sewage Plan) were used as the basis
for the cost estimates in Appendix A. It was also assumed that 25% of the sewer
main pipe diameter would be 6 inch and 75% would be 8 inch.
Storm Drainage
Grading Plan
The project site generally slopes from east to west at a grade of approximately
0.5%. The area of the site to the north of Betteravia Road is two tiered with a bluff
running through the site in an east-west direction. The height of the bluff is
approximately 20 feet. Most of the area to the south of Betteravia Road generally
slopes toward a natural drainage swale that traverses the site from a southeasterly
to northwesterly direction. Presently the swale terminates at the western property
boundary into a retention basin off site. The southwest corner of the area south of
Betteravia Road slopes to the southwest to an existing low point.
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Exhibit 14 – Conceptual Sewer Plan

This shaded area
is now under the
guidelines of the
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Specific Plan

Trunk sewer extensions
easterly of College Drive to
area boundaries are
conceptual only and actual
location may differ.
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On-site grading will be designed to minimize the amount of earth to be moved
and balance the cut and fill on site. Grading shall provide positive drainage to the
streets and proposed drainage structures.
Soils in the Santa Maria Valley are generally loose in the upper three feet. This is
particularly true in areas of agricultural activity. Deeper soils are generally quite
stable. As a result, significant settlement can occur in these upper strata with
development. This condition is not a significant hazard and is quite readily
mitigated by compaction of the upper strata of the site soils. A site specific soil
report should be prepared for each subarea of the site to address this and other
potential grading problems when tract maps are filed.
In addition to the requirements of the soils report, a list of grading mitigations is
included in the Development Regulations section of the Specific Plan. These
mitigations are intended as a check list only and specific requirements should be
determined by the soils engineer at the time of development. Grading shall be in
conformance with Chapter 70 of the Uniform Building Code.
Drainage Plan
Presently the subject site is broken into two drainage areas. Drainage Area #1 is
north of Betteravia Road. Drainage Area #2 would encompass the property lying
south of Betteravia Road. Existing slopes in both areas are generally quite gentle
allowing surface drainage to sheet flow without significant erosion.
The flow from the on-site drainage area of approximately 160 acres travels
westerly to a storm drain located at the terminus of Inger Drive and a storm drain
located approximately 600 feet north of Inger Drive.
The existing topography of the Drainage Area #2 is generally flat having a gentle,
westerly slope away from U.S. Highway 101, southerly slope away from
Betteravia Road, and a northerly slope away from McCoy Lane. Overland flows
from the project site enter an existing swale, which bisects the site approximately
midway between the McCoy Lane extension and Betteravia Road, and
terminates at the existing County Government Center detention basin. In addition
to intercepting overland flow, the existing swale receives flows from property east
of U.S. Highway 101 through four existing 24-inch storm drain culverts.
Proposed Improvements
Retardation basins will be utilized on both Drainage Area #1 and #2 to minimize
the flows in a 25 year event from the subject site. The volume of required
retardation basins within drainage Area #1 and #2 shall be specified based on the
land use proposed in accordance with City of Santa Maria and Santa Barbara
County Flood Control Standards.
To accommodate the northern portion of Drainage Area #2 (approximately 152
acres between Betteravia Road and the extension of McCoy Lane) and
impoundment of regional off-site flows, a 50 acre-foot detention basin will be
constructed per the City of Santa Maria requirement. It is proposed that the
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existing County Government Center basin (located south of Southside Parkway)
be enlarged to accommodate the additional 50 acre-feet storage. The basin is for
the detention of stormwater generated by development under the Specific Plan
and to lessen the impacts of surface water coming from east of U.S. Highway
101. In addition to enlarging the County Government Center basin, the existing
outlet structure will be redesigned to accommodate an improved release rate.
Detention basin enlargement would extend east from the existing basin to
proposed College Drive. A second basin would be constructed east of proposed
College Drive and south of proposed Southside Parkway, which would extend
east to the low-medium residential area and south to the proposed channel. This
second basin would be hydraulically connected to the main basin via the
proposed channel or by a pipe under College Drive.
Construction of a channel to convey off-site stormwater from the four existing 24inch culverts under U.S. Highway 101 (easterly project boundary) across the
base parcel is also proposed. The channel is envisioned as a natural open space
area to be used as a greenbelt, and would extend from U.S. Highway 101
westerly and terminate in the proposed main detention basin. The design of the
channel will be approved by the City of Santa Maria. In addition, proposed on-site
storm drain conveyance systems would outlet into the proposed channel or the
basin directly.
An underground storm drain system is proposed for Bradley Road and College
Drive to direct storm flows from these development areas into the main detention
basin. Flows from Bradley Road and its associated drainage areas will outlet into
the channel and eventually be detained in the basin, while flows from College
Drive and its associated drainage areas will be routed directly into the basin.
On-site facilities for both drainage areas shall be conveyed by street gutters and
underground storm drains through the retardation basins to the appropriate flood
control facilities. Exhibit 16 presents a conceptual drainage plan for proposed
land use plans. Exhibit 16A shows greater detail of the conceptual drainage
improvements for the northern half of Drainage Area #2.
A basin location has not been determined for the southerly half of Drainage Area
#2. The proposed basin for the northerly half of Drainage Area #2 is not sized for
the flow from the southerly half of Drainage Area #2. Potential locations would be
in the southwest corner and along the western boundary where a basin presently
exists.
The 100-year storm flows will be conducted by separate system. One-hundred
year flows for both areas will be conducted by a system of open channels.
Detention basins are not required on site for these 100-year storm flows. In the
case of Drainage Area #1, an open channel will be incorporated into the area
proposed as park/open space. The terminus for this channel is an off-site
detention basin located easterly of the present terminus of Inger Drive. An
easement of approximately 50 to 60 feet wide will be required for this channel.
(Superseded by the Enos Ranchos Specific Plan, adopted by City Council on
March 4, 2008)
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Exhibit 15 – Conceptual Grading Plan
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Exhibit 16 – Conceptual Storm Drainage Plan
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Exhibit 16A – Detail of Conceptual Drainage Improvements
In Central Plan Area
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In Drainage Area #2, the natural drainage swale should be improved to transport
the 100-year event across the site. The terminus for this channel is the detention
basin proposed along the western property boundary of the site designed as a
park site. An easement of variable width, ranging from 80 to 100 feet will be
required for this channel. Both channels will be designed to follow the natural
contours rather than a straight and uniform width.
All finish floor elevations for structures proposed within the subject site shall have
an elevation of at least 2 feet above the 100 year flood line in the proposed
channel, and be above the elevation at which water would drain off site.
Infrastructure costs are estimated in Appendix A, based on the conceptual drain
plan.
Utilities Plan
Electricity
Pacific Gas & Electric (PG&E) will provide electrical service to the project. PG&E
currently has a franchise agreement with the City of Santa Maria to provide
underground service to the areas adjacent to the project site. Existing 12 kv
underground lines are located in all roads adjacent to the property. Existing
overhead 12 kv lines are located down the existing eastern property line. There
are also twin aerial 115 kv lines with 12 kv underground lines located on Battles
Road between Miller Street and Bradley Road.
Proposed Improvements
Twelve kv underground lines will be located within the right-of-way of all
proposed roadways as shown on the Electric Plan. The main service lines create
a loop from College Drive to Battles Road and to Bradley Road. Auxiliary lines
located within the remaining roadways will tie into the proposed main lines. Final
line sizes, connection points and construction responsibility will be determined at
the design phase of the project.
Telephone
The Santa Maria and Orcutt substations of General Telephone currently serve the
existing dwellings on site. Main conduit is located under the major road adjacent
to the property line. There are also two (2) main service boxes located adjacent
to the property and an additional two (2) service boxes within close proximity.
Proposed Improvements
Expanded facilities will be serviced by General Telephone. The proposed facilities
will extend the existing conduit throughout the majority of the roadways
proposed. The location, type and site of conduit will depend on the density and
phasing of the project.
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Exhibit 18 – Telephone Plan

This shaded area
is now under the
guidelines of the
Enos Ranchos
Specific Plan

2-34

CHAPTER 2

LAND DEVELOPMENT PLAN
Exhibit 19 – Cable Plan
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Exhibit 20 – Gas Plan
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Cable
Comcast Cable of Santa Maria currently has a major service line located in Miller
Street. Residential service lines extend down Battles Road, Inger Drive,
Betteravia Road, McCoy Lane and San Ysidro Street.
Proposed Improvements
Cable service to the project site can be readily extended from the existing lines
currently abutting the site. An additional major service line will likely be located
within the right-of-way of Bradley Road, with smaller service lines tying into it.
Gas
The project site is in the Southern California Gas Company service area. Their
records do not indicate any existing gas lines located within the project area.
Currently there is existing infrastructure in place adjacent to the site which has
adequate capacity to serve future development.
Proposed Improvements
Service to the site will be provided via a network of 2-inch gas mains located
within the major roadways. Final specifications of the line sizes and locations will
be determined upon completion of the individual development plans.
2.4.2 Infrastructure Objectives, Policies and Programs
Objective: To design an integrated set of infrastructure concept plans to provide
adequate drainage, sewer, water and utility services commensurate with the land uses
proposed in the Entrada Este Specific Plan.
Policy INF 1 – Design a concept plan to provide water service for municipal,
commercial uses and fire protection.
•

Programs
– INF 1.1 - Provide water services in accordance with the improvements
depicted in Exhibit 13 of the 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 - Require ultra low-flow toilets in all bathrooms built in conjunction
with future development in the planning area.
– INF 1.3 - Implement water-conserving landscape design standards
established in Section 3.0, “Development Regulations” of this Specific
Plan.
– INF 1.4 - Implement infrastructural improvements in accordance with
financing and maintenance mechanisms established in Section 4.0,
"Implementation and Administration," of this Specific Plan.
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Policy INF 2 – Design a conceptual plan for an adequate sewer system to serve the
proposed municipal and commercial uses
•

Programs
– INF 2.1 - Provide sewer services in accordance with the improvements
depicted in Exhibit 14 of the 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 - 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 – Design a conceptual plan for an adequate storm drainage system to
serve the proposed municipal and commercial uses and protect downstream areas
of the City which rely on this drainage system.
•

Programs
 INF 3.1 - Provide storm drainage facilities in accordance with the
improvements depicted in Exhibits 16 and 16A of the Specific Plan subject to
modification by detailed engineering studies at the time of development. Final
improvements to be approved by the City Engineer.
– INF 3.2 - Implement infrastructural improvements in accordance with
financing and maintenance mechanisms established in Section 4.0,
"Implementation and Administration," of this Specific Plan.
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